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1.0   Introduction 

Waste Management (NZ) Ltd. seeks land use consent to establish and operate a resource recovery park 
at 30 Benmore Crescent, Manor Park. The resource recovery park will provide significant assets to 
minimise and manage waste within the Wellington Region. The park will include material recovery, 
second-hand goods retail, a repair café, construction and demolition waste management, and a general 
waste transfer station.  

1.1 Purpose of Report 

This report provides details of the proposal and an assessment of environmental effects, in accordance 
with s88, the Fourth Schedule of the Resource Management Act 1991 (RMA), and City of Lower Hutt 
District Plan. Information about the applicant and property that this report relates to is set out below. 
Appendix 1 sets out the information requirements stated in Schedule 4 and in the City of Lower Hutt 
District Plan with a link to where that information is provided within this report. 
 

1.2 Applicant and Property Details 

Applicant: Waste Management (NZ) Ltd 
Summary of 
Proposal: 

Construction and operation of a resource recovery park, including the sale of second-hand 
goods, repair café, material recovery, construction and demolition waste sorting and general 
waste transfer.  

Address for 
Service and 
Contact for 
Queries: 
 

Potentialis Limited 
Mailing Address: 172 Sandwich Road, St. Andrews, Hamilton 3200 
Physical Address: Level 3, Suite 7, 50 Seddon Road, Hamilton 3204 
 
Contact: Angela Goodwin 
angela@potentialis.co.nz 
(021) 844 374 

Name and 
Address for 
Fees: 

Waste Management (NZ) Ltd 
Contact: Sarah Whiteman – Wellington Regional Manager 
Swhiteman@wastemanagement.co.nz 
027 296 1067 

Site Address: 30 Benmore Crescent, Manor Park, Hutt City 5019 
Legal 
Description: 

Section 1, 6 Survey Office Plan 493901 
 

Owners and 
Occupiers of 
Site: 

Te Runanga O Toa Rangatira Incorporated 
 
Notes: 
The site is vacant. 
The record of title and registered instruments are attached in Appendix 2. 

Site Area: 13.5192ha 

Hutt City 
District Plan 
Zone, 
Overlays, 
Designations 

Zone: General Rural  
Overlays:  
• Wellington Faultline Study Zone 
• Secondary River Corridor 
• State Highway Corridor Buffer 
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and 
Controls: 

• Rail Corridor Buffer 
Statutory Acknowledgements: No statutory acknowledgements are shown in relevant 
documents. Schedule 2 Nga Taonga Nui a Kiwa of the Proposed Natural Resource Plan for the 
Wellington Region; however, includes Te Awa Kairangi. The Hutt River is of significance to Mana 
Whenua. The site is separated from the Hutt River only by an esplanade reserve. 

Proposed 
Plan 

Proposed Plan Change 56 Enabling intensification in residential and commercial areas: 
The site is outside of the area of the district subject to the Plan Change 56. 

Existing 
Land Use 
Consents: 

Consent RM220258 was granted on 21st December 2022 for bulk earthworks, vegetation 
clearance and upgrade of culverts at 30 Benmore Crescent Manor Park.  

Summary of 
Reasons for 
Consent  

Definition of Activity: 
The City of Lower Hutt District Plan states transfer stations are a discretionary activity. ‘Transfer 
station’ is not defined. Resource recovery parks are the modern equivalent of a transfer station 
as they minimise waste, rather than only managing it. As the District Plan does not provide a 
definition of transfer station, the common meaning applies. The full range of activities proposed 
do not fall within the common meaning of transfer station and it is unlikely they would have 
been envisaged when the District Plan was drafted. For this reason, we have elected to take a 
conservative approach and separately define each activity proposed as part of the resource 
recovery park.  
 
RESTRICTED DISCRETIONARY ACTIVITIES 

 8B2.2(c) cafes and restaurants – a repair café forms part of the resource recovery park, 
 14A.5.1(c) Any activity that exceeds the high trip generator thresholds specified in 

Appendix 2 Transport. 
 
DISCRETIONARY ACTIVITIES 

 8B.2.3(a) Development exceeds the maximum height standard (8B2.1.1(c)) and maximum 
site coverage standard (8B2.1.1(e)), 

 8B.2.3(e) Transfer stations. 
 
NON-COMPLYING ACTIVITIES 

 8B.2.4(a) any other retailing activity – a second hand goods store forms part of the 
proposed resource recovery park. 

 8B.2.4(c) any industrial activity – resource recovery (recycling) is part of the proposed 
resource recovery park as does a mechanical workshop (for the use of Waste 
Management vehicles only) 

 
Note: 

 An assessment of the proposal against all relevant parts of the district plan is contained in 
Appendix 3. 

 Definitions are stated in Chapter 3 of the City of Hutt District Plan. 
Overall 
Activity 
Status: 

Non-Complying  

Other 
Consents 
Required: 

Consents are required under the Proposed Natural Resource Plan for the Wellington Region – 
Appeals Version. A separate application will be made for these consents. 
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A land use consent is required for access and servicing. This application has been lodged with 
Hutt City Council on the 20 January 2023 on behalf of Rosco Ice Cream Ltd. Further details are 
provided in the background section of this report. 

Table 1: Applicant and property details for 30 Benmore Crescent, Manor Park, Hutt City. 

1.3 Contents of Report 

Sections 2, 3 and 4 of this report provide further details of the location of the site, surrounding 
environment, background, and proposal. This provides context to assess the environmental effects of 
the proposal that is set out in Section 5. Section 6 provides an assessment of affected persons. Section 
7 provides a statutory assessment and Section 8 concludes the report. 

2.0   Site and Surrounding Environment 

2.1 Site Location 

The site, which is accessed off Benmore Crescent in Manor Park, sits at the base of a valley between 
Hutt River, the rail corridor, and State Highway 2.  
 
The figures below show the location and zoning of the wider site. Photos of the site and surrounding 
environment are included in the landscape and visual assessment report, prepared by Boffa Miskell 
(Appendix 4). 
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Figure 1: Hutt City Council District Plan Map for the site. Source: Hutt City Council 
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Figure 2: Site and wider environment. Source: Greater Wellington Regional Council Maps 
 
 

2.2 Site Size, Zoning and Record of Title 

The total size of the site is 135,192m2 and Waste Management propose to use 57,800m2 of this area. 
The part of the site Waste Management propose to use is shown as Area 1 in Figure 3 below. 
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Figure 3: Part of the site Waste Management propose to use (Area 1) 

 
 
The site is currently vacant and zoned General Rural. It is not connected to any other rural zoned land 
and the site itself has been modified over time. It does not have a rural character, as State Highway 2 
serves as an effective demarcation of urban and rural character. The site is generally flat and will be 
contoured as a result of the bulk earthworks proposed for the site.   
 
There are no outstanding natural features, landscapes, or special amenity landscapes on the site. The 
Hutt River and hills to the west of State Highway 2; however, are identified as special amenity 
landscapes in the Greater Wellington Regional Policy Statement. 
 
The legal description of the site is Sec 1, 6 Survey Office Plan 493901. An encumbrance and fencing 
covenant are registered on the record of title. Neither of these instruments constrain Waste 
Management’s proposal and are attached in Appendix 2. 

2.3 Wellington Faultline ‘No Build Zone’ 

A portion of the site is within the Wellington Faultline Study Zone, shown on Hutt City District Plan 
maps. A site specific Faultline Assessment has been undertaken and is attached in Appendix 5 and the 
likely Faultline location is shown in Figure 4, below. The assessment has determined a ‘no build’ zone 
20m either side of the assessed position of the Faultline. This no build area is shown on the proposed 
development plans and all proposed buildings are clear of the no build area. 
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Figure 4: Likely location of the Wellington Faultline. Source: Tonkin and Taylor 2021 

2.4 Transport Buffer Areas 

The District Plan maps show that the site is within the State Highway and Rail Corridor Buffer areas. 
These overlays signify that these significant pieces of infrastructure can generate adverse amenity 
effects to sensitive land uses. As the activity proposed is complementary to the effects generated by 
both the Rail Line and State Highway, and not is sensitive to the effects of either, neither the State 
Highway or Rail Corridor Buffer areas have impact on the proposal; nor do either of these pose any 
restrictions.  

2.5 Vegetation and Natural Character 

The site is currently vegetated with primarily exotic vegetation with a scattering of natives. Most 
vegetation will be removed as authorized by the granted consent for bulk earthworks (RM220258); 
however, a 20m riparian buffer around Dry Creek will remain. As set out in the landscape and visual 
assessment, this maintains an element of natural character of the site. In addition, Consent RM220258 
requires pest control.  

2.6 Archaeological Considerations 

The site is recognized to have a medium to high likelihood of uncovering an archaeological site, as 
identified on the Greater Wellington Regional Council (GWRC) GIS as outlined in Figure 4 below. There 
is a registered archaeological item on the site but away from the area of the site Waste management 
propose to use for the resource recovery park. Regarding the archaeological item Tonkin and Taylor in 
the AEE for the bulk earthworks application state:    
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“This assessment notes that there are no identified pre-1900 archaeological features within the development site 
apart from the former historical rail route. Filling is proposed along this area. As such, the assessment concludes 
that the works can be caried out safely under the provisions of an Accidental Discovery Protocol (ADP). Based on 
this conclusion and considering that the rail line has previously been removed and there is no visible evidence of 
the archaeological feature remaining, the adverse effects on historical features [are] less than minor.”1 
 

 
Figure 5: Archaeological Discovery Chance Map. Source: Greater Wellington Regional Council GIS 
 

As bulk earthworks will have been undertaken on the site by the time Waste Management establish, 
the chance of finding archaeological items during construction of the resource recovery park is low 

2.7 Land Contamination 

Whilst the site did contain elevated levels of some contaminants, this has been assessed as part of the 
consent for bulk earthworks. It is therefore not a relevant consideration for the proposed establishment 
of the resource recovery park.  

2.8 Flood Hazards 

The site is within the secondary river corridor for the Hutt River. A flood assessment report has been 
prepared and concludes that after the earthworks to be undertaken under Consent RM220258 the site 
will be outside of the 1 in 440-year flood plain associated with the secondary river corridor. The site is 
subject to flooding from Dry Creek, as shown in the Figure 6 below. All proposed buildings and egress; 
however, are outside of any area that is susceptible to flooding. The flood assessment report is attached 

 
1 Resource consent application and assessment of effects on the environment, June 2022, Ref: 1015081.v1, Pg 37 
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in Appendix 6 for reference, noting effects of undertaking bulk earthworks were assessed as part of the 
bulk earthworks consent.  
 

 
Figure 6: Flood Plain Map post bulk earthworks under Consent RM220258 Source: River Edge Consulting, 1 November 2022 

2.9 Highly Productive Land  

The National Policy Statement for Highly Productive Land (NPSHPL) requires Regional Councils to map 
Highly Productive Land within their regions. Prior to these maps being prepared, any land that is 
classified as Land Use Classification (LUC) 1 to 3 and within a Rural Production Zone is considered highly 
productive land.  
 
In this case, the site is not considered to contain highly productive land, as it does not contain LUC 1 to 
3 land. This is discussed in greater detail in Section 8.4.1 of this report. 

2.10 Mana Whenua 

The site is part of ancestral lands of Mana Whenua and forms part of the Ngati Toa Rangatira Claims 
Settlement Act 2014. Identification of the applicant land parcel within the Deed of Settlement is 
outlined in Figure 7 below: 
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Figure 7: Deed of Settlement Showing Applicant Site being returned to Te Runanga o Toa Rangatira2 
 
No sites of significance or waahi tapu are shown on relevant documents or publicly available 
information. No sites have been identified to date through consultation with Taranaki Whānui or Te 
Rūnanga o Toa Rangatira. The Hutt River is listed in Appendix B of the Proposed Natural Resource Plan 
for the Wellington Region as an area of significance for Mana Whenua. It is understood from Hutt City 
Planning officers that land adjacent to the river has the same status as land subject to a statutory 
acknowledgement for the purpose of assessments under ss 95 and 104 of the RMA 1991. 

2.11 Wider Environment 

The site is positioned on the western bank of the Hutt River, near the territorial boundary between Hutt 
City and Upper Hutt City. To the west of the applicant site is State Highway 2, Belmont Regional Park, 
Allied Concrete. and Belmont Quarry. Access to these areas is over the State Highway 2 Interchange. 
Belmont Regional Park forms the western skyline to the west of site and topographically rises to 180m 
above sea level (asl) over 1km from site. To the east of the site is the suburb of Stokes Valley which 
forms the eastern side of the Hutt River Valley. The topography then steeply rises from approximately 
17m asl at the site to 200m asl near Silversteam Landfill over 2km from site. Manor Park, Haywards 
Substation and Judgeford via State Highway 58 are to the north of the site, with the greater area of 
Hutt City to the south.  
 

2.12 Receiving Environment 

The receiving environment is comprised of existing activities that were lawfully established, permitted 
activities and those activities for which resource consent has been granted, and that consent is 
reasonably likely to be implemented. This is the environment that effects must be assessed against.  

 
2 Deed of Settlements: Attachments 2012, p.159. 
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Consent has been granted for bulk earthworks and vegetation removal. This consent is attached in 
Appendix 7 with approved plans. These works and the levels proposed under the consent form part of 
the receiving environment. There are no other known consents or consents in the wider environment 
that are unimplemented that we are aware of.  
 

3.0   Background 

3.1 Site Suitability 

There are very few alternatives available to accommodate a fit-for-purpose waste management facility. 
Waste Management has been looking for a suitable site for over 15 years and none have been suitable. 
Within the existing urban area, sites are not large enough or are too close to sensitive receivers. Rural 
sites are constrained as they often contain wetlands or other environmental features or are not flat. To 
work efficiently, a location close to the market where waste is generated is required. 
 
There is no way to avoid the activity. The waste management facility proposed is to implement all stages 
of the waste management hierarchy, as set out above. The only alternative to waste management 
facilities is transfer direct to landfill or other end facility. This does not encourage re-use or reduction 
of waste going to landfill. It is also not efficient and results in trucks travelling larger/longer distances. 
 

3.2 Demand for Waste Management 

The facility is designed to serve the greater Wellington Region. There is predicted demand for an 
additional 103,770 households in the greater Wellington Region by 2051 with current capacity for 
78,318 dwellings.3 With an increase in households and businesses in the region, municipal waste and 
construction and demolition waste will increase. The proposed facility will help meet part of this 
demand.  
 
The facility will incorporate measures that contribute to waste minimization. This is key to sustainable 
management of resources in the region and achieving waste minimization goals and obligations under 
the Waste Minimization Act 2008 (WMA)4 

The Waste Minimization and Management Plan for the Wellington Region seeks to reduce the total 
quantity of waste sent to Class 1 landfills from 600kg to 400kg per person per annum by 2026. The plan, 
that is prepared to give effect to the WMA, considers the waste hierarchy, ensures waste does not 
become a nuisance, and partially fulfils statutory obligations of Councils in the Region to manage 
waste.5 

 
3 Wellington Regional Housing and Business Development Capacity Assessment – Housing Update May 2022, Page 6 
4 
https://legislation.govt.nz/act/public/2008/0089/latest/DLM999802.html?search=ts_act%40bill%40regulation%40deemedreg_wa
ste+minimisation+_resel_25_a&p=1 As accessed on 20 January 2023. 
5 Wellington Region Waste Management and Minimisation Plan 2017 - 2023 
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The waste management facility proposed helps achieve waste minimization and management of waste 
by including, in one place, a range of facilities that implement the waste management hierarchy. This 
is in addition to meeting demand for increased waste that will result from the growth of households 
and businesses in the Wellington Region. 
 

3.3 Urban Growth Strategy 

 
The proposal will contribute to giving effect to the Urban Growth Strategy. The Urban Growth Strategy 
2012 – 2022 published by Hutt City Council in 2014 sets out challenges with providing further business 
land in Hutt City as follows: 

The city’s commercial and industrial land supply is largely fixed by the extent of the existing development along 
with our typography and territorial authority boundaries, with only a few opportunities for expanding either.	 

The strategy identifies the wider parcel of land subject to this proposal and states: 

The land in Manor Park is currently owned by the New Zealand Transport Agency and is zoned rural, 
limiting its uses to farming purposes. Much of the land is uncompacted fill and is subject to two hazards 
– the fault line and flooding from the Hutt River.  

Consequently, it is not suitable for any intensive uses such as general business or residential. However, 
Council is interested in exploring the possibility of using this land for limited, light industrial purposes 
that are less at risk from these hazards, such as truck depots. Given the site is at the centre of the region 
and is at the junction of State Highway 2 and State Highway 58, the site could lend itself very well to 
such uses, especially once the Transmission Gully Motorway is built. 6 

Transmission Gully is now complete and operational. The proposal efficiently uses land identified by 
the growth strategy in Manor Park for business purposes. Waste management facilities require large 
parcels of land to operate and provide services that minimize waste, including material recovery, and 
the facilitation of recycling and re-use. The proposal has addressed the constraints identified in the 
Growth Strategy and risk in relation to natural hazards is minimized by the mitigation measures 
proposed. 
 
In addition to utilizing the site in a way that is consistent with the Growth Management Strategy, 
locating the proposal on the subject site avoids the need to occupy a large amount of Business Zoned 
land that could be better used to meet a number of activities that do not require a large land area. In 
this way, the proposal indirectly contributes to the supply of business land. This is a benefit of the 
proposal, considering that business land in Hutt City is identified as a constrained resource in the 
Growth Strategy. 

 
6 Hutt City Council. 2014: Urban Growth Strategy 2012 – 2032 (p.37) 
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3.4 Meetings with Hutt City Council 

A pre-application was held with Hutt City Council on 10 November 2021. The outcomes of the meeting 
were:  

 Regional Consent may be required for industrial and trade activity discharges and discharges to 
air,  

 That flood mitigation would be required, and suitable mitigation provided to support the 
proposed activity, and  

 Expert input into water management, civil engineering, flood, geotechnical, contaminated land, 
traffic, and full development plans would be required to support the activity at resource consent 
submission. 

 
A pre-application meeting was held with Hutt City Council on 28 July 2022. The outcomes of the meeting 
relevant to this application were:  

 The upgrading of the roading that supports this development was supportable. 
 Highlighting noise as an issue that will require specialist analysis and mitigation if required. 
 The need to outline traffic generation caused by the activity, and 
 If any signs were proposed as part of the development and how the stormwater is to be managed 

onsite. 
A further meeting was held in the latter part of December 2022 to provide an update on the progress 
of the application, summarise the draft application and outline the intended approach to consent being 
lodged concurrently with the land use consent application for access and servicing.  

 
Waste Management Managers has also met with the Hutt City Council, to inform them of the proposal. 
 

3.5 Consent RM2220258 for Bulk Earthworks and Vegetation Removal 

Consent Consent RM220258 was granted on 21 December 2022 to remove vegetation and undertake 
bulk earthworks on the wider site, maintaining a riparian corridor adjacent to Dry Creek. These works 
are to commence as soon as possible, once pre commencement conditions have been met.  
 
The works subject to this consent will not be given affect to until the bulk earthworks are largely 
complete, as the proposed site development is reliant on the site levels created through the bulk 
earthworks. Copies of consents to fill the site from both Hutt City and Greater Wellington Regional 
Council are attached in Appendix 7, with approved plans that show final levels. 

3.6 Concurrent Land Use Application 

A consent application has been lodged with Hutt City Council for servicing and roads within the lot, 
including transport network upgrades. This covers the wider site and the part of the subject to this 
proposal. As Waste Management is dependent on these works; however, it is requested that the two 
applications be processed concurrently. The AEE report for the concurrent land use application is 
attached in Appendix 11, noting that it does not form part of this application and is attached for 
reference only.  
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4.0   Proposal  

A Resource Recovery Park is proposed on the southwestern part of the site. The resource recovery park 
will include the following activities that are shown in Figure 7: 

 Secondhand goods store: A retail store selling secondhand goods, unwanted by the person that 
dropped them off. This allows for re-use and upcycling. The secondhand goods area has a large 
functional area for the public to drop off goods that will be under cover. 

 Repair cafe to allow damaged goods to be repaired and sold in the secondhand goods store or 
kept by the owner. The café will also serve as a café to visitors and personnel working at the Park. 

 Material recovery facility. Recycling is sorted and may be put into bales for further processing off 
site. 

 Transfer station: This is where waste from municipal collections and private households is stored 
and compacted for transfer to landfill.  

 
To support these facilities, the following is proposed: 

 Weighbridge. 
 Comprehensive water management and treatment. 
 Associated parking, EV charging, and maneuvering. 
 Offices that support the operation of the facility. 
 A workshop for mechanical repairs and servicing of trucks and waste management vehicles and 

equipment. 
 Bin storage and bin wash facility. 
 Truck wash facility. 
 Associated landscaping and planting. 
 Sign at the entry stating the name of the park and directional signs within the park. 
 Gates and security fencing; and 
 Landscaping and planting. 
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Figure 8: Proposed Site Plan. Source: Harris Architects Limited 
 

A key part of the proposal is that all high-risk or industrial and trade activities will be undertaken indoors 
to reduce environmental risk. All contaminants from these activities will be removed off-site for 
treatment.  
 
The following sections of the report set out details of the proposal.  

4.1 Development Stages 

The proposed development will be constructed in two stages. The first stage covers the construction of 
the overall resource recovery park and Stage 2 covers additional add-on requirements to aid in the 
operation of the facility. The site features included in each stage are outlined in the following 
subsections. 

4.1.1 Stage 1  

Stage 1 consists of the establishment of the following activities:  
 Weighbridge. 
 Transfer station. 
 Construction and demolition building. 
 Public drop-off area associated with second-hand goods store. 
 Bin storage area. 
 Office and administration block with staff amenities. 
 Car parking. 
 Truck parking. 
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 Pavements and roads. 
 EV charging. 
 Truck wash bay. 
 Bin wash bay. 
 Service connections. 
 Water treatment. 
 Planting. 
 Dangerous goods store. 
 Fencing. 
 Material recovery facility. 
 Workshop, and 
 Signage. 

4.1.2 Stage 2 

 Waste compactors. 
 Further EV charging, and 
 Any additional requirements to comply with conditions of consent or enhance site operation. 

4.2 Hours of Operation 

Mobile machinery on the site will operate Monday to Sunday 0700 – 1700 and these will only operate 
within the proposed buildings. The resource recovery park will be open to the public Monday to Sunday, 
0600 – 1800. There will be some truck movements during the night and between 0600 – 0700 to aid 
the efficient operation of the Park. 

4.3 Site Layout and Characteristics 

Full plans of the proposed development are attached in Appendix 8. The layout has been designed to 
facilitate the practical operation of the site and circulation of heavy vehicles. The layout also seeks to 
segment those areas of the site open to the public from those areas that members of public will not be 
permitted to enter. Clear directional signs and arrows will be installed on-site. The site layout also 
responds to constraints, specifically the location of the Faultline and associated no build area and 
location of Dry Creek. 
 
Due to the activity proposed involving waste transport, high numbers of pedestrians and cyclists are 
not anticipated. Pedestrian and cycling facilities are incorporated into the development's design.  
 
Tables 2 and 3, below, sets out key characteristics of the development. 

Proposed Activity Stud Height 
Retail and Café Building 3m High Stud 
RTS Operations Workshop 12m High Stud 
C&D Operations Warehouse 
MRF Operations Warehouse  10m High Stud 
Office Building 8m High Stud 
Workshops 

Table 2: Proposed Activity v HCC Maximum Height Standard. 
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It is noted that the yard setbacks exceed 12m and are unlikely to trigger consent for recession plane 
requirements. 
 

Proposed Activity Site Coverage 
Retail and Café Building 950m2 
RTS Operations Warehouse 3,750m2 
C&D Operations Warehouse 1,575m2 
MRF Operations Warehouse  2,250m2 
Office Building 800m2 
Workshops 550m2 
Total Coverage 9,875m2 

Table 3: Proposed Activity v HCC Site Coverage Standard 

4.4 Electric Vehicle Chargers 

Electrification of both the light and heavy vehicle fleet is a key goal for Waste Management and several 
electric vehicles form part of the fleet. To facilitate the operation of these vehicles, the resource 
recovery park will include several electric vehicle chargers. These will be within the truck and light 
vehicle parking areas. 

4.5 Water Management 

Note: Water management is set out in detail in the water management report, attached in Appendix 9.  
 
To conserve water, water re-use is proposed for truck washing and will be implemented for any other 
activities where practical. All re-used water will be treated and recirculated. Water that is retained in 
tanks from the roofs of buildings will be used for non-potable purposes within all buildings, including 
dust/odour suppression, wash down of the transfer station floor, and bin wash. Should the tanks 
contain insufficient water, they will be topped up from the reticulated network. The reticulated network 
will be used for potable water. Both tank and reticulated water will be used for fire safety purposes. 
 
Contaminants from the bin and truck wash, and from the floor of process buildings (including the waste 
transfer building) will be collected by an underground storage tank. The contaminants will then be 
removed and treated off-site. If this is not possible during detailed design, process wastewater will be 
discharged to wastewater, controlled by a trade waste consent. The proposed workshop will be a dry 
workshop, with no discharge of contaminants. The storage and removal of industrial and trade waste 
avoids environmental risk and the possibility of entrainment in the stormwater network.  
 
All proposed tanks are underground and will have an overflow to the stormwater management system, 
that discharges to Dry Creek. Stormwater from the car park and impervious areas of the site will be 
treated prior to discharge using a proprietary stormwater treatment device. 

4.6 Landscaping 

On-site mitigation to minimize visual amenity and character effects includes on-site planting, ensuring 
a recessive building colour, and dispersing buildings on the site. In turn, a continuous building mass is 
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avoided. A landscape plan and visual assessment included in Appendix 4 and these also show fencing. 
The exterior of the buildings will be karaka green or a colour with a similar reflectivity value. 
 
Offsite mitigation is also proposed and is the contouring and planting of land owned by Greater 
Wellington Regional Council adjacent to the site, that is part of the Hutt River Trail. The location of the 
proposed off-site planting is shown in Figure 9 below. Access for Greater Wellington Regional Council 
to maintain the Hutt River, particularly after flood events, is provided through the site and planning 
area.  
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Figure 9: Planting Plan. Source: Boffa Miskell  

4.7 Odour and Pest Management 

A contractor will be engaged to implement pest management on site. Pest management on the wider 
site, including riparian margins, will be undertaken under the conditions of the fill consent. Odour is 
minimized by the transfer station being located within a building. Water can be used to suppress odour 
and an odour cannon will be used if required. 

4.8 Site Access and Infrastructure 

The road to access the resource recovery park and upgrade to Benmore Crescent have been designed 
as part of the land use consent for services and roads to be processed concurrently with this consent 
(refer to section 3.4 of this report). Plans for the road are attached in Appendix 10 and access to the 
site is discussed in the traffic assessment report also attached in Appendix 10. The road terminates in 
a cul-de-sac to allow traffic that does not want to enter the resource recovery park to safely turn 
around. This avoids traffic utilizing the resource recovery park to turn around and ensures safe 
maneuvering when the resource recovery park gates are closed. 
 
In addition to the new access road, an upgrade to Benmore Crescent is also proposed. This is required 
to safely facilitate the number of vehicle movements that will be generated. Details of upgrades are 
included in the traffic assessment report, along with rationale for the upgrades.  
 
Wastewater infrastructure will be extended to the site, as will water supply. Details for this 
infrastructure, which are included within the concurrent land use consent, are discussed in the Water 
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Management Report in Appendix 9. The proposed stormwater management will be private and will 
operate as set out in the Water Management Report.  

4.9 Signs 

There will be a sign at the entry of the site to state the name of the facility, hours of operation, and any 
health and safety matters persons entering the site should be aware of. Within the site, there will be 
directional and health and safety signage. The design of signs may be approved as a condition of 
consent and all signs will comply with permitted activity criteria (set out in Appendix 3). No signs will be 
placed on the façade of any building where they will be visible from the Hutt River Trail or Mary Huse 
Grove. 
 

4.10 Land Disturbance 

Minor land disturbance is required for some leveling and building foundations. This work will be 
undertaken with erosion and sediment controls in place until the site is stabilized.  An accidental 
discovery protocol will also be in place for the duration of the works.  

4.11 Management Plans 

The site will operate in accordance with several management plans that may be consolidated into one 
environmental management plan, including the following: 

 Hazards Management Plan 
 Traffic Management Plan 
 Noise Management Plan 
 Water Management Plan 
 Spill Response and Emergency Management Plan 
 Health and Safety Plan 
 Sustainability Plan (including complaints management). 

4.12 Hazardous Substances 

Some hazardous substances will be stored and used on-site. The quantity and types of substances are 
not finalized. Should consent be required for a hazardous facility, this will be sought separately once 
quantities are confirmed.  

5.0   Consent Requirements 

Note: Our assessment of consent requirements is based on the plans and information provided to us. In the event 
of inconsistency between the plans and information provided below, the plans take precedence, including in 
infringements identified, noting Council can amend or add reasons for consent and infringements should consent 
be granted.  
 
We have taken care to identify all reasons for consent. However, our assessment relates to the proposal in its 
entirety (as shown on the plans and appended information) and is therefore considered wide enough to cover any 
additional reasons for consent that Council may identify.  
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5.1 City of Lower Hutt District Plan 1995 

RESTRICTED DISCRETIONARY ACTIVITIES 
 8B2.2(c) Cafes and restaurants: A repair café forms part of the resource recovery park. 
 14A.5.1(c) Any activity that exceeds the high trip generator thresholds specified in Appendix 

Transport 2. 
 14H2.1(a) All structures and budlings on any site where the whole site or a portion of the site 

falls within the Wellington Fault Special Study Area. 
 14I 2.2(a) Earthworks that do not comply with permitted activity conditions (over 50m3 of 

earthworks are necessary). 
 

DISCRETIONARY ACTIVITIES 
 8B.2.3(a) Buildings that do not comply with the permitted standards (8B.2.1.1(c) Maximum 

Height and 8B.2.1.1(e) Site Coverage) 
 8B.2.3(e) Transfer stations. 

 
NON-COMPLYING ACTIVITIES 

 8B.2.4(a) Any other retailing activity: second-hand goods store forms part of the proposed 
resource recovery park. 

 8B.2.4(c) Any industrial activity: Resource recovery (recycling) is part of the proposed resource 
recovery park as does a mechanical workshop (for the use of Waste Management vehicles only). 

 
A full assessment of compliance with plan provisions is contained in Appendix 1. 

6.0   Assessment of Environmental Effects 

6.1 Receiving Environment 

The receiving environment is as set out in Section 2.12 of this report and as described in section 2. As 
set out in that section, the bulk earthworks consent (Appendix 7) is unimplemented, but is likely to be 
implemented, as it is a pre cursor to development. The bulk earthworks consent forms part of the 
receiving environment.  
 

6.2 Permitted Baseline 

In the General Rural Zone, activities that are not restricted discretionary, discretionary, or non-
complying and comply with stated conditions, are permitted. There is potential for activities that do 
not have a rural character or relate to rural production to establish in the Rural Zone as a permitted 
activity. The zone rules do not anticipate solely rural production activities.  
 
The building standards allow a building height of up to 8m with site coverage of 1,000m2. A 10m yard 
setback is required by the conditions and various height in relation to boundary rules apply, depending 
on the orientation of the boundary the recession plane is measured from (permitted activity criteria 
are set out in full in Appendix 3 of this report).  
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As a permitted activity, a 1,000m2 building could establish that is 8m high. Such a building could be any 
colour and would not require any screen planting. The outline of such a building is shown in Figure 10 
below, as could be seen from Mary Huse Grove. 
 

 
Figure 10: Potential Permitted Building from Mary Huse Grove (Boffa Miskell) 

 
 Traffic movements from activities with a floor area less than 5,000m2 do not require consent as a high 
trip generating activity. A truck depot or similar activity could establish on site with a relatively high 
number of traffic movements.  
 
The nature of activities that could establish in the zone, permitted activity conditions and the threshold 
for high trip generating activities may form part of the permitted baseline to assess effects of the 
proposed resource recovery park.  

6.3 Positive Effects 

The resource recovery park will assist to minimise waste and to manage waste in a fit for purpose for 
facility that incorporates sustainable features. This provides a significant asset to Hutt City and the wider 
Wellington Region. The resource recovery park will continue to provide employment and associated 
economic benefits. The site is larger than the current site from which Waste Management currently 
operates. The larger site allows for expansion when compared to the current operation and may result 
in further employment.  
 
As set out in the background section of this report (Section 3), business land in Hutt City is in short 
supply. Locating the resource recovery park at Manor Park does not consume what limited supply of 
business land exists. It also effectively increases the supply of business land as postured by the Hutt City 
Growth Strategy.  
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6.4 Traffic Effects 

An assessment of traffic effects has been undertaken by Stantec and a Traffic Assessment Report is 
attached in Appendix 10. The adjacent road environment is shown below duplicated from the report to 
provide context for the assessment that is summarised below. 
 

 
Figure 9: The adjacent road network environment in context of the site. Source: Prover 

 
Upgrades are proposed to the intersection of Benmore Crescent with Manor Park Road and to the rail 
level crossing. Full details of these upgrades are discussed in the servicing land use consent, to be 
processed concurrently with this application. Plans are attached in Appendix 10 for reference. One 
vehicle accident has been identified in vicinity of the site; however, the traffic assessment notes that 
the crash record does not indicate any safety issues and notes the upgrades that are proposed. 
 
The proposal infringes the high trip generation threshold due to the gross floor area proposed being 
over 5,000m2. The traffic assessment report concludes that traffic generated from the proposal can be 
accommodated by the road network, with the upgrades proposed. Sustainable transport will be 
promoted by the pedestrian connection between the site and Manor Park Rail Station as well as access 
to the Hutt River Trail. 
 
Within the site, parking and manoeuvring has been designed to be sufficient for the size and number 
of vehicles. Traffic routes are shown within the plan set attached in Appendix 8. The layout of the site 
has been designed to separate out public and restricted areas of the site and ensure efficient traffic 
flow. The assessment concludes that the site will fully accommodate parking demand. 
 
With reference to the traffic assessment, traffic effects of the proposal are less than minor, subject to 
conditions including the following: 

 The facility must not operate until road upgrades have been completed. 
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 A traffic management plan must be prepared to guide construction and operation of the resource 
recovery park. 

 Directional signage or on-ground signage must be implemented prior to operation of the facility. 

6.5 Acoustic Effects 

Tonkin & Taylor has undertaken an assessment of acoustic effects and a report that sets out this 
assessment is attached in Appendix 11. In summary: 

 The level of noise generated will comply with permitted activity criteria at the nearest sensitive 
receivers (these are 27 Mary Huse Grove, 29 Mary Huse Grove, 31 Mary Huse Grove, 1397 High 
Street, and 1404 High Street). Noise levels will be similar to the existing noise environment during 
the day and is considered reasonable.  

 There are no vibration limits in the District Plan and standard practice is to use the vibration 
guideline levels in the German Vibration Standard DIN 4150-3:1999. Vibration is a concern only 
during construction. It is unlikely that vibration will be perceptible during construction. 

 
With reference to the appended acoustic assessment, the effects of noise and vibration from both 
construction and operation of the resource recovery park are anticipated to be less than minor. A 
condition of consent that states required noise limits is suggested. 

6.6 Landscape, Character, and Visual Effects 

Boffa Miskell has undertaken an assessment of landscape effects and a report setting out this 
assessment in attached in Appendix 4. On-site mitigation to minimize visual amenity and character 
effects includes planting on the site, ensuring a recessive building colour, and dispersing buildings on 
the site. This, in turn, avoids a continuous building mass.  
 
Offsite mitigation is also proposed and is the planting of land owned by Greater Wellington Regional 
Council adjacent to the site, that is part of the River Walkway. The location of the proposed off-site 
planting is shown in Figure 9. This offsite mitigation benefits the adjacent land, used as part of the river 
walkway, increases biodiversity, and will offer amenity to users of the recreation land.  
 
Regarding landscape, character and visual effects, the visual assessment concludes: 

 The site may be visible from Mary Huse Grove, Silverstream and the Hutt River Trail. A small 
portion of the site may also be visible from State Highway 2. From all points but the State 
Highway, the site will be seen against a backdrop of the wider area and hills behind.  

 The natural character of Dry Creek, which is currently assessed as low to moderate, will not 
change because of the proposal, as a 10m riparian margin will be maintained. 

 The proposed development is a small part of a wider landscape and effects at the wider 
landscape scale are low. Local landscape effects may be low to moderate due to the scale of the 
buildings proposed. 

 Visual effects are mixed from low to moderate. From the Hutt River Trail, the site will be 
intermittently visible for approximately 500m of the trail, on either side of the river. Planting and 
building colour have been designed to minimise effects for users of the Trail. The appended 
landscape assessment notes that the planting is in keeping with the Hutt City Council River 
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Environment Strategy and will reduce effects as experienced from the Trail. From the residential 
area at Mary Huse Grove, visual effects range from low to moderate. 

 From public places views are mixed, but planting has been designed to integrate the facility into 
the wider landscape.  

 Effects decrease after the five-year period for plant growth. 
 

Plan context is important when considering landscape, character, and visual effects because the site 
and zoning is unique. The subject site is not a typical rural site, as discussed in Section 2.2 of this report. 
It does not have the character or amenity that a General Rural Zoned site would have, as it is isolated 
from other rural land and its use for rural production is limited by its size and location. This is the context 
that it is viewed within, as would be the case for any small pocket of land zoned Rural, surrounded by 
Urban Zones on one side and separated from other Rural Zones by a major piece of infrastructure. The 
zoning pattern means that the site cannot have a character typically associated with rural areas. Those 
viewing the site as part of a wider landscape are unlikely to expect either the character or amenity one 
may anticipate of other rurally zoned sites.  
  
The amenity of the wider, surrounding area including the residential area at Mary Huse Grove has 
been modified by the Rail Line Buffer Area. The rail line appears to sit approximately 2m higher than 
land it adjoins. The rail corridor is a significant piece of infrastructure and Issue 13A 2.2 of the District 
Plan acknowledges effects that such infrastructure can have. It states, ‘the construction, operation, 
and maintenance of the transport network can have adverse effects on the surrounding environment, 
including noise, vibration and visual effects.’  
  
The District Plan defines a State Highway and Railway Corridor Buffer of 40m wide. Activities in the 
corridor sensitive to noise, such as residential activities, must incorporate additional noise mitigation. 
The presence of the corridor overlay and accompanying standard indicates an acknowledgement that 
effects cannot be internalized within the site occupied by the rail line and State highway. As a result, 
the potential amenity of these areas is lower than sites not within the corridor.  
  
The context of the Plan and site is also important to assess effects on the Hutt River Trail and persons 
using that trail. The Hutt River Trail is within the esplanade reserve for the river. There are no specific 
restrictions on land uses that can be established on land that is next to esplanade reserves or the trail, 
or requirements for mitigation or any screening of activities, over and above zone provisions. Indeed, 
the trail passes a mix of activities, including those on General Business Zoned land. Parts of the trail are 
next to the State Highway. The Plan does not seek to specifically manage visual effects of activities next 
to the Hutt River Trail and land adjacent to the trail does not have any one zone, indicating that there 
is no specific planned character for sites that are next to the trail.  
  
Five hundred metres of the trail extends past the site (approximately). It is highly unlikely that users of 
the trail will experience just this portion of the trail in isolation unless they were purposefully wanting 
to do so. This is due to the location of exit and entrance points to the Trail. There is an entrance from 
Mary Huse Grove. For those walking from this point passed the site; however, the next entrance point 
is at Owen Street which is approximately 3.4km away (that is on the same side of the river). Even those 
users that walk a portion of the path and then turn around and come back are unlikely to experience 
just the portion of the path that goes passed the site in isolation. It is understood that currently some 
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users of the pathway may walk in a loop, from Mary Huse Grove and then through the wider site and 
back to Mary Huse Grove. Access through the site will not be available during works or once the site is 
operational, noting it is private property and no easements for pedestrian access exist. A portion of the 
trail is next to the State Highway, shown below.  
 

 
Figure 10: The portion of the Hutt Valley River Trail and distance between the two available exit points. Source: Google Maps 
2022 

  
Planting is proposed and is consistent with the vision for planting along the Trail. The buildings proposed 
are also recessive in colour.  
  
The permitted baseline should also be considered when considering landscape, character, and visual 
effects. The zone does allow for a range of activities that meet permitted activity criteria. Activities 
could be established as of right that do not have a typical rural character or relate to rural production. 
As set out in Section 5 of this report, as a permitted activity, a building of 1,000m2, of any colour and 
with no screening could be established on the site, with a height of up to 8m. Some trail users or persons 
viewing the site from other viewpoints could find this to be dominant.  
  
Whilst visual effects and local landscape effects from some isolated viewpoints are assessed as 
moderate for a temporary period until plants are well established, for the reasons set out above and in 
the context of the planning framework, we consider landscape, character, and visual effects from the 
proposal are minor. This is subject to fair and reasonable conditions to control these effects.  
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Suggested conditions are: 
 All buildings must have a recessive colour palette (reflectivity value of 20% or less) 
 Before construction, a final planting and maintenance plan, in general accordance with the Boffa 

Miskell planting plan, must be approved.  
 Planting identified on the landscape plan must be planted within the first planting season 

following construction of the proposed buildings and maintained thereafter. 

6.7 Amenity Effects 

As set out above, amenity values of the receiving environment are not high, due to the extent of 
modification that has taken place due to the State Highway and Rail Line. The proposal has been 
designed to reduce adverse amenity effects generated from the proposed buildings and activity. This is 
achieved by having most of the activities indoors, lighting being directed away from the site boundaries, 
the proposed planting and pest management, and controls of hours of operation for all but low-impact 
activities. The effects of the resource recovery park are consistent with immediately adjacent uses and 
will not affect the amenity of the State Highway or Rail Lane, noting the conclusions of the traffic 
assessment that the effect on the infrastructure network will be less than minor. Effects on amenity of 
the river pathway are set out in Section 7 of this report.  
 
From other surrounding areas amenity effects, will be less than minor, for the following reasons: 

 Nuisance effects are internalised within the site, including dust and odour. 
 Vibration is not expected to be perceptible. 
 Light will be directed within the site. 
 Signs will comply with the permitted activity criteria, and 
  Noise will comply with permitted activity criteria at residential areas at High Street and Mary 

Huse Grove. 
 
Hours of operation, control of light, odour, dust, pest control, noise levels, and implementation of 
proposed planting are suggested conditions of consent.  

6.8 Natural Hazard Risk and Effects 

6.8.1 Flooding 

The site is subject to two potential flood hazards: flooding from the Hutt River and from Dry Creek. 
 
Hutt River  
The site is within the secondary river corridor, as shown in Figure 1 of this report. Permitted activity 
standard (q) that regulates development within the Secondary River requires buildings to be above 28.0 
msl. The standard is based on an older flood model published by Greater Wellington Regional Council. 
During previous conversations about planning for the subject site, Greater Wellington Regional Council 
confirmed the modelling is outdated7. A site-specific flood assessment has been undertaken for the site 
by River Edge Consulting (Appendix 6) and confirms the extent of inundation differs from that shown 

 
7 Flood Assessment Report prepared by River Edge Consulting, Appendix 15 (p.1) 
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on Greater Wellington Regional Council maps. The site is not impacted by flooding from the Hutt River 
to the extent shown on the Greater Wellington Regional Council model. 
 
The bulk earthworks authorized by consent RM220258result in a finished level for the portion of the site 
Waste Management will occupy ranging from RL258�. The flood assessment concludes that following 
these works the site will not be subject to inundation from the Hutt River during a 1 in 440-year event. 
The assessment recommends freeboard of 0.9m for all buildings within the Hutt River Corridor and all 
buildings within this part of the site have been designed to achieve this floor level. 
 
Given the floor level design, and the location of buildings outside the area of inundation from the Hutt 
River during a 1 in 440-year event, risk from flooding is low. 
 
Dry Creek 
Flooding from Dry Creek that flows through the site has also been modelled and is shown in Figure 6, 
of this report. The figure shows that all proposed buildings are clear of the flood hazard and egress from 
the site is not impacted.  
 
Suggested conditions of consent are the following: 

 All buildings must be above 28 asl, and 
 Activity to proceed in accordance with the plans.  

 
 

6.8.2 Stability and Geotechnical Effects 

A portion of the site is within the Wellington Faultline Study Zone, shown on Hutt City District Plan maps 
(Figure 1). Any building on a site where a portion of that site is within the Wellington Fault Special Study 
Area is a restricted discretionary activity under Rule 14H.2.1. The single matter of discretion relevant 
to Rule 14H.2.1 is:  
 
Safe Separation Distance of Structures and Buildings from the Wellington Fault: 
For all structures and buildings, an engineering report will be required to confirm that the Wellington 
Fault is not within 20.0m of any proposed structure or building, or that the necessary engineering 
precautions have been taken. 
 
A site specific Faultline Assessment has been undertaken and is attached in Appendix 5. The assessment 
has determined a ‘no build’ zone 20m either side of the assessed position of the Faultline. This no build 
area is shown on the proposed plans and all buildings in this case are clear of this zone. Activities within 
the no build area are limited to the following that are not sensitive to seismic risk: 

 Vehicle parking. 
 Drop off area for the secondhand goods store, and 
 Bin storage. 

 

 
8 Approved plans showing finished ground levels authorized by consent RM220258  attached in Appendix 6. 
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It is noted that a canopy is proposed over the drop-off area and defined as a building. It is not; however, 
a structure that will be occupied and is open. It is noted that accessory buildings, not for working 
purposes, do not require consent in the Wellington Faultline study area.9 
 
Conditions of consent are suggested to limit activities within the fault zone to those shown on Site Plans 
and engineering plans and to require specific geotechnical design and supervision of future buildings 
on the site.  

6.8.3 Stability 

The stability of the site has been considered as part of the assessment for the bulk earthworks consent 
at conceptual level and all earthworks to implement that consent will be supervised by a suitably 
qualified person. As set out above, detailed geotechnical design will be undertaken to support the 
building consent applications for the buildings proposed as part of this application. Building 
construction will be supervised as appropriate to ensure land stability, a suggested condition of 
consent.  

6.8.4 Hazard Management Policy 

The site will operate in accordance with a hazard management policy. This policy will set out steps to 
be taken to minimize the impact of natural hazards and immediate steps to be following in the event 
of a natural hazard event, including: 

 Floods. 
 Tsunamis. 
 Earthquakes, and 
 Extreme weather events. 

 
The preparation of a hazard management policy is a suggested condition of consent.  

6.8.5 Environmental Risk 

A dangerous goods store is required to support activities on site (e.g., workshop). All hazardous 
substances will be stored and managed as per relevant regulations. Based on initial information, 
consent is not expected to be required under the hazardous facility rules. If required, consents will be 
sought once details of the goods required on-site have been determined. As set out below, the 
environmental risks from trade waste generated from operation of the resource recovery park will be 
largely avoided by this waste being transported off site for treatment or via trade waste.  

6.9 Effects on the Natural Environment 

A small amount of land disturbance is proposed to form building platforms and the internal parking 
area and access roads. During earthworks, erosion and sediment controls will be in place, as will an 
accidental discovery protocol. The provision of an erosion and sediment control plan and the protocol 
are suggested conditions of consent. All controls will be in place for the duration of works and 
monitored as appropriate.  
 

 
9 Rule 14H2.1(a) Hutt City District Plan. 



   
 

  www.potentialis.co.nz   I  35 
 

Following construction, effects on the natural environment will be no more than minor, for the 
following reasons: 

 All activities, apart from parking and bin storage, are undertaken within buildings or covered. This 
minimises dust and ensures that risk to the stormwater network is largely avoided. 

 Trade activity areas are separated and contaminants from draining and washdown of these areas, 
including the truck wash and bin wash, will be stored in underground tanks, and removed off-
site for treatment or discharged to trade waste (sanitary sewer). 

 Devices will be in place to treat stormwater generated for site.  
 The workshop will operate as a dry workshop avoiding discharges. 
 Hazardous goods will be stored appropriately and bunded as required. 
 The site will be operated in accordance with an environmental management plan.  
 EV chargers are incorporated into the development. 
 Sustainable transport modes are provided for within the development.  
 The site is on a platform created largely from filling the site. Aside from some strengthening 

works for building foundations and pavement, no cuts are proposed. Given this, groundwater is 
not anticipated to be encountered during site works or adversely affected by the proposal.  

6.10 Cultural Effects 

It is appropriate only for Mana Whenua to determine effects on cultural values. Taranaki Whanui and 
Ngati Toa have both been consulted. As set out further in Section 7.1, consultation with both is ongoing. 
Taranaki Whanui have provided verbal approval in principle and have not identified any concerns. 
Waste Management offers the opportunity for Mana Whenua to conduct a karakia or cultural blessing, 
should they wish to do so. It is noted that the Hutt River is significant to Mana Whenua as set out in 
Section 2.10 of this report. Effects on the Hutt River relevant to this application are discussed in the 
natural environment effects section, above. Waste Management further anticipates Hutt City Council 
will contact Iwi during processing of this consent.  

6.11 Reverse Sensitivity 

The site is not sensitive to any adjacent land uses that are established. It is compatible with effects 
generated from both the State Highway and railway line. Reverse sensitivity effects are therefore less 
than minor.  

6.12 Cumulative Effects 

The site is currently vacant. There are no existing activities on-site that would generate cumulative 
effects in combination with the effects of the proposed resource recovery park within the wider 
environment, including the Hutt River Trail, State Highway 2, or Rail Line Buffer Area. Cumulative effects 
to those properties at Mary Huse Grove closest to the site are set out in Section 7.3 of this report. From 
Mary Huse Grove itself, the street is sufficiently separated from the proposed site and the effects of 
the resource recovery park will result in cumulative effects that are less than minor, at most. 
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6.13 Precedent Effects 

As a non-complying activity, it is appropriate to consider precedent effects. The subject site has unique 
characteristics. It is surrounded by urban uses but zoned Rural, in between two major pieces of 
infrastructure and subject to natural hazards. The proposal can utilise a site with these constraints. As 
set out in Section 3.1 of this report, the Hutt City Growth Strategy does outline a requirement for better 
waste management for the future. No other site with of a comparable size with the characteristics of 
the site could be found reviewing cadastral maps. Other Rural Zoned land parcels do not have the 
distinct characteristics that distinguish the site. For these reasons, the application is not likely to set a 
precedent for the operation of industrial activities in the Rural Zone. A resource recovery park is also 
distinct from other industrial activities, as it does not involve the manufacturing or processing of goods 
but rather the management of waste. Indeed, the activity is unique, and this is reflected by the fact that 
Waste Management has been looking for a suitable site for over 15 years.  

6.14 Summary: Adverse Effects 

Overall, effects of the proposal are no more than minor.  

7.0   Consultation and Notification 

7.1 Consultation  

Consultation has been undertaken with Ngati Toa and Taranaki Whanui. This included a meeting on 
site. Consultation has also been undertaken with Kiwi Rail and background to this is set out in the 
attached traffic assessment reports. Consultation is ongoing with all groups. 

7.2 Public Notification 

Section 95A of the RMA sets out steps to decide if an application must be publicly notified. 
 
Step 1 – Mandatory Public Notification 

 Under Section 95A(3)(a), the application has not requested public notification of the application.  
 Under Section 95A(3)(b), public notification is not required under Section 95C; and 
 Under Section 95A(3)(c), the application is not made jointly with an application to exchange 

recreation reserve land. 
The application is therefore not subject to mandatory public notification under Section 95A(2). 
 
Step 2 – Public Notification Precluded in Certain Circumstances 

 Under Section 95A(5)(a), the application is not subject to a rule or national environmental 
standard that precludes public notification; and 

 The application is not for an activity listed in Section 95A(5)(b). 
The application is therefore not precluded from public notification under Section 95A(4). 
 
Step 3 – Public Notification Required in Certain Circumstances 

 Under Section 95A(8)(a), the application is not subject to a rule or national environmental 
standard that requires public notification; and 
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 Under Section 95A(8)(b), as summarized in Section 5 of this report, the activity will not have 
adverse effects on the environment that are more than minor. 

Public notification of the application is therefore not required under Section 95A(7). 
 
Step 4 – Special Circumstances 
No special circumstances have been identified to require public notification of the application 
pursuant to Section 95A(9). The activity proposed is not unusual. It is a common activity to service 
urban areas. Notification is not anticipated to lead to information, above that provided that would 
benefit the decision maker. 
 
Public Notification: Summary 
Public notification is therefore not required under Section 95A. 

7.3 Limited Notification 
Section 95B of the RMA is limited notification of consent applications. As with s95A, s95B prescribes 
steps to be followed to determine if limited notification is required. 
 
Step 1 – Certain Affected Groups and Persons 

 Under Section 95B(2)(a), there are no protected customary rights groups (Section 95F) relevant 
to the area. 

 Under Section 95B(2)(b), there are no protected customary marine title groups (Section 95G) 
relevant to the area. 

 Under Section 95B(3)(a), the proposed activity is not located on land that is the subject of a 
statutory acknowledgement as it is owned by Ngati Toa. It is noted that land adjacent to the Hutt 
River is treated in the same manner as land that is subject to a statutory acknowledgement. In 
this regard, approval in principle has been provided by Taranaki Whanui verbally. Consultation is 
ongoing with Ngati Toa. It is noted that the land is owned by Ngati Toa. 

 Under Section 95B(3)(b), there are no identified affected persons under Section 95E. 
The application is therefore not subject to limited notification under Section 95B(4). 
 
Step 2 – Limited Notification Precluded 

 Under Section 95B(6)(a), the application is not subject to a rule or national environmental 
standard that precludes limited notification; and 

 The application is not for an activity listed in Section 95B(6)(b). 
The application is therefore not precluded from limited notification under Section 95B(5). 
 
Step 3 – Certain Other Affected Persons 

 The application is not for an activity listed in Section 95B(7); and 
 Under Section 95B(8),no persons are affected for the following reasons: 
o The rail line is not a sensitive activity. The proposed use will not give rise to reverse sensitivity 

effects. All buildings are well set back from the rail corridor and maintenance of those 
buildings will not result in a safety risk to the tracks. It is noted that Kiwi Rail has been 
consulted about the rail–level crossing and this is as outlined in the land use consent for 
servicing (the application to be considered concurrently with this application). 
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o The State Highway is not a sensitive activity, and the effects of the proposal are compatible 
with those of the State Highway. This will not give rise to reverse sensitivity. Regarding traffic 
effects, the impact of these on the State Highway is considered acceptable. It is noted that 
a fencing agreement is registered on the Record of Title. This agreement does not impact 
on the area of the site Waste Management proposes to use. 

o Effects on users of the Hutt River Trail are considered in the public notification section 
above, as the Trail is a public space area.  

 
Overall, no person is adversely affected. Limited notification of the application is therefore not required 
under Section 95B(9). 
 
Step 4 – Special Circumstances 
No special circumstances have been identified to require limited notification of the application pursuant 
to Section 95B(10). As set out above, whilst the site has unique characteristics the activity is not 
particularly unusual. Limited notification to any person is not likely to provide additional information 
that would be of benefit to the decision maker. 
 
Limited Notification: Summary 
Limited notification is not required under Section 95B. 

7.4 Summary: Notification 
Based on the assessment above, there is no reason as to why this application should be subject to public 
or limited notification. As such, it is considered that this application can be processed without 
notification.  

8.0   Statutory Assessment 

8.1 Assessment Required 

Section 104 of the RMA states the matters to be assessed: 
s104 Consideration of applications 
(1) When considering an application for a resource consent and any submissions received, the consent authority must, subject 
to Part 2, have regard to– 
(a) any actual and potential effects on the environment of allowing the activity; and 
(b) any relevant provisions of— 
(i) a national environmental standard: 
(ii) other regulations: 
(iii) a national policy statement: 
(iv) a New Zealand coastal policy statement: 
(v) a regional policy statement or proposed regional policy statement: 
(vi) a plan or proposed plan; and 
(c) any other matter the consent authority considers relevant and reasonably necessary to determine the application. 
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This section considers each of these matters where relevant. The status of the activity is non-complying. As 
such the test set out in s104D applies: 
 
s104D Particular restrictions for non-complying activities 
(1) Despite any decision made for the purpose of notification in relation to adverse effects, a consent authority may grant a 
resource consent for a non-complying activity only if it is satisfied that either— 
(a) the adverse effects of the activity on the environment (other than any effect to which section 104(3)(a)(ii) applies) will be 
minor; or 
(b) the application is for an activity that will not be contrary to the objectives and policies of— 
(i) the relevant plan, if there is a plan but no proposed plan in respect of the activity; or 
(ii) the relevant proposed plan, if there is a proposed plan but no relevant plan in respect of the activity; or 
(iii) both the relevant plan and the relevant proposed plan, if there is both a plan and a proposed plan in respect of the activity. 

8.2 Plan Context 

The site is zoned Rural. The closest activity to what is proposed is a waste transfer station. A waste 
transfer station is not permitted within any zone, as it is either discretionary or non-complying. This 
means that in a policy context the plan does not prefer any one zone over another for this type of 
activity.  
 
The site is well suited to a resource recovery park because it is large, well separated from neighbours, 
and bound by land uses that are not sensitive (the rail line, river, and motorway). As set out in Section 
3 of this report, the zoning of the site and surrounding land is at odds with the objectives and policies 
for the General Rural Zone. A review of zoning maps shows that no other Rural Zoned sites in the district 
are isolated in the manner of this site. All other Rural Zoned sites adjoin Rural-Residential Zoned sites 
or other General Rural Zone parcels or Conservation Zones.  
 
The isolation of the site means that in the context of the plan it does not, and cannot, function as part 
of the wider Rural Zone or area. Due to this, development of the site does not impact on the wider 
Rural area and the character that it has. This is further set out below with reference to relevant 
objectives and policies. Maps showing the zoning pattern are included below, for reference. 
 



   
 

  www.potentialis.co.nz   I  40 
 

 

 
 



   
 

  www.potentialis.co.nz   I  41 
 

 

 
 



   
 

  www.potentialis.co.nz   I  42 
 

 

 
Figure 12 to 16: Location of Rural Zoned Areas within the Hutt City Territorial Area. Rural Zoned area shown in dark green. 
Source: HCC GIS Maps 

 
The Growth Strategy gives some clues as to why the zone is zoned Rural, referencing the natural hazard 
constraints that the site has that at a high level without mitigation could make it less suitable for urban 
uses. The proposal has addressed these constraints and the use proposed is considered appropriate. 
Notwithstanding the above, the site is zoned Rural, and the assessment below includes a full 
assessment against objectives and policies for the General Rural Zone.  

8.3 Actual and Potential Effects on the Environment 

Actual and potential effects on the environment are assessed in the Assessment of Environmental 
Effects in Section 6 of this report. These are no more than minor.  
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8.4 National Instruments 

8.4.1 National Policy Statement for Highly Productive Land 2022 (NPSHPL) 

The NPSHPL requires regional councils to map areas of highly productive land. Whilst there are 
exemptions and qualifying matters in a basic sense highly productive land is any land that is zoned for 
rural production and has LUC Class 1 – 3 soils and that is not shown as land indicated to be urban in the 
future. Prior to the maps being completed and for the purpose of s104 assessments, any land that is 
zoned Rural and has high-class soils is considered highly productive land.10  The NPS directs Council to 
avoid the establishment of activities that compromise the use of highly productive land.  
 
In this case, the site is zoned Rural; however, consent has been granted to fill the site and soils on the 
site are already understood to be modified. Therefore, it does not meet the high-class soil test to be 
considered highly productive land. In addition, it is discussed in the Hutt City Growth Management Plan 
as being likely to be used for urban use in the future. The activity is therefore not contrary to the 
NPSHPL.  

8.4.2 National Policy Statement for Freshwater Management 2020 (NPSFM) 

The site is in proximity to two freshwater bodies: Dry Creek and the Hutt River. Dry Creek is currently 
partly invaded by weeds and pests and has been partly modified by historic activities. 11 However, as 
part of the granted application to undertake bulk earthworks; however, weed and pest control is to be 
undertaken, along with planting.  
 
The proposal to establish a resource recovery park includes the following measures to reduce and 
mitigate effects on freshwater quality: 

 Undertaking all activities except for parking and bin storage indoors. 
 Water re-use. 
 Removal of contaminants off-site or via discharge to trade waste if this is not possible. 
 Stormwater treatment. 
 Stormwater detention, and 
 Planting. 

 
This is a land use application and, as such, assessment of the proposal against the NPSFM should 
concentrate of the appropriateness of the effects the land use may have on freshwater bodies. The 
fundamental concept of the NPSFM is Te Mana o te Wai – refers to the fundamental importance of 
water and recognises the interrelationship between protecting the health of freshwater and health and 
well-being of the wider environment. The NPS states ‘Te Mana o te Wai is about restoring the balance 
between the water, the wider environment and the community’12. 
 
The proposal, considering the measures set out above, is not inconsistent with the objectives and 
policies for the National Policy Statement for Freshwater 2022 including the fundamental concept of 
Te Mana o te Wai for the following reasons: 

 
10 MfE guidance – NPS Highly Productive Land 2022 
11 Tonkin and Taylor Land Use Consent Application for Fill 
12 NPSFM Section 1.3 
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 It is understood that Taranaki Whanui and Ngati Toa are Mana Whenua. Ngati Toa and Taranaki 
Whanui have both been consulted during development of the project and their input sought. 
They will be provided with a copy of the application upon lodgement, and it is expected that 
Council will consult with them in the processing of this application. Ngati Toa are also the 
registered landowner.  

 The site is at the lower end of the catchment, bordering the Hutt River, and Dry Creek. 
Stormwater retention and treatment has been designed in an integrated manner.  

 The proposal does not threaten any significant habitats or the extent of wetlands or rivers, nor 
does it have any impact on water allocation.  

 The treatment of stormwater and management proposed, as well as separation of contaminated 
water from site and removal of contaminants off-site, is consistent with maintaining and 
improving water quality. 

8.4.3 National Policy Statement for Urban Development 2020 (NPSUD) 

The land is rural and the NPSUD is not directly applicable. The proposal, however, does contribute to 
meeting the purpose of the NPSUD. The Ministry for the Environment (MfE) states that the NPS-UD 
2020 ‘recognises the national significance of: 

 having well-functioning urban environments that enable all people and communities to provide 
for their social, economic, and cultural well-being, and for their health and safety, now and into 
the future 

 providing sufficient development capacity to meet the different needs of people and 
communities13.’ 

 
The proposal contributes to the well-functioning urban environments by providing a facility that is 
essential to reducing and managing waste generation from the Wellington urban area. The activity 
requires a large area of land to function adequately. The subject site avoids consuming large amounts 
of industrial land and means this capacity is available to other industrial activities that support the 
growth and operation of Wellington’s urban areas.  

8.5 Wellington Regional Policy Statement 2013 

The proposal will not be inconsistent with the Wellington Regional Policy Statement for the following 
reasons: 

 The proposal assists in business land capacity through its location and supports the sustainable 
growth of residential areas by providing a necessary service. 

 Air quality is maintained by the activities being conducted within buildings. 
 The resource recovery park will minimise waste in the region. 
 The quality of freshwater is maintained by the stormwater management proposed as well as 

stormwater quality treatment. Risk to freshwater is minimised, as all trade waste will be removed 
from site for treatment. 

 Vegetation that can be retained on-site has been incorporated into screening of the proposed 
activity. 

 
13 https://environment.govt.nz/acts-and-regulations/national-policy-statements/national-policy-statement-urban-development/ 
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 No historic heritage will be impacted by the proposal and measures are in place to address any 
accidental find.  

 The site does not contain any significant indigenous biodiversity. 
 The site is not within any outstanding natural landscape and does not contain any outstanding 

natural features. It is not within a special amenity landscape.  
 Natural hazard risk has been reduced through the design of the proposal, including layout and 

site levels.  
 The site is not highly productive, and 
 The applicant has engaged with Tangata Whenua, as set out throughout this document. 

8.6 Operative District Plan 

8.6.1 Consideration of Objectives and Policies 

General Rural Zone 
Objective 1.1.1 To maintain and enhance the open character and amenity values that are prevalent in 
rural areas. 
Policy: 

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

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

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

 
The explanation statement for Objective 1.1.1 and the policies that seek to achieve it states:   
The rural areas have qualities that are different from urban and rural residential areas. There are a range 
of factors which contribute to the open space character and amenity values of the rural area. This 
includes the nature of the activities, the large sites on which they take place and the very low intensity 

of buildings.  
 
As set out in Section 2 of this report, the site's character has been modified by surrounding urban 
activities. The site is bound by the railway, and State Highway 2. The site does not have a typical rural 
character. The zoning of the site is unique in that no other isolated parcels of land are zoned Rural. As 
shown below, the surrounding area is zoned Residential, Avalon Business, or Recreation. It is therefore 
an isolated piece of land surrounded by areas that have a different planned character.  
 
Whilst the activity proposes more built development than would be expected in the Rural Zone, as the 
site is isolated and not part of a wider rural environment, it does not conflict with maintaining and 
enhancing the open character and amenity values of rural areas. The site is not part of a rural area, so 
the amenity of rural areas of the city are not impacted by the proposal.  
 
The site does not have a high degree of natural character due to past land modification and filling and 
as set out in the Landscape Assessment Report. The proposed planting on the Greater Wellington 
Regional Council land that forms part of this proposal will contribute to natural character. Planting along 
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Dry Creek due to the bulk earthworks consent will continue to contribute to the natural character of 
the site, and this planting will not be impacted by the proposal. 
 
1.1.3 Slope Stability and Soil Conservation 
Objective: To ensure that adverse effects arising from activities are appropriately managed to ensure 
slope stability and soil conservation. 
Policy: 

(a) To manage the use and land characterized by steep topography and poor soils so to ensure slope 
stability and soil conservation.  

The site is not steep. It is to be subject to bulk earthworks and the use is suitable for the underlying 
soils. Geotechnical input during construction and detailed design will ensure the stability of the site. 
 
1.2.1 Minimum Requirements for Sites and Buildings 
Objective: To recognize those elements within the site that determine the character, amenity values and 
adverse effects of flood hazards of rural areas and manage them appropriately.  
Policy: 

(a) To ensure the character and amenity values of rural areas are maintained and enhanced through 
minimum site area conditions for dwellings. 

(b) To require minimum set back requirements and maximum site coverage for all buildings. 
(c) To establish appropriate minimum conditions for the size and shape of sites.  
(d) To manage the siting of all buildings and structures to mitigate the effects of a flood hazard on 

development. 
(e) To discourage siting of buildings in the primary and secondary river corridors. 
(f) To ensure that buildings and structures in the Primary or Secondary River Corridor of the Hutt 

River have no more than minor adverse effects on flood protection structures.  
(g) To mitigate the effects of flood hazards on buildings and structures in the primary and secondary 

river corridors by managing their location, size, and scale.  
 
The proposal utilizes a portion of the overall site. Whilst the site coverage for the zone is not met, the 
ratio of buildings to open space is appropriate for the character of the area the site is a part of; noting 
that the objective refers specifically to the character of the site itself. 
 
A portion of the site where buildings are proposed is within the secondary river corridor. As discussed 
in Section 6 of this report the site will not be subject to inundation in a 1 in 440-year event. With 
reference to the appended flood assessment report, no proposed buildings are in an area that is subject 
to flooding. The proposal does not impact on any flood protection structure.  
 
Transport 
Objective 14A.3.1 
A safe, efficient, resilient, and well-connected transport network that is integrated with land use 
patterns, meets local, regional, and national transport needs, facilitates, and enables urban growth and 
economic development, and provides for all modes of transport. 
 
Objective 14A.3.4 
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Adverse effects on the safety and efficiency of the transport network from land use and development 
that generate high volumes of traffic are managed 
 
Objective 14A.3.5 
Adverse effects on the safety and efficiency of the transport network from on-site transport facilities 
(vehicle access, parking, manoeuvring, and loading facilities) are managed. 
 
Policy 14A 4.5 
Any activity that is a High Trip Generator must be assessed on a case-by-case basis. Adverse effects of 
High Trip Generators on the safety and efficiency of the transport network should be managed through 
the design and location of the land use, subdivision, or development. 
 
Policy 14A 4.6 
Vehicle access, parking, manoeuvring, and loading facilities should be designed to standards that ensure 
they do not compromise the safety and efficiency of the transport network. 
 
Policy 14A.4.7 
The transport network, land use, subdivision and development should provide for all transport modes. 
 
Policy 14A 4.2 
Land use, subdivision and development should not cause significant adverse effects on the connectivity, 
accessibility, and safety of the transport network, and, where appropriate, should:  

 seek to improve connectivity within and between communities; and 
 enable walking, cycling and access to public transport. 

Comment: 
The proposal is consistent with these objectives and policies for the following reasons: 

 All modes are provided for, including walking and cycling. Electric vehicle charging is provided. 
 With reference to the traffic assessment, the road network will be able to cater for the number 

of vehicles proposed, subject to the upgrades proposed. 
 No issues have been identified regarding traffic safety which are not addressed by the proposed 

upgrades. 
 Internal circulation and parking provision is sufficient.  

 
Natural Hazards 
14H 1.1.1 Objective: 
To avoid or reduce the risk to people and their property from natural hazards associated with seismic 
action, landslides, flooding, and coastal hazards. 
Policy: 

(a) That the area at risk from fault rupture causing permanent ground deformation along the 
Wellington Fault be managed by the Wellington Fault Special Study Area to address the effects of 
subdivision and development on the safety of people and their property. 

(b) That suitable engineering and emergency management measures be adopted to safeguard 
people and their property from liquefaction, ground shaking and tsunami hazards. 
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(c) That where areas susceptible to landslide have been identified, appropriate conditions of 
compliance will be provided to mitigate the adverse effects of subdivision and development on 
the vulnerability of people and their property.  

(d) That suitable engineering, emergency management and land use control measures be adopted 
to reduce the vulnerability of people and their property to flood hazards. 

(e) That suitable engineering, emergency management and land use control measures be adopted 
to reduce vulnerability of development along the coast. 

 
Comment: 
As set out in Section 6.8.1 of this report, the layout of the site has been designed so that buildings avoid 
the fault line hazard area and no-build area. The flood hazards are reduced through site levels and 
proposed floor levels of the buildings.  
 
Earthworks 
14I 1.4 Objective: 
To ensure earthworks in the Primary or Secondary River Corridor of the Hutt River do not affect adversely 
flood protection structures. 
Policy 
To ensure that earthworks in the Primary or Secondary River Corridor have no more than minor adverse 
effects on flood protection structures. 
 
Comment: 
Due to the bulk earthworks, the level of the site is outside the 1 in 440-year flood plain. The earthworks 
proposed as part of this application are for building foundations and leveling only. This is minor and will 
not affect any flood protection structure.  

8.6.2 Conclusion: s104D (RMA) 

The proposal satisfies both parts of the ‘gateway’ test. As set out in Section 6 of this report, effects of 
the proposal are no more than minor. This report concludes that the proposal is not inconsistent with 
the relevant objectives and policies of the planning framework.  

8.7 Other Matters 

Section 104(1)(c) requires a consent authority to have regard to any other matter it considers relevant 
and necessary to determine an application for a resource consent. In this case, the activity is non-
complying, and the integrity of the plan may be considered as an ‘other’ matter as may Iwi 
Environmental Management Plans. 
 

8.7.1 Integrity of the City of Hutt District Plan 

 As set out above, the site is distinct from other rural sites and for this reason the proposal is unlikely 
to compromise the integrity of the Plan. 
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8.7.2 He Kākano - An Introduction to the Ngati Toa Iwi Environmental Management Plan  

He Kākano sets the context for a future Iwi Environmental Management Plan for Ngati Toa. The 
objective of Ngati Toa that enables environmental leadership is Te Ao Turoa: Nurturing a resilient 
environment to sustain future generations.  
 
The document states, “our plan for the future is built on the footprints of the past” and this means;  

• Reconnecting with the ancestral landscape – the original activities, traditions, tikanga, values 
associated with places. 

• Confronting errors of the past – addressing harmful historical activities that have compromised 
te taiao. 

• Planning for the future to enable the reconnect with the ancestral landscape and confront 
challenges such as climate change.14 

The document also describes what an Iwi Environmental Plan is and questions and issues the Plan will 
seek to address.  
 
As set out above, Ngati Toa is the registered landowner and consultation with them has been ongoing. 
Elements are incorporated into the development to lessen the environmental footprint of the activity, 
both through the mitigation measures proposed and through the features of the site; EV Chargers, 
facilities that encourage waste reduction, solar panels, and water management.  

8.8 Part II RMA 

The planning instruments referred to above are generally comprehensive in the way that they give 
effect to Part II matters under the RMA, although the Lower Hutt District Plan is dated, particularly as 
it does not directly envisage resource recovery parks. Section 8B.2.3.1 of the District Plan also states 
that Part II matters will be specifically considered in the assessment of applications. For this reason, an 
assessment against Part II of the RMA is set out below. 

8.8.1 Section 5 

Regarding s5, the proposal provides an essential waste management facility to meet the need of the 
community to provide for social and economic wellbeing and health and safety. The project effectively 
sustains the urban land resource and contributes to sustainability in a wider sense by facilitating waste 
reduction and implementation of the waste management hierarchy. The proposal does not impact on 
safeguarding the life-supporting capacity of air, water, soil, or ecosystems. It has incorporated several 
measures, these of which have been discussed throughout this report; to avoid, remedy, or mitigate 
adverse effects. Overall, the proposal is consistent with the purpose of the RMA that is to promote the 
sustainable management of natural and physical resources.  

8.8.2 Section 6 

Under s6, the proposal recognises and provides for relevant matters of national importance. 
Specifically: 

 
14 He Kākano, Page 3 as accessed on 25 January 2023, 
https://static1.squarespace.com/static/61a403b442b8840d9ed2143a/t/61e6755137970d62dea7aaba/1642493343646/He+Kaka
no.pdf 
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 Planting proposed maintains natural character of the area in general, taking into account the 
context of the site. The proposal is not an inappropriate use or development (s6(a)). 

 Public access to the Hutt River is maintained and not impacted by the proposal (s6(d)). 
 Ngati Toa and Taranaki Whanui have been consulted during the preparation of the proposal. The 

site is ancestral land. No waahi tapu items are identified in relevant planning documents, nor 
have any been identified by Mana Whenua during consultation to date (s6(e)). 

 The proposal has been designed to reduce the risk from natural hazards and the remaining risk 
is not significant. Specifically, management of natural hazards is achieved by locating all buildings 
above the 1 in 440-year flood level and avoiding any building within the identified no-build area 
associated with the Wellington Faultline (s6(h)). 

8.8.3 Section 7 

Under s7, the proposal has regard to other matters. Specifically: 
 The proposal includes measures to reduce and mitigates effects on the environment and this has 

regard to kaitaikitanga, the ethic of stewardship, and the maintenance and enhancement of the 
quality of the environment (s7(a), 7(aa), and 7(f)) 

 The site utilises a piece of land that would be unsuitable for many other purposes efficiently 
(s7(b)). 

 Urban land is a natural and physical resource that is finite in Wellington, due to topographical 
constraints. The proposal has regard to the finite nature of industrial land by locating on what is 
effectively a greenfield site (s7(g)). 

 Due to separation distances from sensitive activities and mitigation incorporated into the 
proposal, amenity values are maintained (s7(c)). 

8.8.4 Section 8 

The proposal takes into account the principles of the Treaty of Waitangi. As discussed throughout this 
report, the consultation has been undertaken with both Taranaki Whanui and Ngati Toa. . No concerns 
have been identified by Ngati Toa to date, with further comment expected during the processing of this 
consent. Through consultation, the proposal has taken into account the principles of the Treaty of 
Waitangi.  

9.0   Conclusion 

Waste Management NZ propose a modern, fit-for-purpose resource recovery park to be accessed from 
Benmore Crescent, Manor Park, referred to as Te Rangihaetea. Waste Management has been looking 
for a site to establish a resource recovery park for over 15 years. The subject site is well suited for the 
proposal, as it is a large vacant site that is close to the urban area and avoids the consumption of existing 
urban-zoned land. The proposal incorporates several environmental initiatives. 
 
The site is too small to be used for rural production purposes and has been modified over successive 
years. It is not overly suitable for residential use, given the land sits over the Main Wellington Faultline, 
is within the buffer corridor for both the Rail Line and State Highway, and is in proximity to the Hutt 
River Secondary River Corridor. The resource recovery park, however, can be designed to avoid the no-
build line and reduces risk by proposing non-habitable activities. By reducing the effects of natural 
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hazards, the proposal can efficiently use a piece of land that is central to the urban area of Wellington 
and may otherwise remain underutilised. Urban land is an important resource that is coming under 
increasing pressure and is decreasing in supply, as recognised by national policy and direction. It also 
utilises the site in a way generally consistent with the Hutt City Growth Strategy. 
 
The proposed resource recovery park will not only manage waste but will actively contribute to 
reducing waste in the area it serves. It includes activities such as the repair shed and second-hand goods 
store that encourage re-use and upcycling. Material recovery is also proposed. The facility will directly 
contribute to achieving objectives of the Waste Minimisation Act 2008 and reduce overall effects 
associated with waste generation in the Wellington Region.  
 
The proposal has been carefully designed to reduce and mitigate effects. Several mitigation measures 
are included in the proposal: including comprehensive water re-use, removal of any trade waste off-
site for treatment, stormwater treatment and retention, and planting. Hours of operation control 
amenity effects that, due to the location of the site and design of the proposal, are minor. The buildings 
will be visible from some viewpoints. To reduce visual effects planting and use of recessive colours are 
proposed. The roads that will serve the park have been designed by an appropriately qualified expert 
who has determined that traffic effects are acceptable. As stated above, natural hazards are well 
managed through the proposal's design. Overall effects are no more than minor.  
 
The proposal maintains consistency with the objectives and policies of the planning framework, 
including national policy direction. It does not compromise highly productive land, will ensure the 
capacity of land available for urban activities and manages effects on freshwater. Mana Whenua have 
been consulted during the development of the proposal and consultation is ongoing. Environmental 
effects have been managed as set out above and risk from natural hazards is reduced. The proposal 
provides a facility that will meet the needs of both current and future generations  
 
The proposal adequately gives effect to matters of national significance and takes into account matters 
of importance, stated in Part II of the RMA. The proposal has considered the principles of Te Tiriti o 
Waitangi and achieves the sustainable management of resources both by the nature of the activity 
proposed and through management of effects on site. 
 
Overall, the proposal satisfies both parts of the s104D test and consent is warranted subject to 
appropriate conditions.  

10.0   Limitations 

We draw your attention to the following notes and limitations on our liability: 
 This report has been prepared based on information supplied by our client; Waste Management 

(NZ) Ltd, and their expert advisors.   
 In the event of any inconsistency between the plans submitted as part of this application and this 

report, the plans take precedence including calculations and dimensions provided.   
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 This report and application are based on planning provisions dated at the time of 
writing. Planning provisions may change over time. If there is delay in lodging this application, 
part of the application may become inaccurate.   

 We have taken care to identify all reasons for consent. Our assessment is based on the appended 
plans and information and is therefore sufficient to address any reasons for consent that may 
not have been identified or that have arisen because of any delay between the completion of 
this report and it being lodged.   

 This report has been prepared for Waste Management (NZ) Ltd our client, and their advisors for 
the purpose of applying for resource consent. We do not accept liability for use of this report for 
any other purpose or by any other party. 
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Appendix 1:  Schedule 4 Assessment 

  



Based on operative planning provisions as at 20 January 2023 1 

WASTE MANAGEMENT (NZ) LTD – SCHEDULE 4 ASSESSMENT 

SCHEDULE CLAUSE REQUIREMENT LOCATION IN AEE REPORT 
(2) Information required in all
applications

(1) An application for a resource consent for an activity (the activity)
must include the following: 
(a) a description of the activity:

Sections 1.1 and 1.2, p. 7 
Section 4 (Sections 4.1 to 4.3), p. 17 to 22 

(b) a description of the site at which the activity is to occur: Section 2 (Sections 2.1 to 2.4), p. 8 to 14 
(c) the full name and address of each owner or occupier of the site: Table 1, Section 1.1, p. 6 
(d) a description of any other activities that are part of the proposal to
which the application relates: 

Table 1, Section 1.1, p. 8 

(e) a description of any other resource consents required for the
proposal to which the application relates: 

Table 1, Section 1.1, p. 8 

(f) an assessment of the activity against the matters set out in Part 2: Section 8.9, p. 44 to 45 
(g) an assessment of the activity against any relevant provisions of a
document referred to in section 104(1)(b). 

Section 8.4 (Sections 8.4.1 to 8.4.3), p. 38 to 39 
Section 8.5, p. 39 to 40 
Section 8.6, p. 40 to 43 

(2) The assessment under subclause (1)(g) must include an assessment
of the activity against— 
(a) any relevant objectives, policies, or rules in a document; and

Section 8.6, p. 40 to 43 

(b) any relevant requirements, conditions, or permissions in any rules in
a document; and 

Section 5, p. 22 

(c) any other relevant requirements in a document (for example, in a
national environmental standard or other regulations).

Section 8.4 (Sections 8.4.1 to 8.4.3), p. 38 to 39 

(3) An application must also include an assessment of the activity’s
effects on the environment that— 
(a) includes the information required by clause 6; and
(b) addresses the matters specified in clause 7; and
(c) includes such detail as corresponds with the scale and significance of
the effects that the activity may have on the environment. 

Section 6 (6.1 to 6.14), p. 22 to 31 



Based on operative planning provisions as at 20 January 2023 2 

WASTE MANAGEMENT (NZ) LTD –  SCHEDULE 4 ASSESSMENT 

SCHEDULE CLAUSE REQUIREMENT LOCATION IN AEE REPORT 
(6) Information required in
assessment of environmental
effects

(1) An assessment of the activity’s effects on the environment must
include the following information: 
(a) if it is likely that the activity will result in any significant adverse effect
on the environment, a description of any possible alternative locations 
or methods for undertaking the activity: 
(b) an assessment of the actual or potential effect on the environment
of the activity: 
(c) if the activity includes the use of hazardous installations, an
assessment of any risks to the environment that are likely to arise from 
such use: 
(d) if the activity includes the discharge of any contaminant, a
description of— 
(i) the nature of the discharge and the sensitivity of the receiving
environment to adverse effects; and 
(ii) any possible alternative methods of discharge, including discharge
into any other receiving environment: 
(e) a description of the mitigation measures (including safeguards and
contingency plans where relevant) to be undertaken to help prevent or 
reduce the actual or potential effect: 
(f) identification of the persons affected by the activity, any consultation
undertaken, and any response to the views of any person consulted: 
(g) if the scale and significance of the activity’s effects are such that
monitoring is required, a description of how and by whom the effects 
will be monitored if the activity is approved: 
(h) if the activity will, or is likely to, have adverse effects that are more
than minor on the exercise of a protected customary right, a description 
of possible alternative locations or methods for the exercise of the 
activity (unless written approval for the activity is given by the protected 
customary rights group). 

Section 6 (6.1 to 6.14), p. 22 to 31 
Section 7 (7.1 to 7.4), p. 31 to 34 
Section 8.3, p. 37 to 38 
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WASTE MANAGEMENT (NZ) LTD –  SCHEDULE 4 ASSESSMENT 

SCHEDULE CLAUSE REQUIREMENT LOCATION IN AEE REPORT 
(2) A requirement to include information in the assessment of
environmental effects is subject to the provisions of any policy 
statement or plan. 
(3) To avoid doubt, subclause (1)(f) obliges an applicant to report as to
the persons identified as being affected by the proposal, but does not— 
(a) oblige the applicant to consult any person; or
(b) create any ground for expecting that the applicant will consult any
person. 

(7) Matters that must be
addressed by assessment of
environmental effects

(1) An assessment of the activity’s effects on the environment must
address the following matters: 
(a) any effect on those in the neighbourhood and, where relevant, the
wider community, including any social, economic, or cultural effects: 
(b) any physical effect on the locality, including any landscape and visual
effects: 
(c) any effect on ecosystems, including effects on plants or animals and
any physical disturbance of habitats in the vicinity: 
(d) any effect on natural and physical resources having aesthetic,
recreational, scientific, historical, spiritual, or cultural value, or other 
special value, for present or future generations: 
(e) any discharge of contaminants into the environment, including any
unreasonable emission of noise, and options for the treatment and 
disposal of contaminants: 
(f) any risk to the neighbourhood, the wider community, or the
environment through natural hazards or hazardous installations. 

Section 6 (6.1 to 6.14), p. 22 to 31 
Section 7 (7.1 to 7.4), p. 31 to 34 
Section 8.3, p. 37 to 38 

(2) The requirement to address a matter in the assessment of
environmental effects is subject to the provisions of any policy 
statement or plan. 

Appendix 1: A list of the relevant Schedule 4 information requirements under the Resource Management Act 1991 (RMA) in relation to the Lower Hutt Council District Plan and their location 
within the AEE report.  
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Appendix 2: Record of Title Documentation 

  



Register Only
Guaranteed Search Copy Dated 26/01/23 8:45 am, Page  of 1 2 Transaction ID 465288

 Client Reference Quickmap

 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Guaranteed Search Copy issued under Section 60 of the Land 

Transfer Act 2017

  Identifier 738223 Part-Cancelled
 Land Registration District Wellington
 Date Issued 14 April 2016

Prior References
737900

 Estate Fee Simple
 Area 13.5192 hectares more or less
 Legal Description Section      1, 6 Survey Office Plan 493901

Registered Owners
Te     Runanga O Toa Rangatira Incorporated

Interests

Subject      to Part IVA Conservation Act 1987
Subject       to Section 11 Crown Minerals Act 1991
B645270.1                  Gazette Notice (1997/1066) declaring that portion of State Highway 2 adjoining hereto to be a Limited Access

     Road - 8.1.1998 at 1.52 pm
11032732.1                   Gazette Notice (2018- In 656) declaring Section 6 SO 493901 to be set apart for Local Purpose Reserve(Soil

                    conservation and river control purposes) and shall remain vested in Her Majesty the Queen - 16.2.2018 at 11:49 am (CIR
 826818 issued)

Fencing         Covenant in Transfer 11676592.2 - 5.3.2020 at 2:08 pm
11676592.3           Encumbrance to New Zealand Transport Agency - 5.3.2020 at 2:08 pm



 Identifier 738223

Register Only
Guaranteed Search Copy Dated 26/01/23 8:45 am, Page  of 2 2 Transaction ID 465288

 Client Reference Quickmap



View Instrument Details
Instrument No 11032732.1
Status Registered
Date & Time Lodged 16 February 2018 11:49
Lodged By Douglas, Bruce Robert





View Instrument Details

Dated , Page  of 26/01/2023  8:52 am 1 2Client Reference: Quickmap
© Copyright: Land Information New Zealand

Instrument Type Transfer
Instrument No 11676592.2
Status Registered
Date & Time Lodged 05   March 2020 14:08
Lodged By Bevan,   Sophie Mia Tui

Affected Records of Title Land District
738223 Wellington

Transferors
Her   Majesty the Queen

Transferees
Te     Runanga O Toa Rangatira Incorporated

Clauses, Conditions or Intent
The                       transferee shall be bound by a fencing covenant as defined in Section 2 of the Fencing Act 1978 in favour of the transferor

               738223 is being transferred pursuant to Section 42 of the Public Works Act 1981 subject to:
1.                Part IVA of the Conservation Act 1987 2. Section 11 of the Crown Minerals Act 1991

Transferor Certifications
I                        certify that I have the authority to act for the Transferor and that the party has the legal capacity to authorise me to

  lodge this instrument
I                      certify that I have taken reasonable steps to confirm the identity of the person who gave me authority to lodge this
instrument
I                  certify that any statutory provisions specified by the Registrar for this class of instrument have been complied with

   or do not apply
I                      certify that I hold evidence showing the truth of the certifications I have given and will retain that evidence for the

 prescribed period

Signature
Signed           by Carolyn Anne Faulknor as Transferor Representative on 05/03/2020 09:22 AM

Transferee Certifications
I                        certify that I have the authority to act for the Transferee and that the party has the legal capacity to authorise me to

  lodge this instrument
I                      certify that I have taken reasonable steps to confirm the identity of the person who gave me authority to lodge this
instrument
I                  certify that any statutory provisions specified by the Registrar for this class of instrument have been complied with

   or do not apply
I                      certify that I hold evidence showing the truth of the certifications I have given and will retain that evidence for the

 prescribed period

Signature
Signed           by William David Bevan as Transferee Representative on 04/03/2020 01:44 PM



View Instrument Details

Dated , Page  of 26/01/2023  8:52 am 2 2Client Reference: Quickmap
© Copyright: Land Information New Zealand

*** End of Report ***



View Instrument Details
Instrument No 11676592.3
Status Registered
Date & Time Lodged 05 March 2020 14:08
Lodged By Bevan, Sophie Mia Tui
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Appendix 3: Lower Hutt District Council Relevant Standard Assessment 

 

  



 
 

Based on operative planning provisions as at 20 January 2023 1 

WASTE MANAGEMENT (NZ) LTD – RESOURCE RECOVERY PARK COMPLIANCE WITH DISTRICT PLAN RULES 

Rule Requirement of Rule Compliance 
General Rural Zone – (Chapter 8)   
8B 2.1.1(a) – Dwellings Maximum of two dwellings provided that each 

must have a net site area of 15ha  
Dwellings are defined in the district plan as 
buildings used for housing, no building proposed 
is intended for housing. Not applicable 

8B 2.1.1(b) – Minimum Yard Requirements Principal Buildings: 10m 
Accessory Buildings: 5m 
30m minimum setback from waterbodies >3m 
wide bank-to-bank 
3m minimum setback from waterbodies <3m 
wide bank-to-bank 

The minimum setback provided from site 
boundaries is 12m and more than 3m from any 
waterbody. [Complies] 

8B 2.1.1 (c) – Maximum Height 8m maximum height The RTS Operations Building (11.4m), the B&C 
Operations building (11.8m), the MRF Operations 
Building (11.4m), Workshops (9.0m) and Office 
Building (9.0m) exceed this maximum building 
height  [Does not comply] 

8B 2.1.1 (d) – Recession Planes  North Facing Boundary  2.5m + 45o 
North-east and north-west facing boundaries: 
2.5m +41o 
For all other site boundaries: 2.5m + 37.5o 

Due to the buildings positioning being >11m away 
from each boundary, all buildings are well within 
these planes [Complies] 

8B 2.1.1 (e) – Maximum Site Coverage 1000 m2 RTS Operations Warehouse – 3,750m2 
MRF Operations Warehouse – 2,250m2 
B&C Operations Warehouse – 1,575m2 
Retail, Workshop, Café Building – 990m2 
Office Building – 440m2 
Workshops – 600m2 
Canopy Covered Areas – 1175m2 
Total Site Coverage – 10,780m2 
[Does not comply] 



 
 

Based on operative planning provisions as at 20 January 2023 2 

WASTE MANAGEMENT (NZ) LTD – RESOURCE RECOVERY PARK COMPLIANCE WITH DISTRICT PLAN RULES 

8B 2.1.1 (f) – Dust All outside areas shall be surfaces, or managed 
appropriately so that there shall be no dust 
nuisance at or beyond the boundary of the site. 

The vast majority of the site shall be paved, 
resource recovery activities shall be undertaken 
indoors and as such, dust shall be minimised. It is 
expected that there shall be no dust nuisance at 
or beyond the site boundary. [Complies] 

8B 2.1.1 (g) - Odour All activities shall be carried out in such a manner 
so as to ensure that there is not an offensive 
odour at or beyond the site boundary. 

Resource recovery shall be conducted within 
warehouses and controlled so that any odour is 
not offensive [Complies] 

8B 2.1.1 (h) – Lightspill and Glare (i) Artificial light shall not result in 
added illuminance in excess of 8 lux 
measured at the window of a 
dwelling on a neighbouring site. 

(ii) All activities shall be undertaken so as 
to avoid all unreasonable light spill 
beyond the site boundary 

(iii) All activities, buildings and structures 
shall avoid glare (light reflection) 
beyond the site boundary 

All lighting will be designed to comply with this 
condition with a final lighting plan provided as a 
suggested condition of consent. [Complies]  

8B 2.1.1 (i) – Vibration All activities that cause vibration shall be carried 
out in such a manner that no vibration is 
discernible beyond the site boundary 

Acoustic site assessment undertaken by Tonkin 
and Taylor indicates that there shall be no 
vibration discernible beyond the site 
boundaries.[Complies] 

8B 2.1.1 (j) – Home Occupations Not applicable - 
8B 2.1.1 (k) – Piggeries Not applicable - 
8B 2.1.1 (l) – Commercial Forestry Not applicable - 
8B 2.1.1 (m) – Recreation Not applicable - 
8B 2.1.1 (n) – Visitor Accommodation Not applicable - 
8B 2.1.1 (o) – Prospecting and Exploration Not applicable - 
8B 2.1.1 (p) – General Rules Compliance with all matters in the General Rules 

– see Chapter 14 
Chapter 14 Compliance is outlined in a following 
table 

8B 2.1.1 (q) – Benmore Cres, Manor Park, Section 
1 SO 36533 

Development of buildings and structures may 
only occur on land above 28.0 msl (mean sea 
level) 

Rosco Ice Cream Limited are conducting site 
improvement works that will raise the site so that 



 
 

Based on operative planning provisions as at 20 January 2023 3 

WASTE MANAGEMENT (NZ) LTD – RESOURCE RECOVERY PARK COMPLIANCE WITH DISTRICT PLAN RULES 

future developments (including Waste 
Management) are above 28.0 msl. [Complies] 

8B 2.1.1 (r) -  Baring Head, Pt 1A2 Parangarahu Not applicable - 
8B 2.1.1 (s) – DP 72284 Not applicable - 
8B 2.1.1 (t) – Primary and Secondary River 
Corridors 

All new buildings and structures or additions in 
the Primary or Secondary River Corridor with a 
gross floor area of 20m2 or less and setback 20m 
or more from a flood protection structure 

The site is not within a Primary Corridor but is 
within the Secondary Corridor. Buildings exceed 
20m2 [Does not comply] 

General Rules (Chapter 14)   
14A 5.1 – Transportation Complies with the Standards listed in the 

Transport Appendix 
Transportation assessment conducted by Stantec 
outlines improvements to the roading 
surrounding the site. The proposed land use will 
exceed the 5,000m2 GFA for industrial activities. 
[Does not comply] 

14B 2.1 – Signs Permitted Activities Signs in all Activity Areas Signs shall meet the permitted activity standards 
for the proposed land use for the General Rural 
Zone and being within 50m of a State Highway. 
No signs shall be located on a roof.[Complies] 

14C 2.1 – Noise in General Rural Activity Area  Maximum 50dBA (7am – 10pm) 
Maximum 40dBA (10pm – 7am) 

Operating hours are nominated to be 7:30am to 
6:00pm with expected operational dBA maximum 
as observed by neighbouring sensitive receivers of 
48dBA. [Complies] 

14D 2.1 – Hazardous Facilities  The proposed activity does not expressly meet 
the definition of hazardous facility [Complies].  It 
is noted that any consents required for hazardous 
substances will be sought separately. 

14E 2.1 – Significant Natural, Cultural and 
Archaeological Resources 

The site is not within an identified Natural, 
Cultural and Archaeological area 

- 

14F – 2.1 Heritage Buildings and Structures The site does not contain heritage registered 
buildings or structures 

- 

14G – 2.1 Notable Trees The site does not contain any notable trees.  The 
consent to authorise bulk earthworks includes 
tree removal. 

- 
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WASTE MANAGEMENT (NZ) LTD – RESOURCE RECOVERY PARK COMPLIANCE WITH DISTRICT PLAN RULES 

Appendix 1: Assessment against Relevant Rules and Regulations – City of Lower Hutt District Plan 

14H – 2.1 Natural Hazards Restrict Discretionary Activities 
(a) All Structures and buildings on any site 

where the whole site or portion of the 
site falls within the Wellington Fault 
Special Study Area, excluding the 
following 

• Proposed accessory buildings 
which are not required for 
habitable or working purposes, 

• Utilities including associated 
uninhabited buildings which are 
Permitted Activities 

Note: This rule prevails over Rule 17.2.2 

The site includes the Wellington Fault Special 
Study Area. This have further been investigated to 
narrow down the Wellington fault zone area. No 
working purpose buildings are proposed within 
the fault zone area, proposed buildings are 
outside of this zone. Areas within the fault zone 
shall only be used for uninhabited buildings, 
storage, manoeuvring and parking. [Does not 
comply] 

14I – 2.1.1 (a) Ground Level The natural ground level may not be altered by 
more than 1.2m, measured vertically 

Development of the site will not result in altering 
the ground level beyond 1.2m vertically. 
[Complies] 

14I – 2.1.1 (b) Quantity Maximum volume of 50m3 Works to establish the warehouses and sealed 
surfaces onsite will exceed 15,000m3. [Does not 
comply] 

14I – 2.1.1(c) Baring Head, Pt 1A2 Parangarahu Not applicable - 
14I – 2.1.1(d) In the Primary and Secondary River 
Corridors 

Earthworks must be a minimum distance of 20m 
from a flood protection structure. 

Works onsite will be within 20m of the Hutt River 
stop banks but will be on a surface that is above 
predicted 1% AEP. [Does not comply] 

14J – Temporary Activities The proposed development does not propose any 
temporary activities as described in this section. 

- 

14K – Filming The proposed development does not propose any 
filming 

- 

14L – Renewable Energy Generation 
14L 2.1.2 – Roof mounted Solar Panels 

May exceed the permitted height of an activity 
area by no more than 1m 
May exceed the recession plan standard for an 
activity area by no more than 1m 
 

Proposed solar panels do not increase proposed 
building height by >1m. [Complies] 
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Appendix 4: Landscape and Visual Assessment, Visual Simulations and Planting 
Plan – Boffa Miskell 
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Boffa Miskell Ltd | Resource Recovery Park Proposal | Assessment of Landscape 

Effects | 19 December 2022 i 

Executive Summary 

1.1.1 Boffa Miskell Limited (BML) has been engaged by Building Solutions 
to undertake an Assessment of Landscape Effects report for a 
development proposal at 30 Benmore Crescent, Manor Park in Hutt 
City.  

1.1.2 The proposal is for a resource recovery park operations yard 
occupying 5.785 hectares in the south-western part of a 13.2-
hectare property (refer Appendix 2, Figure 1).   

1.1.3 The wider site is a discrete area of rural zoned land, roughly 
triangular in shape, bounded by Te Awa Kairangi/Hutt River to the 
south, SH2 to the west and north, and the rail line and part of the 
Manor Park residential area to the east. The site is not part of a 
wider rural landscape. 

1.1.4 The site is not currently occupied and has a mixed land cover of 
gravel clearings and vegetation. Dry Creek runs through the site with 
an associated band of vegetation along the creek corridor. The site 
has been heavily modified by earthworks and land use over time and 
it is unlikely the Creek follows a natural flow path.  

1.1.5 Vegetation across the site includes exotic and native species and a 
mix of trees and low vegetation cover. The vegetation and changes 
in ground level across the site limit views to and across the site.  

1.1.6 To the north and west of the site beyond the SH2 corridor is the 
Belmont Hills special amenity landscape and the Te Awa 
Kairangi/Hutt River corridor is also a special amenity landscape. The 
site itself occupies an area of the valley floor landscape between the 
two but is not part of either. 

1.1.7 The natural character of Dry Creek as it passes the proposed 
development area is currently low-moderate and will not change as 
a result of the proposed development, with a 10m setback between 
the development area and the creek. 

1.1.8 The proposed development (including landscape planting) will result 
in low adverse effects at a wider landscape scale, with low-
moderate adverse effects on the local landscape character due to 
mature vegetation removal and the introduction of large-scale 
building development. The site comprises a small component of the 
wider valley landscape. 

1.1.9 Visual effects from private and public viewpoints are mixed. From 
nearby public roads the viewers are likely less sensitive to any 
landscape change and views are relatively fleeting as people pass 
the site. Establishing planting, recessive, natural building colours 
and limiting signage on buildings will help reduce potential 
prominence of new buildings in the views and the buildings will be 
seen in the context of a mix of land use and development in the 
surrounding area.   



 

 

1.1.10 Viewers on the Hutt River Trail will be more sensitive to visible built 
development on the site as they will be moving more slowly and are 
travelling through a park like setting. While the site will only be 
intermittently visible for approximately 500m of the trail on either side 
of the river, the effects will range from none to moderate adverse 
the closer a viewer is to the site.  

1.1.11 Proposed planting along the site boundary and on the Hutt River 
corridor would be in keeping with the aspiration of the community 
and the GWRC and Hutt City Council River Environment Strategy to 
establish more native vegetation planting in the area while reducing 
visual effects as seen from either side of the Hutt River Trail. 

1.1.12 From private property to the east of the site views of the proposed 
development are from an elevated, distant location where planting 
will help integrate the development into the landscape rather than 
provide screening. The site will form a small component of a wider 
view of the valley floor and Belmont Hills with a range of land use 
and development in pockets visible on either side of Te Awa 
Kairangi/ Hutt River corridor. The development will result in a low 
adverse visual effect for these viewers.  

1.1.13 From private properties at the end of Mary Huse Grove, the 
proposed development is closer but viewed beyond the railway 
embankment that rises steeply at the back of the residential 
properties. Planting is proposed along the development site 
boundaries resulting in low-moderate adverse visual effects after 5 
years of planting establishment.  
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1.0 Introduction  

1.1 Scope of the report 

1.1.1 Boffa Miskell Limited (BML) have been engaged by Building Solutions to undertake 
an Assessment of Landscape Effects for a proposal to develop 5.785 hectares (the 
development Site) of a 13.2-hectare property for a resource recovery park 
operations yard. 

1.1.2 The development Site and wider property is zoned General Rural Activity Area and 
is situated at 30 Benmore Crescent, Manor Park in Hutt City, refer Appendix 2 Map 
1.  

1.1.3 The following Assessment of Landscape Effects evaluates the landscape and visual 
effects of the proposed development on the immediate and surrounding environment 
character.   

1.2 Other Relevant Technical Reports 

1.2.1 Site layout design was an iterative process as a range of technical reports were 
prepared to understand site opportunities and constraints. Geotechnical and flood 
impact assessments were undertaken to understand the flood risk to the site and the 
implications of the Wellington Faultline on site use and development.  

1.3 Assessment Process 

1.3.1 This assessment follows the concepts and principles outlined in Te Tangi a te Manu: 
Aotearoa New Zealand Landscape Assessment Guidelines1. A full methodology is 
outlined in Appendix 1 of this report. The effects ratings are based upon a seven-
point scale, which ranges from very low to very high. A graphic supplement has been 
included in Appendix 2, which includes a Site Context Plan, a Site Development 
Plan, Proposed Landscape Planting Plan, a Viewpoint Location Map and 
photographs/ illustrations of the proposed development from selected viewpoint 
locations.  

1.3.2 An initial site visit was carried out in March 2022. This was to the Site and area 
immediately surrounding to understand existing site conditions, character, and 
visibility of the Site. Additional site visits in April and September 2022 were to 
consider views to the site from further afield and assess visibility of the proposed 

 
1  ‘Te Tangi a te Manu: Aotearoa New Zealand Landscape Assessment Guidelines’, Tuia Pito Ora/NZILA, 2022 
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development in the context of ongoing site work and site layout plan development for 
the resource recovery park proposal.  

1.3.3 The Hutt Landscape Study Landscape Character Description (2012) and Hutt City 
Landscape Evaluation Draft Technical Assessment (2016) were used to inform this 
report. The documents were used to prepare the GWRC Regional Policy Statement 
(2013), the GWRC Proposed Natural Resources Plan (2019) and the Hutt City 
District Plan, providing landscape and natural character assessment and 
identification of Special Amenity Landscapes as required by the Resource 
Management Act (1991).   

1.3.4 A review of the Te Awa Kairangi/Hutt River Environmental Strategy2 and 
Management Plan and Operations Manual3 also informed this assessment, providing 
further context and strategic direction on the Te Awa Kairangi/Hutt River values, 
management and use. 

1.3.5 Appendix 2 includes a series of visual illustrations. These are intended to 
indicatively represent the proposed building locations and heights and assist in 
understanding the potential visibility of built development and effect on the 
landscape. A selection of eight viewpoints were chosen from where development is 
potentially most visible.  

2.0 Proposal Description 

2.1  The proposed development is to establish a resource recovery park operations 
business within the property. In summary, the proposal includes:  

• Six buildings ranging in size from a workshop building of 550m2 floor area with 
an 8m stud through to a RTS Operations Workshop with a floor area of 3,750m2 
and 12.68m in height.  

• Concrete hard stand and turning/manoeuvring areas for a range of vehicles 
including large trucks.  

• Truck wash, a covered canopy and bin storage areas and two weighbridges.   

• Landscape planting to the southern site boundary adjacent to Hutt River/Te 
Awa Kairangi land and along the north-eastern boundary and rail corridor 
boundaries.  

• Additional revegetation and screen planting is proposed within the adjacent 
GWRC land to the south and west of the property (refer Appendix 2, Figure 
3.1 and 3.2 for landscape plans).   

 
2 Boffa Miskell, 2018: Te Awa Kairangi/Hutt River Environmental Strategy: Action Plan, prepared for Greater Wellington 
Regional Council 
3 Boffa Miskell, 2022. Future of the Te Awa Kairangi/Hutt River Corridor: Environmental and Recreational Management 
Plan and Operations Manual. Report by Boffa Miskell Limited for Greater Wellington Regional Council. 
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• No development is proposed across the wider property in this resource consent 
application. 

2.1.1 A separate resource consent application has been submitted to seek approval for 
bulk earthworks that will result in a flat site for the proposed resource recovery park 
development. This assessment has been carried out based on new ground levels 
anticipated under the earthworks consent.  

For a detailed description of the proposed development please refer to the AEE 
prepared by Potentialis Planning.  

3.0 Relevant Statutory / Non-statutory Provisions  

3.1.1 The purpose of this section of the report is to outline the statutory matters that need 
to be considered that relate specifically to landscape, visual and natural character 
effects. The key statutory documents are:  

- The Resource Management Act (1991) 

- The GWRC Regional Policy Statement (RPS) 

- The GWRC Proposed Natural Resources Plan (PNRP) 

- Hutt City Council District Plan (HCDP) 

3.2 Resource Management Act 

3.2.1 The RMA provisions relevant to natural character, landscape and visual effects 
addressed in this report are in respect of: 

• Section 6(a) – the preservation of the natural character of the coastal 
environment, wetlands, lakes and rivers and their margins. 

• Section 7(c) – the maintenance and enhancement of amenity values 

• Section 7(f) – the maintenance and enhancement of the quality of the 
environment 
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3.2.2 Section 6(a) is a “matter of national importance” under the RMA while Section 7 
matters are identified as “other matters” which persons exercising functions and 
powers under the Act must “have particular regard to”. 

3.3 GWRC Regional Policy Statement (RPS)  

3.3.1 The RPS became operative in 2013 and provides the current framework for the 
sustainable management of the Region’s natural resources. 

3.3.2 Within the RPS, Objective 17 is relevant to the Region’s outstanding natural features 
and landscapes. Under this objective, Policies 26 and 50 require the identification, 
protection and management of outstanding natural features and landscapes. 
Objective 18 refers to the Region’s special amenity landscapes with policies 27 and 
28 referring to their identification and management.  

3.3.3 No outstanding natural features and landscapes or special amenity landscapes have 
been identified within the site in accordance with the RPS, however the adjacent 
Hutt River and the hills to the west are both special amenity landscapes (refer to 
Appendix 2, Figure 1). 

3.4 GWRC Proposed Natural Resources Plan (PNRP) 

3.4.1 Within the PNRP, the Hutt River is identified as a Category 2 Surface Waterbody. 
Areas of the Hutt River identified as significant are upstream of Kaitoke Weir and 
beyond the area of the river adjacent to the Site. Policy 24 of the Plan requires that 
significant adverse effects on areas of natural character outside the coastal marine 
area are avoided, remedied or mitigated. Policy 48 requires the adverse effects of 
activities on all other natural features and landscapes are avoided, remedied or 
mitigated. To date, GWRC or Hutt City Council have not carried out an assessment 
of natural character of the regions lakes and rivers and their margins. An 
assessment of effects on natural character is provided in section 5.2 below. 

3.5 Hutt City Council District Plan (HCDP) 

3.5.1 The Site is zoned General Rural under the Hutt City Council District Plan (HCDP). 
The Area Wide Issues section of the HCDP describes a wide range of anticipated 
use within the General Rural zone with a single objective at 1.10.7 “to protect and 
enhance the rural character, landscape and amenity values of the rural activity area”.   

3.5.2 The HCDP describes the General Rural Activity Areas at 8B 1.1.1 as follows in 
relation to Open Space Character and Amenity Values: 

Generally, the rural area is different from urban and rural residential areas because 
of the large land parcels and the low intensity of both the activities and buildings. To 
ensure the retention of the open space character and amenity values of the rural 
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area, the adverse effects of activities and subdivision must be appropriately 
managed. 

3.5.3 Policy 8B 1.1.1 states:  

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

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

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

3.5.4 Policy 8B 1.2.1 outlines Minimum Requirements for Sites and Buildings, in particular 
in relation to character and amenity and flood hazard management, noting: The size 
and shape of sites, the number and size of buildings and the location of buildings on 
the sites are important elements in determining the character and amenity values of 
rural areas. It is necessary to have conditions relating to these elements to ensure 
the character and amenity values of rural areas are maintained and that buildings 
and structures are sited to avoid or mitigate the adverse effects of flood hazards. 

3.5.5 Policy relevant to landscape and visual effects assessment follows with Explanation 
and Reasons: Minimum conditions which determine when and where buildings are 
located on a site contribute to the character, amenity values and adverse effects of 
flood hazards of rural areas. The first determinant of this is the minimum size and 
shape of sites. Once the subdivision pattern is established, the extent to which a site 
is built on, the relationship of buildings to boundaries, the height of buildings and the 
ability for daylight to enter the setback area are important on-site determinants of the 
overall character and amenity values of rural areas. 

3.5.6 The proposed development will enable operation of a resource recovery park 
business. The activity has been assessed as non-complying under the District Plan.   

3.5.7 General Rural Activity Area allows for a broad range of activities and includes 
permitted activity standards for development. Relevant to landscape and visual 
effects assessment, is a permitted building height of 8 metres (from pre-bulk 
earthworks ground level) with permitted site coverage of 1000m2 and two dwellings 
permitted per site. Minimum permitted site area is 15ha. 

3.5.8 There is also a Manor Park specific rule to manage flood risk that requires building 
on land over 28.0 msl which requires parts of the site to be raised through bulk 
earthworks (a separate consent application).  

Other relevant HCDP matters 

3.5.9 The HCDP does not contain rules that prevent the clearance of vegetation onsite. 
Therefore, under the current District Plan all vegetation onsite can be removed as a 
permitted activity (i.e. no resource consent required). This is an important part of the 



 

6 Boffa Miskell Ltd | Resource Recovery Park Proposal | Assessment of Landscape Effects | 19 December 2022 

context for the assessment of effects below. GWRC regional rules may restrict 
vegetation clearance within the bed of Dry Creek. However, this is outside the scope 
of the proposed consent application and no vegetation removal within the bed of the 
creek is proposed.  

3.5.10 The location of the Wellington Faultline and Wellington Fault Special Study Area 
overlay will influence development onsite. The proposed development plan outlines 
the location of the Wellington Faultline which has been defined through a 
geotechnical assessment. No building development is proposed within this area. 

3.6 Non- statutory material  

3.6.1 The following are the key non-statutory documents that relate to understanding the 
landscape values, development and management of Te Awa Kairangi/Hutt River 
which is adjacent to the site. 

• Te Awa Kairangi/Hutt River Environmental Strategy: Action Plan, prepared 
for Greater Wellington Regional Council (2018); 

• Future of the Te Awa Kairangi/Hutt River Corridor: Environmental and 
Recreational Management Plan and Operations Manual. Report by Boffa 
Miskell Limited for Greater Wellington Regional Council. (2022); 

• Hutt Landscape Study, Landscape Character Description (2012); and  

• Hutt City Landscape Evaluation Draft Technical Assessment (2016). 

3.6.2 The landscape study and evaluation reports were prepared to inform the Hutt City 
Council District Plan review that is currently being prepared and to give effect to the 
GWRC RPS. The landscape reports assist in understanding landscape context and 
values as described below in Section 4 of this report. 

3.6.3 The River Strategy and Management Plans outline management priorities, issues, 
opportunities, and implementation and provide context to considering the values 
associated with the river. The Future of the Te Awa Kairangi/Hutt River Corridor plan 
provides objectives and actions for river management that meet community 
aspirations of enhancing the natural environment and recreational activities of the Te 
Awa Kairangi/ Hutt River, its margins and the wider river corridor, whilst enabling 
flood protection objectives and operations to be achieved. It outlines the detail of 
how projects and actions identified in the Environmental Strategy will be achieved. 

3.6.4 A River Corridor Plan Project is identified in the River Corridor Plan with a proposal 
to carry out native planting adjacent to the Site and downstream of the Pomare rail 
bridge.  Planting in the River Corridor design guide includes potential to use poplars 
and willows but natives are identified as key in this area due to the potential to bridge 
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the narrow ‘gap’ connecting the native vegetation and habitat areas in the Belmont 
Hills to the north-west with the Stokes Valley hills to the south-east.  

4.0 Existing Environment 

4.1.1 This section describes the existing Site and its landscape context, including 
landscape values and available viewing audiences. This provides the baseline for 
the assessment of effects. 

4.2 Landscape Context 

4.2.1 The site is located approximately 7km north of central Lower Hutt, to the west of the 
established residential area of Manor Park, between State Highway 2 (SH2) and the 
Wairarapa railway line. Appendix 2, Figure 1 shows the site and surrounding 
context described below. 

4.2.2 The Te Awa Kairangi/Hutt River runs along the southern boundary of the Site. There 
is approximately 50 metres between the Site boundary and the Hutt River Trail 
public walkway. Vegetation cover and rising topography between the trail and the 
site limits views into the Site. The vegetation along the trail is varied with open grass 
areas adjacent to the trail, weed species to the west and poplar planting (for flood 
management) along sections of the river edge. This is a typical pattern of river edge 
vegetation in this area with views of the wider landscape limited by vegetation cover, 
topography and the river stop banks. 

4.2.3 To the north-west of the site, beyond the wider property boundary and SH2 corridor, 
the topography rises sharply up into the Belmont Hills. The Belmont Hills escarpment 
is part of the steep, heavily vegetated escarpment landscape that runs along the 
western side of SH2 from Wellington City out to the site and beyond. The SH2 
alignment follows along the bottom of the escarpment, also following the Wellington 
Faultline, and forms a recognisable feature of the Wellington landscape.  

4.2.4 The Site is located at the western edge of the river flats landscape where there is a 
mix of land use. The most prominent built features are the road and rail corridors, 
including SH2 and the interchange located approximately 100 metres to the north-
east of the Site entrance. The interchange provides access to Manor Park and 
Haywards Hill. There is a rail station with pedestrian over pass over the motorway 
approximately 400 metres to the north-east of the property entrance and a rail bridge 
over the river to the east of the site.  

4.2.5 There is residential development to the south of the Site beyond the river (Pomare) 
and north and east beyond the rail line (Manor Park). There is also residential 
development in the Stokes Valley hills, approximately 400 metres to the east beyond 
the rail line and river. Residential land use and other built development set amongst 
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or surrounded by the golf course, river corridor and vegetated steep hill sides, 
creates a landscape characterised by pockets of built development. 

4.2.6 The Manor Park Golf Course (part of the Hutt River Special Amenity Landscape 
(SAL)) occupies a large area to the north-east of the site contributing to the open 
space and vegetated character of the river corridor, while the housing along Mary 
Huse Grove to the east of the Site is tightly confined between the rail corridor and 
the river stop bank. The Site is similarly contained between SH2, the rail corridor and 
the river. 

4.2.7 Industrial and infrastructure related land uses are also evident in the landscape with 
Belmont Quarry, Allied Concrete and a paving company located along Hebden 
Crescent and the Haywards Sub Station on Haywards Hill Road. At the entrance to 
the site off Benmore Crescent there is a yard space with various buildings, storage 
and manoeuvring areas typical of light industrial land use.  

4.2.8 The Belmont Hills to the west of SH2, the Stokes Valley hills, the river, SH2 and the 
rail corridor create a local landscape pattern that is complex with a visible mix of land 
use and character. The steep escarpment, hill sides and river corridor remain largely 
undeveloped, with available flat areas developed for residential use.  This is 
reflected in the District Plan zones surrounding the site that include Extraction, 
General Recreation, General Residential and Business (refer to Appendix 3). The 
Site is not part of a larger rural landscape. 

4.2.9 In the wider context, the Site is located within the Hutt Valley Character Area4 as 
identified in the Hutt Landscape Study which includes the Hutt Valley floor and the 
lower portion of the hill slopes to the east. The Hutt Landscape Study (2012) notes 
that “Te Awa Kairangi/Hutt River is the dominant element of this landscape character 
area, and in combination with the Wellington fault has been instrumental in the 
formation of the entire valley”. The landscape surrounding the site is an area of the 
Hutt Valley where the valley floor narrows. The eastern hills of Stokes Valley extend 
down towards the river corridor and the escarpment landscape to the north-west 
rises steeply above State Highway 2 (SH2) and Hebden Crescent.  

4.2.10 The Hutt City Landscape Evaluation5 describes two Special Amenity Landscapes 
(SAL’s) that form part of the surrounding landscape context of the Site. These are 
the Hutt River SAL along the southern boundary of the Site and Manor Park, and the 
Belmont Hills SAL on the escarpment on the other side of SH2 (refer Appendix 2, 
Figure 1).  

4.2.11 The Belmont Hills SAL extends down to the valley floor parallel to the north-western 
Site boundary on the opposite side of the 50m wide Hebden Crescent and SH2 road 
corridor. The SAL has high6 sensory, and shared and recognised values, and 
medium natural scenic values. The landscape includes Belmont Regional Park with 
a range of recreational, cultural heritage and ecological values. While modified by a 
history of pastoral farming and other land use, there are still large areas of visible 

 
4 Hutt Landscape Study, Landscape Character Description (2012) 
5 Hutt City Landscape Evaluation Draft Technical Assessment (2016) 
6 On a scale 7-point scale ranging from very high to very low as per Best Practice guidance reference above. 
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forest cover and functioning ecosystems along the steep escarpment slopes and 
gullies.   

4.2.12 The Te Awa Kairangi/Hutt River SAL borders the southern boundary of the Site and 
has been assessed as having very high shared and recognised values due to the 
significance of the recreational values in this area. Cultural and heritage associations 
are also significant. Sensory values are high and natural science values are medium. 
The river floodplain landscape is described as “highly modified with a low level of 
naturalness, as evidenced by ongoing channel realignment, engineered stop banks, 
presence of roads and structures within the floodplain, and the introduction of large 
areas of exotic riparian vegetation.”    

4.2.13 The Site is not located within either SAL and the Site is a comparatively small 
component of the wider landscape context.  

4.3 Site Description  

4.3.1 Appendix 2, Figure 2 provides an aerial view of the site and immediate surrounds. 
The aerial view also shows boundary conditions, vegetation cover and the location of 
Dry Creek. Further vegetation clearance has occurred across the Site and wider 
13.2-hectare property, in preparation for earthworks and a planting programme along 
Dry Creek. 

4.3.2 The development site occupies a 5.8-hectare, wedge shaped, southwestern end of a 
13.2 property in Manor Park. There are currently two options to access the Site, 
travelling through the wider property and over one of two bridges across Dry Creek 
(refer Image (a) below).   
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Image (a): Sheds and hard stand areas within the site. View from within the site looking west across one of the Dry 
Creek crossings. The hills visible are the escarpment landscape beyond SH2.  

4.3.3 Dry Creek runs along the north-western boundary of the site with a proposed twenty-
metre planted corridor (via a separate earthworks consent) and building setback the 
entire length of the stream as it passes through the wider property. Existing 
vegetation along Dry Creek varies, with more native species and dense vegetation 
cover along the southern part of the boundary where the creek runs through GWRC 
land. Beyond the Creek is a narrow flat area of land, with SH2 along the north-
western boundary of the property (not part of the development Site). 

4.3.4 Less than ten metres beyond the southwestern corner of the site is the Hutt River 
Trail with a pedestrian and cycle bridge crossing over Dry Creek. The trail turns a 
90-degree bend with a section of timber paling fence between the site and the trail. 
The Hutt River Trail crosses Dry Creek and passes the higher topography of the Site 
to descend and continue along the river corridor up to the Pomare rail bridge. 

4.3.5 The eastern Site boundary drops steeply down to a narrow track at the bottom of the 
adjacent railway line embankment. To the north-east of the development Site is 
another flat area of disused land that is part of the wider property. 

4.3.6 There is a currently a bank that roughly divides the development Site into north-
eastern and south-western parts (refer to Image (b) below). The north-eastern, more 
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elevated portion of the site has mixed vegetation cover with piles of topsoil and 
rough ground towards the east (refer to Images (b) and (c) below).  

 
Image (b): Photograph from beyond the southern site boundary looking north across the site. At right of photo in the 
middle ground the slope between the two parts of the site is visible. Trees along Dry Creek are also visible in the middle 
ground at the centre of the photo.  
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Image (c): The upper part of the Site has a mix of vegetation cover with gravel areas and piles of soil to the left of the 
viewer. A rail corridor gantry is visible beyond the Site boundary in the middle distance and right of the photo. 

 

 
Image (d): View from within the site looking north illustrating mixed vegetation cover and ground conditions. The tall tree 
line is the location of the proposed north-eastern boundary of the resource recovery park site.  
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4.3.7 There is currently an open culvert lined with mature trees that delineates the north-
eastern site boundary and the eastern boundary runs along the rail corridor. Refer 
image (c) and (d) above. 

4.3.8 The south-western portion of the site encompasses flatter ground with a mix of 
vegetation (refer to Image (e) below).  

 
Image (e): Large, flat south-western corner of the Site. The light pole at right of photo is not within the site but part of the 
adjacent GWRC land along Te Awa Kairangi/Hutt River Corridor. This part of the Site is not visible from the River Trail 
due to topography, vegetation and the timber paling fence along part of the trail edge. 

4.3.9 Across the site there are areas of concrete hardstanding, gravel yards, piles of 
building materials and piles of soil. There are several tall light poles, of a similar size 
and height to streetlights and associated with past site use.  The poles are not 
contained within the Site and there is no obvious boundary line between the Greater 
Wellington Regional Council land to the south and the Site.  

4.3.10 The Site, the wider property and the surrounding area are not typically rural in 
character. There are no areas of agricultural or horticultural use, no fencing, yards or 
sheds that might prompt a viewer to appreciate a rural character. The site is unused 
and unmanaged with remnants of light industrial use visible in the gravel and 
concrete ground surfaces and fencing. The absence of many buildings is notable, 
when viewed from a distance, with a mix of open ground, trees and vegetation the 
prominent features associated with the Site. The site is not adjacent to or 
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surrounded by rural land. The site and wider property are not part of a rural 
landscape and there is no rural land use associated with the site. 

5.0 Assessment of Effects 

5.1.1 Landscape and visual impacts result from natural or induced change in the 
components, character or quality of the landscape. The proposed development will 
result in formal establishment of industrial type use including a range of buildings 
and site activity with subsequent changes in character and amenity.    

5.1.2 The landscape and visual effects generated as a result can be perceived as: 

• Positive (beneficial), contributing to the visual character and quality of the 
environment; 

• Negative (adverse), detracting from existing character and quality of 
environment; or 

• Neutral (benign), with essentially no effect on existing character or quality 
of environment. 

5.1.3 The degree to which landscape and visual effects are generated depend on several 
factors, these include: 

• The degree to which the outcomes of the development contrasts, or is 
consistent, with the qualities of the surrounding landscape; 

• The way in which the development area is observed and experienced, 
determined by the observer’s position relative to the area and its extent; 

• The distance and context within which the proposal is viewed / 
experienced; 

• The area or extent of visual catchment 

• The number of viewers, their location and situation - static, or moving; 

• The predictable and likely known / expected future character of the 
locality; and 

• The quality of the resultant landscape, its aesthetic values and 
contribution to the wider landscape character to the area. 

5.1.4 Change in a landscape does not of itself, constitute an adverse landscape or visual 
effect.   

5.1.5 The effects considered below are:  

- Natural Character effects 

- Landscape / rural character effects  
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- Visual amenity effects from public and private locations 

5.2 Natural Character Effects  
                Assessment of existing natural character 

5.2.1 In terms of natural character, the highest degree of naturalness occurs where there 
is the least amount of human induced modification. A change in land use and 
development as proposed will alter the natural character of the site. The significance 
of this effect is dictated by the size, location and sensitivity of the receiving 
environment.  

5.2.2 Dry Creek runs along the north-western boundary of the site, flowing from the 
Belmont Hills to the west and meeting Te Awa Kairangi/Hutt River to the southwest 
of the site. There are a range of conditions along the length of the creek margins as 
it runs through the wider property, however the vegetation is generally dominated by 
exotic weed species, such as blackberry with a high canopy of willows and 
eucalyptus. There are areas of regenerating native vegetation such as mahoe, 
kawakawa, karamu, tarata, puahou, harakeke and te kouka along the creek beyond 
the south-western site boundary.  

5.2.3 There are two existing culverts within the bed of Dry Creek with bridges that 
currently provide access to the Site. The presence of these culverts and bridges 
contributes to the level of modification of the Creek. Earthworks that have occurred 
at various stages across the site and wider property have changed natural overland 
flow and the stream bank gradients and heights. 

5.2.4 The Creek is well vegetated, but it is a modified environment with previous land use 
having negatively impacted natural character of the stream and stream corridor 
through native vegetation removal, weed species establishing and changes to 
natural overland flow. Overall, it has a moderate-low level of natural character.  

5.2.5 At a broader scale, the site sits adjacent to the Hutt River/Te Awa Kairangi corridor. 
The river corridor is a widely recognised landscape feature of the Hutt Valley that, 
along with seismic activity, played a key part in the formation of the landscape and 
continues to express natural processes and contribute to the natural character of the 
Hutt Valley. 

5.2.6 Due to human settlement in the valley landscape, the natural elements, patterns and 
processes associated with the river are modified and heavily managed.  In the 
immediate vicinity of the Site the Hutt River expresses a moderate level of 
modification. This includes the presence of engineered stop banks, earthworks 
(constructed groynes and the like) along the riverbanks, and road and rail bridges.  

5.2.7 The natural character is influenced by the presence of the Pomare rail bridge, 
recreation access tracks, significant areas of weed species and a large area of 
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exotic planting established to stabilise the river edge and protect the area from river 
erosion.  

5.2.8 Although the condition of this reach of the river and surrounding landscape is 
affected by flood management structures, housing development and planting of 
exotic riparian vegetation, the river and its vegetated margins provide a wildlife 
corridor with moderate natural character. The flood pulses of the river system and 
the presence of wildlife are important factors which contribute to natural character.  

5.2.9 The Hutt River/Te Awa Kairangi corridor adjacent to the site expresses a moderate-
low level of natural character. 

Assessment of natural character effects 

5.2.10 The Hutt River/Te Awa Kairangi corridor is adjacent to the development Site. There 
is no proposed development activity outside the Site boundary. The Proposed 
Landscape Planting Plan (refer to Appendix 2, Figures 3.1 and 3.2) includes a 
proposal for planting at the Site boundaries and across an area of the GWRC 
corridor adjacent to the site. The proposed planting will enhance the biodiversity 
value of the river corridor along this portion of the river, aligning with future plans by 
GWRC and HCC to carry out a native planting programme along this section of the 
river south of the Pomare rail bridge7.  

5.2.11 Proposed development will be set back from Dry Creek by a minimum of ten metres 
from the water flow centre line. This provides space for some existing vegetation to 
be retained with a proposal to clear weed species and establish new native planting 
along a 20 metre Dry Creek corridor. The Creek revegetation is not part of this 
resource consent application but is proposed through separate subdivision and 
earthworks consents.    

5.2.12 The proposal to establish Site access from the northeast will enable two existing 
culverts and bridges to be removed from Dry Creek. This will take away some of the 
elements of modification of the creek and enable water to flow more naturally. A 
separate consent application will be required for any work in the Creek, including the 
culvert removal and remediation and/or any stormwater outlets required to service 
the proposed Site development.  

5.2.13 The proposed development will result in the removal of all vegetation from within the 
Site. This includes large trees that provide shade to the creek. The short-term effect 
on natural character of Dry Creek from Site vegetation clearance will be low adverse. 
In the long term the effect on natural character will likely be neutral with similar 
margin conditions to those that exist now, albeit a change from predominantly exotic 
and weed species to a predominance of native planting.   

5.2.14 In the broader context of the Hutt River corridor, the proposed development will have 
a neutral effect on the natural character of the Hutt River. There will be a loss of 
vegetation across the Site and no discernible improvement to the water quality of the 
Hutt River. Consent for stormwater discharge to Dry Creek and any culvert removal 

 
7 Refer to the Future of the Te Awa Kairangi/Hutt River Corridor: Environmental and Recreational Management Plan 
and Operations Manual. Report by Boffa Miskell Limited for Greater Wellington Regional Council. (2022)  
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will be required and will be appropriately manage any effect on water quality and 
flow.  

5.2.15 Vegetation removal and construction of buildings, fencing and lighting will alter the 
experiential values associated with the part of the River Trail between the Pomare 
Bridge and the Taita Rock area on the opposite side of the River to the Site. This is a 
distance of approximately 500m of the River and views to the site from the River 
Trail will remain filtered by the willows along the river banks and other vegetation 
along the river corridor adjacent to the site boundary. Also, the site is set back from 
the river channel and riparian edge and is part of an already heavily modified river 
environment, reducing the perception of change in the overall experience of using 
the River Trail. 

5.2.16 Without planting to help screen development onsite from the Hutt River, there will be 
an adverse effect on the experiential component of the natural character of the Hutt 
River as a viewer passes the Site. Proposed buildings within the site (the largest 
12.68m in height) will be visible from the River Trail through vegetation within the 
Hutt River corridor. Appendix 2, Figure 4 provides viewpoints showing the worst-
case visibility of the proposed buildings without proposed screen planting and with 
planting that has had 5 years to establish. The Visual Amenity Effects section of this 
report (refer 5.5 below) considers visual effects in detail.  

5.2.17 The post development condition of Dry Creek and the Hutt River/Te Awa Kairangi 
environment will both continue to exhibit moderate-low natural character. The 
Table below provides a summary of natural character components and effects. 

 

Natural Character Description  Current 
Condition 

Post 
Development 
Condition 

Level of 
Effect 

Biophysical - Active Bed - Hutt River/Te Awa Kairangi   
• There will be no change to the natural form and flow of 

this section of the Hutt River/Te Awa Kairangi 
 

Biophysical – Active Bed - Dry Creek  
There will be no change to the Creek.   

Moderate - 
Low  
 
 
Low 

Moderate - 
Low  
 
 
Low 

Neutral 
 
 
 
Neutral 

Biophysical – River Margins - Hutt River/Te Awa Kairangi   
• There will be an increase in native planting along a short 

section of the Hutt River margins.  
 
Biophysical – River Margins - Dry Creek  

• The proposed development includes protection of a 20m 
corridor along the Creek.  

Moderate- 
Low 
 
 
 
Moderate- 
Low 

Moderate- 
Low 
 
 
 
Moderate - 
Low 
  

Neutral 
 
 
 
 
Neutral 

Experiential - Hutt River/Te Awa Kairangi   

• The proposed development will change experiential 
values associated with the Hutt River at a local scale 
(approximately 500m as a viewer passes the site) in the 

Moderate – 
Low 
 
 

Low (local),  
Moderate - 
Low (wider) 
 

Low 
adverse  
 
 



 

18 Boffa Miskell Ltd | Resource Recovery Park Proposal | Assessment of Landscape Effects | 19 December 2022 

Natural Character Description  Current 
Condition 

Post 
Development 
Condition 

Level of 
Effect 

short term. Once vegetation has established that assists 
in screening the proposed buildings from the Hutt River 
Trail, this change will be less evident. At a broader scale 
the experiential value of the Hutt River will not change 
with a wide range of land use visible adjacent to the 
River Trail. From elevated distance views (the 
residential properties to the east in Stokes Valley) there 
will be new development in the broader landscape view 
however this comprises only a small component of the 
view and is not entirely out of place or unexpected in the 
mixed-use landscape. 
 

Experiential – Dry Creek  
• The proposed development will change the landuse 

adjacent to a section of approximately 450m of the 
creek. The creek will become less vegetated, and the 
adjacent area will become a built environment. There is 
very limited opportunity for people to access the creek 
on the Site boundary and it will continue to be perceived 
as a modified waterbody. 
 

 
 
 
 
 
 
 
 
 
 
Moderate - 
Low 

 
 
 
 
 
 
 
 
 
 
Moderate - 
Low 

 
 
 
 
 
 
 
 
 
 
Neutral 

OVERALL NATURAL CHARACTER EFFECTS 
Hutt River/Te Awa Kairangi 
Dry Creek  

 
Neutral 
Neutral  

 

5.3 Landscape Effects 
Assessment of existing landscape character 

5.3.1 Landscape character is derived from the distinct and recognisable pattern of 
elements that occur consistently in a particular landscape. It reflects particular 
combinations of geology, landform, soils, vegetation, land use and features of 
human settlement. It creates the unique sense of place defining different areas of the 
landscape. 

5.3.2 The site is part of the Hutt Valley landscape as described in section 4.2 above. At a 
landscape scale, the development site is part of a comparatively small area of flat 
land, sandwiched between the Hutt River to the south and east (a Special Amenity 
Landscape) and the Belmont Hills to the north-west (also a Special Amenity 
Landscape). Refer to Appendix 2 for Site context plan. 

5.3.3 Other than an absence of built development, the site and wider property does not 
exhibit any rural character and is not part of a wider area of recognisable rural 
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landscape pattern. There is no agricultural or horticultural land use at the site or on 
adjacent land.  

5.3.4 The character of the property is most heavily influenced by the pattern of clearings 
and weed growth within a framework of taller trees along the length of Dry Creek, 
along the southern and eastern boundaries of the site and a stand that runs roughly 
east-west across the north-eastern edge of the Site. 

5.3.5 There are areas of established vegetation across the property, however overall, the 
area is unused and unmanaged. There are large areas where weeds are 
establishing on previously cleared ground and other areas where compaction of the 
ground and gravel cover is limiting any vegetation growth.  

Assessment of landscape effects 

5.3.6 The proposed development will enable establishment of a resource recovery park 
operation. A bulk earthwork consent application to establish a flat development area 
across the Site is currently under consideration by Hutt City Council. The site 
development and landscape plans at Appendix 2 assume approval of the 
earthworks with planting proposed to help integrate the development into the 
surrounding landscape and in particular the Te Awa Kairangi/Hutt River and Dry 
Creek corridor edges.    

5.3.7 The Site comprises a relatively small portion of the river flats and is contained by the 
varied land use and built features at a local scale (within approximately 500 metres 
of the site). The small size of the Site and location in relation to the river and hills of 
the Hutt Valley means that a change in land use as proposed will not noticeably 
impact the character and quality of the wider landscape.  

5.3.8 The proposed development will alter the character of the Site by enabling built 
development and use that would not ordinarily be anticipated in a rural zone. While 
the stream corridor will be protected adjacent to the Site (20m width along the 
stream), the majority of the existing vegetation onsite can be expected to be 
removed as part of the development. In the short term, this will result in built 
development being a more prominent feature in the landscape than it might 
otherwise be if it was seen settled amongst a framework of tall trees and vegetation 
at the site boundaries.  

5.3.9 The proposed landscape plan (refer Appendix 2, Figures 3.1 and 3.2) has been 
developed to provide for new vegetation to be established at the site boundaries and 
within the Te Awa Kairangi/Hutt River corridor. This planting will, in time, help 
partially screen development and integrate the development into the site. 

5.3.10 At a local scale (site and immediate surroundings), the proposed development will 
impact the character of the Hutt River/Te Awa Kairangi landscape context, changing 
the character of one side of the river landscape for approximately 500m of the river 
corridor. The prominence of vegetation, absence of buildings and feeling of being 
momentarily separated from the urban environment will change to an experience 
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that includes large scale buildings and activity visible (and likely audible) at the edge 
of the recreation area. 

5.3.11 The landscape plan includes an area of planting within the river corridor. The 
planting includes a native revegetation species mix with taller species to help 
mitigate visual effects of the proposed development. Once established (at 5 years) 
the new planting will also contribute to a change in the character of the stretch of 
river trail adjacent to the site with a prominence of native vegetation along the trail 
edge with buildings visible beyond.  

5.3.12 Both the addition of visible built development and new native vegetation will not be 
out of character in the immediate area and will be experienced along a short section 
of the trail by people moving through a varied landscape pattern of mixed use, built 
form and vegetation patterns.      

Summary of Landscape Effects 

5.3.13 The Site is part of a wider landscape that includes the Hutt River/Te Awa Kairangi 
and Belmont Hills Special Amenity Landscapes. However, the magnitude of change 
from the proposed development in relation to the scale of those landscapes will be 
low, with no direct effect on the identified SAL’s. While the change to the site will be 
permanent, the site comprises a small component (5.785ha) of the wider landscape 
and impacts will be limited to the immediate setting (within approximately 500m) 
rather than impacting the wider landscape character and quality.  

5.3.14 In summary, whilst the Site will undergo a substantial land use change through the 
proposed development, the Site does not form part of a wider rural landscape that 
exhibits a consistent rural landscape character across a large area. As a small area 
of land within a wider landscape with a broad mix of land use, the effect of the 
development on the wider landscape is considered low.  

5.3.15 The proposed landscape planting plan will integrate proposed development into the 
landscape, establishing site boundary vegetation and a new edge condition along a 
short section of the Te Awa Kairangi/Hutt River Trail where large buildings will be 
visible beyond a dense band of native vegetation planting.  

5.3.16 The proposed development (including landscape planting) will result in low adverse 
effects at a wider landscape scale, with low-moderate effects on the local 
landscape character due to mature vegetation removal and the introduction of large-
scale building development.  

5.4 Visual Catchment 

5.4.1 The visual catchment and viewing audience of the proposal was determined through 
three site visits and desktop assessment of aerial photography and mapping.  

5.4.2 In summary, the visual catchment is confined to limited views through vegetation to 
parts of the site from the Hutt River Trail (approximately 500m of the trail and on 
both sides of the River and south of the site around the pedestrian bridge ‘Craigs 



 

 Boffa Miskell Ltd | Resource Recovery Park Proposal | Assessment of Landscape Effects | 19 December 2022 21 

Crossing’), the Hutt River stop bank (adjacent to High Street), SH2 (for 
approximately 500m), Hebden Crescent, and the rail corridor (as it passes the site). 

5.4.3 The site is visible from the Mary Huse Grove intersection with Manor Park Road, 
from the small play area and river connection path on Mary Huse Grove and from 
the pedestrian overpass at Manor Park rail station. More distant views down into and 
across the entire site are available from residential property and roads along the 
hilltops of Stokes Valley.  

5.4.4 Section 4.2 of this report and the associated images in that section describe the site 
characteristics that influence the visual catchment with photographs from within the 
site. In summary, existing vegetation on site and in the surrounding landscape (i.e 
along Te Awa Kairangi/Hutt River and SH2 corridors), the rail corridor and Hutt River 
embankments and the rising topography of the Stokes Valley Hills and SH2 
escarpment are the key components that influence the extent of the visual 
catchment of the site.  

5.4.5 Appendix 2 contains a selection of representative viewpoints (considered in detail 
below) with an indicative outline of proposed building development across the Site. 
These visual representations are intended to illustrate potential effects of the 
proposed development at points where there is visibility of the site. The 
visualisations assume new ground levels across the Site as per a separate resource 
consent application (with Hutt City Council but not approved at the time of writing).  

5.5 Visual Amenity Effects  

5.5.1 Visual amenity is one component of what contributes to the amenity values of a 
place. Amenity value is defined as:8 ‘those natural or physical qualities and 
characteristics of an area that contribute to people’s appreciation of its pleasantness, 
aesthetic coherence, and cultural and recreational attributes’. 

5.5.2 Visual amenity effects are influenced by a number of factors including the nature of 
the proposal, the landscape absorption capability and the character of the site and 
the surrounding area. Visual amenity effects are also dependent on distance 
between the viewer and the proposal, the complexity of the intervening landscape 
and the nature of the view.  

Effects from public viewpoints 

5.5.3 Due to the location of the Site at the edge of the valley floor, the site and surrounding 
topography, and development and vegetation patterns in the wider landscape, there 
are limited public vantage points from which views towards the site are obtained and 
where visual effects require consideration. 

5.5.4 Public vantage points include parts of adjacent and nearby roads (SH2, Hebden 
Crescent and Mary Huse Grove) and the Hutt River/Te Awa Kairangi River Trail. 
From SH2 and Hebden Crescent, development within the Site will be visible from the 

 
8 Defined in s2 of the RMA 1991.   
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roads, but in oblique views for a short period of time and beyond the Dry Creek 
trees. From Mary Huse Grove, the local park and river connection walkway, built 
development within the Site will be visible in the middle distance beyond the rail line. 
Viewer sensitivity to change in the view from the roads is not considered high.  

5.5.5 Viewer sensitivity to change is considered higher for the river trail as people will be 
moving more slowly past the site either on foot or by bike. While there is a mix of 
conditions along the length of the river trail, including visible built development and 
infrastructure, large, prominent buildings close to the trail have the potential to 
detract from the recreation experience provided by the river landscape setting.  

5.5.6 Visual effects from public vantage points have been assessed as ranging from low-
moderate adverse to none as described below.  

Hutt River/Te Awa Kairangi  

5.5.7 The Site shares a boundary of approximately 390m in length with the Hutt River/Te 
Awa Kairangi margin. Between the water’s edge and the Site boundary is a varied 
landscape, with mixed vegetation cover including willows along the river edge, open 
grass area either side of the Hutt River Trail and predominantly weed species along 
the bank between the Trail and the Site.  

5.5.8 River trail users are exposed to a variety of conditions along the trail as described 
above and evident on site. The trail provides a recreation opportunity in a relatively 
natural environment setting. Users will be sensitive to any change that alters the 
landscape to the extent that it is dominated by built form. The scale of the river 
landscape means that even with residential areas and road, rail and river 
management infrastructure in the landscape, the trail experience feels like a linear 
park. There is a range of transient visual effects experienced as people move along 
the trail on either side of the river for a length of approximately 500m of trail.  

5.5.9 Appendix 2 VS1 (Figure 2) shows a view to the site from the Hutt River Trail on the 
opposite side of Te Awa Kairangi/Hutt River. Between Taita Rock and the Pomare 
Rail Bridge (approximately 500m of the Hutt River Trail) views are intermittently 
available to the site through the stands of river edge willow planting. VS1 (Figure 3 
and 4) illustrate the proposed development without planting and with planting (at 5 
years). Visual effects from this view are considered low adverse after 5 years of 
planting establishment due to the distance and screening effect of existing riverbank 
willows and proposed revegetation and screen planting. The hills and river 
landscape remain prominent components in the view. 

5.5.10 Along the trail on the northern side of the river, the Site boundary is situated beyond 
an existing line of vegetation that runs parallel to the trail (refer to Appendix 2 VS2 
(Figure 5). Proposed buildings will be set well back from the viewer, however rising 
ground levels and building bulk and height (12.68m) will mean the buildings will be a 
readily visible component of the view when travelling east along the trail.  

5.5.11 Travelling in a westerly direction along the trail, the proposed development will be 
visible as the viewer passes under the Pomare rail bridge, where there is an open 
view across the site to the two largest buildings. Appendix 2 VS3 (Figure 8) 
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illustrates the view and the mitigation provided (after 5 years growth) by the 
proposed planting scheme.   

5.5.12 While the buildings will appear large in these closer views to the site from the trail, 
there will be intervening vegetation to help screen views and space between the 
large buildings will allow intermittent views to the hills beyond. The existing condition 
of the area as the trail passes the site includes views of the rail bridge and overhead 
lines and old light poles. The fencing and vegetation give the area an unmanaged 
character where new, large buildings are less out of character than in the context of 
other areas of the trail such as the open and high amenity golf course landscape 
further east. Recreation trail users will pass the site with intermittent visibility of large 
buildings on one side and the unchanged river edge view on the other side. Visual 
effects range from none where intervening vegetation screens the site to low-
moderate adverse in the closest views from parts of the trail on the northern side of 
the river. 

5.5.13 The proposed development will not be visible beyond the vegetation along Dry 
Creek as viewed from the River Trail beyond the south west corner of the site. The 
view is illustrated in Appendix 2 VS7 (Figure 18). The existing paling fence across 
the creek (visible in the image) will screen views across the site and the trail then 
descends down to the Hutt River edge. Proposed planting at the corner of the site 
will provide additional screening should the fence be removed in the future by 
GWRC (refer to Appendix 2 Map 3 Landscape Plan).  

5.5.14 Mitigation planting as proposed along the southern site boundary will provide some 
screening of the proposed development over time. Native planting will be in keeping 
with the mixed vegetation character along the river corridor and aligns with work 
proposed in the Future of the Te Awa Kairangi/Hutt River Corridor Plan, to carry out 
additional planting native in this area (on the western side and to the south of 
Pomare Bridge). 

Mary Huse Grove 

5.5.15 Appendix 2 VS 4 (Figure 10) shows the view of the proposed development from the 
footpath and entrance to a public walkway connecting Mary Huse Grove to the Hutt 
River Trail. The view illustrates the visual effect with Figure 11 showing the 
mitigation planting at 5 years growth. A person will see this view in passing with the 
buildings in the middle distance and beyond the housing of Mary Huse Grove and 
the rail embankment and lines. The hills beyond remain prominent.  

5.5.16 Appendix 2 VS 5 (Figure 13) is a view from the opposite end of Mary Huse Grove at 
the intersection with Manor Park Road. The view is more distant, but the buildings 
are similarly set in the context of a foreground of a street view and houses. 

5.5.17 A viewer driving or walking along the road would not be highly sensitive to the 
addition of further buildings in the landscape as they will be viewing the Site in the 
context of existing residential development. The visual effects from Mary Huse 
Grove will be low-moderate adverse once planting has established that helps break 
up the scale of the visible buildings. 
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State Highway 2 and Hebden Crescent 

5.5.18 Transitory views of the site are available from SH2 and Hebden Crescent as a 
viewer passes the site in a vehicle. Appendix 2 VS6 illustrates a view from Hebden 
Crescent.  

5.5.19 There is a variety of land use either side along the length of SH2 as it passes 
through the Hutt Valley. Drivers pass areas of light industrial and business use, 
residential areas, the SH2 interchange areas and rail stops and areas where the 
river and escarpment provide a higher amenity landscape setting. The impression is 
one of mixed land use, particularly along the valley floor.  Drivers and passengers in 
cars will not be looking towards the Site for an extended period, they will drive past 
the site in approximately 18 seconds at 100km/hr. The viewing audience can 
therefore be considered less sensitive to an obvious change in the view along their 
journey. It is considered that the visual amenity effects of the proposed development, 
in this short stretch of SH2, are very low adverse.  

Visual effects from private vantage points 

5.5.20 The following analysis is based on observations from the Site visit looking out to the 
wider landscape for houses visible from the site (refer to Image below) as well as 
from desk-top research. The location of the site and surrounding land use and 
topography mean views to the site from residential areas are limited. The main 
locations from where the Site may be visible is from residences situated in the hills of 
Stokes Valley and Mary Huse Grove. Representative views from publicly accessible 
locations were obtained to represent the views from private dwellings as access to 
private property has not been obtained for the purpose of this assessment.  

 



 

 Boffa Miskell Ltd | Resource Recovery Park Proposal | Assessment of Landscape Effects | 19 December 2022 25 

View from the Site looking south-east to the hills of Stokes Valley. Very few houses are visible (on 
Aldersgate and Whitechapel Grove) where gaps in the trees on the hills below the housing areas allow 
views out. 

5.5.21 Appendix 2 VS2 (Figure 20) illustrates a view of the proposed built development on 
the site as seen from the end of Aldersgate Grove. Detailed assessment from three 
residential areas where views to the site can be obtained is outlined below. 

Address Distance 
from 
Site* 

Nature of 
View 

Description and assessment of potential visual 
effects 

2-9 
Aldersgate 
Grove 

600-690m Open The Site is part of a wide (over 180 degrees), elevated 
view across the Hutt Valley available from these 
houses. The river landscape, the hills beyond and 
associated skyline make up most of the view. Built 
development and infrastructure is visible, including 
residential housing, the river stop banks and rail and 
road corridors. The Belmont Quarry and the Haywards 
Sub Station are also visible. The Site is a component 
of the view, visibly contained between the river, SH2 
and the rail line.  

The proposal would change a part of the view but 
would not impact the visibility or prominence of the 
river, hills and skyline beyond. Initially viewers would 
notice a change in part of the view as development is 
established across the Site and vegetation is cleared. 
However, in time the development would appear as a 
discrete area of land use in a view that contains a 
variety of activity and land use set amongst the river 
and hills landscape.  

Given the distance between the houses and Site, the 
variety of existing land use in the view and the size of 
the Site relative to the expansive view, the visual effect 
would transition from low adverse as the Site 
undergoes development (construction effects) to very 
low once new site use and proposed vegetation is 
established.  

29, 30 
Whitechap
el Grove 

400m Open The assessment of visual effects from these residential 
properties is similar to above, with the same view 
available from these houses, albeit approximately 
200m closer. The existing outlook from these 
properties will be altered but not in a way that is 
uncharacteristic of the receiving landscape. The visual 
effect is considered low adverse.  

As noted above, this could be reduced further still with 
the proposed planting across the Site.  
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188B 
Eastern 
Hutt Road 

400m Glimpsed 
to No 
view. 

There is a small enclave of six houses near the 
Eastern Hutt Road and High Street round about. One 
of the houses is slightly elevated with glimpse views 
through the trees on their property towards the Site. 
The view is a more direct view across the valley to the 
Site rather than the elevated views described above.  

It is likely that the Site will form a component of the 
view, with the hills and skyline behind. The visual effect 
is considered very low adverse for the same reasons 
described above.  

In time, there is the potential for the effects to be 
reduced further still as vegetation within the 
homeowner’s property and along the river corridor 
grows, further filtering views across the valley floor.    

27, 31 & 32 
Mary Huse 
Grove 
houses 

40 – 50m View 
beyond 
rail 
embankm
ent from 
backyards 

Visibility of the site from Mary Huse Grove footpaths 
suggests that the proposed development will be visible 
from the backyards and views from windows within 
dwellings at the end of Mary Huse Grove. The steep 
railway embankment and associated vegetation 
between the houses and the site will limit views with 
only the upper portion of the operations workshop 
building likely visible with the SH2 escarpment hills 
beyond.    

The visual effect from these properties is considered 
moderate adverse due to the higher sensitivity of the 
viewers (being within their private property) and 
proximity balanced with the reduction in prominence 
associated with the railway embankment and hill 
context beyond. Views to the site from these properties 
could be reduced further through planting at their 
boundaries. Proposed mitigation planting within the 
site will reduce visibility after 5years, resulting in a low-
moderate adverse visual effect.  

 

Summary of Visual Amenity Effects 

5.5.22 The nature and location of the Site lends itself to a change in use that can be 
accommodated without significant change to the character and quality of the wider 
landscape, provided recommendations as outlined below are adopted. Localised 
visual effects and management of the Site interface with adjacent land use, including 
roads and high value public open space, can be mitigated with the provision of 
planting within and around the Site. The planting will fit well in the landscape, in time 
replicating established patterns of linear bands of tall trees associated with Dry 
Creek, the Site boundaries and changes in level across the Site. The bulk and scale 
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of the proposed buildings can be reduced as seen from key public vantage points as 
described above and visually integrated into the site and wider landscape.  

6.0 Recommendations 

6.1.1 The following mitigation measures are recommended to minimise adverse landscape 
and visual effects. If implemented the measures will assist with the development 
integrating into the surrounding landscape and provide opportunity to support natural 
values of Dry Creek and the Te Awa Kairangi/Hutt River.  

1. The proposed landscape plan will be implemented prior to construction of 
development on site. The Landscape Plan will include the following:  

• Buffer/screening planting along the boundary of the Site with the Hutt 
River/Te Awa Kairangi River Trail. Planting should include a mix of 
species, predominantly native with tall trees that provide some screening 
of proposed buildings and site activity and enhance biodiversity and 
amenity values.   

• The tallest and fastest growing species will be located closest to the 
proposed buildings to maximise screening potential.  

• A planting and management plan for a 20 m wide riparian margin along 
Dry Creek. This will improve habitat and amenity values along the Creek.   

• The rail corridor boundary will be planted, with sufficient space for large 
tree species to establish to provide screening as viewed from Mary Huse 
Grove. 

2. It is recommended that a condition of consent is included to control building 
colour to a dark green or dark grey (coloursteel Karaka, Ironsand or similar) to 
help reduce the prominence of the buildings as seen against boundary 
vegetation and the escarpment hills in views from the south, east and north east 
of the Site.  

3. There should be no signs or advertising on the southern, western or eastern 
building facades along the Hutt River site boundary to ensure building 
prominence is minimised as far as possible. 
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7.0 Conclusions  

7.1.1 While currently zoned General Rural, the Site does not display a typically rural 
character, is not part of a wider rural landscape and does not contribute in any 
significant way to the rural character of the Hutt Valley. 

7.1.2 The proposed development will result in a change to the character of the Site. 
Development can be spatially and visually contained by existing and proposed 
vegetation and land use and the implementation of a mitigation landscape plan as 
described above.   

7.1.3 The site forms a relatively small component part of the wider Hutt Valley landscape 
and development will not unduly detract from the amenity, character and values 
associated with the receiving landscape, provided planting within the site can be 
retained and/or established as described above.  

7.1.4 The landscape and visual effects are summarised in the table below. This includes 
the effects without mitigation and the effects with mitigation.   

 

VIEWER Nature & Level of 
Effect (no 
mitigation) 

Mitigation proposed Nature & Level of 
Effect (with 
mitigation) 

Hutt River Trail Range from none to 
moderate adverse  

Planting along the 
Hutt River Site 
boundary including 
within GWRC land  

Range from none to 
low-moderate 
adverse  

SH2 + Hebden 
Crescent 

Very Low adverse Retention of Dry 
Creek vegetation 
(not part of this 
consent application) 

Very Low adverse 

Mary Huse Grove Low-moderate 
adverse 

Planting along the 
site boundaries. 

Low-moderate adverse 

Private property Whitechapel Grove, 
Aldersgate Grove & 
Eastern Hutt Rd  

Low adverse (short 
term) 

 

 

Landscape planting 

 

 

 

Very Low adverse 
(long term) 

 

 Mary Huse Grove 

Moderate adverse 
(short term) 

 

Landscape planting 

 

Low-Moderate adverse 
(long term) 
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LANDSCAPE Low (landscape 
scale) 

Landscape planting Low (landscape scale) 

 Moderate (local 
scale) 

Landscape planting Low-Moderate (local 
scale) 
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APPENDIX 1:  
Natural Character and Landscape Effects Assessment Method 

26 August 2022 

Introduction  
The Natural Character and Landscape Effects Assessment (NCLEA) process provides a framework for assessing 
and identifying the nature and level of likely effects that may result from a proposed development. Such effects 
can occur in relation to changes to physical elements, changes in the existing character or condition of the 
landscape and the associated experiences of such change. In addition, the landscape assessment method 
includes an iterative design development processes, which seeks to avoid, remedy or mitigate adverse effects 
(see Figure 1).  

This outline of the landscape and visual effects assessment methodology has been undertaken with reference to 
the Te Tangi A Te Manu: Aotearoa New Zealand Landscape Assessment Guidelines and its signposts to 
examples of best practice, which include the Quality Planning Landscape Guidance Note9 and the UK 
guidelines for landscape and visual impact assessment10. 

 

 

 

 

 

 

 

 

 

  

When undertaking any landscape assessment, it is important that a structured and consistent approach is 
used to ensure that findings are clear and objective.  Judgement should be based on skills and experience and 
be supported by explicit evidence and reasoned argument.   

While natural character, landscape and visual effects assessments are closely related, they form separate 
procedures.  Natural character effects consider the characteristics and qualities and associated degree of 
modification relating specifically to waterbodies and their margins, including the coastal environment. The 
assessment of the potential effects on landscape considers effects on landscape character and values. The 
assessment of visual effects considers how changes to the physical landscape affect the viewing audience.  The 
types of effects can be summarised as follows: 

 

 

 

 

 
 

 
9 http://www.qualityplanning.org.nz/index.php/planning-tools/land/landscape 
10 Landscape Institute and Institute of Environmental Management and Assessment (2013) Guidelines for Landscape and 
Visual Impact Assessment, 3rd Edition (GLVIA3) 
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Figure 1: Design feedback loop  

Design ‘Freeze’ for purposes of 
 

L & V Effects Assessment  

Landscape effects:  Change in the physical landscape, which may affect its characteristics 
  

Visual effects:  Consequences of change on landscape values as experienced in views 
   

Natural Character effects:  Change in the characteristics or qualities including the level of 
naturalness 
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The policy context, existing landscape resource and locations from which a development or change is visible, all 
inform the ‘baseline’ for landscape and visual effects assessments.  To assess effects, the first step requires 
identification of the landscape’s character and values including the attributes on which such values depend. 
This requires that the landscape is first described, including an understanding of relevant physical, sensory and 
associative landscape dimensions. This process, known as landscape characterisation, is the basic tool for 
understanding landscape character and may involve subdividing the landscape into character areas or types.  
The condition of the landscape (i.e. the state of an individual area of landscape or landscape feature) should also 
be described together with, a judgement made on the value or importance of the potentially affected landscape. 

Natural Character Effects 
In terms of the RMA, natural character specifically relates to the coastal environment as well as freshwater 
bodies and their margins. The RMA provides no definition of natural character.  RMA, section 6(a) considers 
natural character as a matter of national importance:  

…the preservation of the natural character of the coastal environment (including the coastal 
marine area), wetlands, and lakes and rivers and their margins, and the protection of them 
from inappropriate subdivision, use, and development. 

Natural character comprises the natural elements, patterns and processes of the coastal environment, 
waterbodies and their margins, and how they are perceived and experienced.  This assessment interprets natural 
character as being the degree of naturalness consistent with the following definition: 

Natural character is a term used to describe the naturalness of waterbodies and their margins. The 
degree or level of natural character depends on: 

• The extent to which natural elements, patterns and processes occur;  

• The nature and extent of modifications to the ecosystems and landscape/seascape; 

• The highest degree of natural character (greatest naturalness) occurs where there is least 
modification; and 

• The effect of different types of modification upon the natural character of an area varies with 
the context and may be perceived differently by different parts of the community. 

The process to assess natural character involves an understanding of the many systems and attributes that 
contribute to waterbodies and their margins, including biophysical and experiential factors. This can be supported 
through the input of technical disciplines such as marine, aquatic and terrestrial ecology, and landscape 
architecture.  

Defining the level of natural character  

The level of natural character is assessed in relation to a seven-point scale. The diagram below illustrates the 
relationship between the degree of naturalness and degree of modification.  A high level of natural character 
means the waterbody is less modified and vice versa. 

 

 

 

 

Scale of assessment 

When defining levels of natural character, it is important to clearly identify the spatial scale considered.  The scale 
at which natural character is assessed will typically depend on the study area or likely impacts and nature of a 
proposed development. Within a district or region-wide study, assessment scales may be divided into broader 
areas which consider an overall section of coastline or river with similar characteristics, and finer more detailed 
‘component’ scales considering separate more local parts, such as specific bays, reaches or escarpments. The 
assessment of natural character effects has therefore considered the change to attributes which indicate levels of 
natural character at a defined scale. 

Very High High 
Moderate -
High Moderate Moderate - 

Low Low Very Low 

Degree of modification 
Degree of Naturalness 
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Effects on Natural Character  

An assessment of the effects on natural character of an activity involves consideration of the proposed changes 
to the current condition compared to the existing. This can be negative or positive. 

 
The natural character effects assessment involves the following steps;   

• assessing the existing level of natural character; 
• assessing the level of natural character anticipated (post construction); and 
• considering the significance of the change 

Landscape Effects 
Assessing landscape effects requires an understanding of the landscape resource and the magnitude of change 
which results from a proposed activity to determine the overall level of landscape effects. 

Landscape Resource 

Assessing the sensitivity of the landscape resource considers the key characteristics and qualities. This involves 
an understanding of both the ability of an area of landscape to absorb change and the value of the landscape.  

Ability of an area to absorb change 

This will vary upon the following factors: 

• Physical elements such as topography / hydrology / soils / vegetation; 
• Existing land use; 
• The pattern and scale of the landscape; 
• Visual enclosure / openness of views and distribution of the viewing audience; 
• The zoning of the land and its associated anticipated level of development; 
• The scope for mitigation, appropriate to the existing landscape. 

The ability of an area of landscape to absorb change takes account of both the attributes of the receiving 
environment and the characteristics of the proposed development. It considers the ability of a specific type of 
change occurring without generating adverse effects and/or achievement of landscape planning policies and 
strategies.   

The value of the Landscape 

Landscape value derives from the importance that people and communities, including tangata whenua, attach to 
particular landscapes and landscape attributes. This may include the classification of Outstanding Natural 
Feature or Landscape (ONFL) (RMA s.6(b)) based on important physical, sensory and associative landscape 
attributes, which have potential to be affected by a proposed development. A landscape can have value even if it 
is not recognised as being an ONFL. 

Magnitude of Landscape Change  

The magnitude of landscape change judges the amount of change that is likely to occur to areas of landscape, 
landscape features, or key landscape attributes.  In undertaking this assessment, it is important that the size or 
scale of the change is considered within the geographical extent of the area influenced and the duration of 
change, including whether the change is reversible. In some situations, the loss /change or enhancement to 
existing landscape elements such as vegetation or earthworks should also be quantified.   

When assessing the level of landscape effects, it is important to be clear about what factors have been 
considered when making professional judgements. This can include consideration of any benefits which result 
from a proposed development.  Table 1 below helps to explain this process. The tabulating of effects is only 
intended to inform overall judgements. 

 



 

34 Boffa Miskell Ltd | Resource Recovery Park Proposal | Assessment of Landscape Effects | 19 December 2022 

Contributing Factors Higher Lower 
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Ability to 
absorb 
change 

The landscape context has limited existing 
landscape detractors which make it highly 
vulnerable to the type of change resulting 
from the proposed development.   

The landscape context has many detractors and can 
easily accommodate the proposed development 
without undue consequences to landscape character.   

The value of 
the landscape 

The landscape includes important 
biophysical, sensory and shared and 
recognised attributes. The landscape 
requires protection as a matter of national 
importance (ONF/L). 

The landscape lacks any important biophysical, 
sensory or shared and recognised attributes.  The 
landscape is of low or local importance. 

M
ag

ni
tu

de
 o

f 
C

ha
ng

e 

Size or scale  
 

Total loss or addition of key features or 
elements.  
Major changes in the key characteristics of 
the landscape, including significant 
aesthetic or perceptual elements. 

The majority of key features or elements are retained. 
Key characteristics of the landscape remain intact 
with limited aesthetic or perceptual change apparent. 

Geographical 
extent  

Wider landscape scale. Site scale, immediate setting. 

Duration and 
reversibility  

Permanent.   
Long term (over 10 years). 

Reversible. 
Short Term (0-5 years). 

Table 1: Determining the level of landscape effects 

Visual Effects 
Visual effects are a subset of landscape effects. They are consequences of change on landscape values as 
experienced in views. To assess the visual effects of a proposed development in a landscape, a visual baseline 
must first be defined. The visual ‘baseline’ forms a technical exercise which identifies the area where the 
development may be visible, the potential viewing audience, and the key representative public viewpoints from 
which visual effects are assessed.  

Field work is used to determine the actual extent of visibility of the site, including the selection of 
representative viewpoints from public areas. This stage is also used to identify the potential ‘viewing 
audience’ e.g. residential, visitors, recreation users, and other groups of viewers who can see the site. 
During fieldwork, photographs are taken to represent views from available viewing audiences. 

The viewing audience comprises the individuals or groups of people occupying or using the 
properties, roads, footpaths and public open spaces that lie within the visual envelope or ‘zone of 
theoretical visibility (ZTV)’ of the site and proposal. 

The Sensitivity of the viewing audience  

The sensitivity of the viewing audience is assessed in terms of assessing the likely response of the viewing 
audience to change and understanding the value attached to views.  

Likely response of the viewing audience to change 

Appraising the likely response of the viewing audience to change is determined by assessing the occupation or 
activity of people experiencing the view at particular locations and the extent to which their interest or activity may 
be focussed on views of the surrounding landscape. This relies on a landscape architect’s judgement in respect 
of visual amenity and the reaction of people who may be affected by a proposal.  This should also recognise that 
people more susceptible to change generally include: residents at home, people engaged in outdoor recreation 
whose attention or interest is likely to be focussed on the landscape and on particular views; visitors to heritage 
assets or other important visitor attractions; and communities where views contribute to the wider landscape 
setting.  

Value attached to views 

The value or importance attached to particular views may be determined with respect to its popularity or numbers 
of people affected or reference to planning instruments such as viewshafts or view corridors. Important 
viewpoints are also likely to appear in guide books or tourist maps and may include facilities provided for its 
enjoyment. There may also be references to this in literature or art, which also acknowledge a level of recognition 
and importance. 

Magnitude of Visual Change  

The assessment of visual effects also considers the potential magnitude of change which will result from views of 
a proposed development.  This takes account of the size or scale of the effect, the geographical extent of views 
and the duration of visual change, which may distinguish between temporary (often associated with construction) 
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and permanent effects where relevant.  Preparation of any simulations of visual change to assist this process 
should be guided by best practice as identified by the NZILA11.  

Visual Simulations 
As part of the assessment process, visual simulations have been prepared in accordance with NZILA Best 
Practice Guide: Visual Simulations BPG 10.212. This has entailed taking digital photographs from each of the 
identified viewpoints and recording their GPS locations. Preparation of visual simulations required the 
preparation of a 3D model of the proposed bridge supplied by Kiwirail.  The GPS coordinates for each viewpoint 
were also added to the model and using the same focal length parameters as that of the camera, an image of the 
3D wire frame of the proposed landform was then generated for each viewpoint. This was then registered over 
the actual photograph, using known reference points to bring the two together.  The surface of the proposed 
landform was then rendered to approximate the likely appearance of the Site.  

 

When determining the overall level of visual effect, the nature of the viewing audience is considered together with 
the magnitude of change resulting from the proposed development. Table 4 has been prepared to help guide this 
process: 

Contributing Factors Higher Lower Examples 

Th
e 
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Ability to 
absorb 
change 
 

Views from dwellings and 
recreation areas where attention is 
typically focussed on the 
landscape. 

Views from places of employment 
and other places where the focus is 
typically incidental to its landscape 
context. Views from transport 
corridors.   

Dwellings, places of work, 
transport corridors, public 
tracks 

Value 
attached to 
views 
 

Viewpoint is recognised by the 
community such as an important 
view shaft, identification on tourist 
maps or in art and literature.  
High visitor numbers. 

Viewpoint is not typically recognised 
or valued by the community. 
 
 
Infrequent visitor numbers. 

Acknowledged 
viewshafts, Lookouts 

M
ag

ni
tu

de
 o

f C
ha
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Size or scale  
 

Loss or addition of key features in 
the view. 
High degree of contrast with 
existing landscape elements (i.e. in 
terms of form scale, mass, line, 
height, colour and texture). 
 
Full view of the proposed 
development. 

Most key features of views retained. 
 
Low degree of contrast with existing 
landscape elements (i.e. in terms of 
form scale, mass, line, height, colour 
and texture. 
Glimpse / no view of the proposed 
development. 

- Higher contrast/ Lower 
contrast. 

- Open views, Partial 
views, Glimpse views 
(or filtered); No views 
(or obscured) 

 

Geographical 
extent  
 

Front on views. 
Near distance views; 
Change visible across a wide area. 

Oblique views. 
Long distance views. 
Small portion of change visible. 

- Front or Oblique views. 
- Near distant, Middle 

distant and Long 
distant views 

Duration and 
reversibility  

Permanent.   
Long term (over 15 years). 

Transient / temporary.  
Short Term (0-5 years). 

- Permanent (fixed), 
Transitory (moving) 

 
Table 2:  Determining the level of visual effects  

Nature of Effects 
In combination with assessing the level of effects, the landscape and visual effects assessment also considers 
the nature of effects in terms of whether this will be positive (beneficial) or negative (adverse) in the context within 
which it occurs.   Neutral effects can also occur where landscape or visual change is benign.  

It should also be noted that a change in a landscape does not, of itself, necessarily constitute an adverse 
landscape or visual effect. Landscape is dynamic and is constantly changing over time in both subtle and more 
dramatic transformational ways; these changes are both natural and human induced.  What is important in 
managing landscape change is that adverse effects are avoided or sufficiently mitigated to ameliorate the effects 
of the change in land use. The aim is to provide a high amenity environment through appropriate design 
outcomes.   

This assessment of the nature effects can be further guided by Table 2 set out below: 

Nature of effect Use and Definition 
Adverse (negative): The activity would be out of scale with the landscape or at odds with the local pattern and 

landform which results in a reduction in landscape and / or visual amenity values 

 
11 Best Practice Guide: Visual Simulations BPG 10.2, NZILA 
12 Best Practice Guide: Visual Simulations BPG 10.2, NZILA 
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Neutral (benign): The activity would be consistent with (or blend in with) the scale, landform and pattern of the 
landscape maintaining existing landscape and / or visual amenity values 

Beneficial (positive): The activity would enhance the landscape and / or visual amenity through removal or 
restoration of existing degraded landscape activities and / or addition of positive elements or 
features 

Table 1: Determining the Nature of Effects 

Cumulative Effects 
This can include effects of the same type of development (e.g. bridges) or the combined effect of all past, present 
and approved future development13 of varying types, taking account of both the permitted baseline and receiving 
environment. Cumulative effects can also be positive, negative or benign.  

Cumulative Landscape Effects 
Cumulative landscape effects can include additional or combined changes in components of the landscape and 
changes in the overall landscape character. The extent within which cumulative landscape effects are assessed 
can cover the entire landscape character area within which the proposal is located, or alternatively, the zone of 
visual influence from which the proposal can be observed.  

Cumulative Visual Effects 
Cumulative visual effects can occur in combination (seen together in the same view), in succession (where the 
observer needs to turn their head) or sequentially (with a time lapse between instances where proposals are 
visible when moving through a landscape). Further visualisations may be required to indicate the change in view 
compared with the appearance of the project on its own.  

Determining the nature and level of cumulative landscape and visual effects should adopt the same approach as 
the project assessment in describing both the nature of the viewing audience and magnitude of change leading to 
a final judgement. Mitigation may require broader consideration which may extend beyond the geographical 
extent of the project being assessed.  

Determining the Overall Level of Effects 
The landscape and visual effects assessment conclude with an overall assessment of the likely level of 
landscape and visual effects. This step also takes account of the nature of effects and the effectiveness of any 
proposed mitigation. The process can be illustrated in Figure 2: 

 

Figure 2: Assessment process  

This step informs an overall judgement identifying what level of effects are likely to be generated as indicated in 
Table 3 below.  This table which can be used to guide the level of natural character, landscape and visual effects 
uses an adapted seven-point scale derived from Te Tangi A Te Manu. 

Effect Rating Use and Definition 
Very High: Total loss of key elements / features / characteristics, i.e. amounts to a complete change of 

landscape character and in views. 

High: 
Major modification or loss of most key elements / features / characteristics, i.e. little of the 
pre-development landscape character remains and a major change in views.  Concise 
Oxford English Dictionary Definition 
High: adjective- Great in amount, value, size, or intensity.  

Moderate- High: 
Modifications of several key elements / features / characteristics of the baseline, i.e. the 
pre-development landscape character remains evident but materially changed and 
prominent in views. 

Moderate: 
Partial loss of or modification to key elements / features / characteristics of the baseline, 
i.e. new elements may be prominent in views but not necessarily uncharacteristic within 
the receiving landscape. 

 
13 The life of the statutory planning document or unimplemented resource consents. 

Landscape 
Resource & 

Viewing Audience
(Sensitivity)

Magnitude 
of  Change

Level of 
Effect

Nature 
of effect
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Concise Oxford English Dictionary Definition 
Moderate: adjective- average in amount, intensity, quality or degree 

Low – Moderate: 
Minor loss of or modification to one or more key elements / features / characteristics, i.e. 
new elements are not prominent within views or uncharacteristic within the receiving 
landscape. 

Low: 

Little material loss of or modification to key elements / features / characteristics. i.e. 
modification or change is not uncharacteristic or prominent in views and absorbed within 
the receiving landscape. 
Concise Oxford English Dictionary Definition 
Low: adjective- 1. Below average in amount, extent, or intensity.   

Very Low: Negligible loss of or modification to key elements/ features/ characteristics of the baseline, 
i.e. approximating a ‘no change’ situation and a negligible change in views. 

Table 3: Determining the overall level of landscape and visual effects 

Determination of “minor” 
Decision makers determining whether a resource consent application should be notified must also assess 
whether the effect on a person is less than minor14 or an adverse effect on the environment is no more than 
minor15. Likewise, when assessing a non-complying activity, consent can only be granted if the s104D ‘gateway 
test’ is satisfied.  This test requires the decision maker to be assured that the adverse effects of the activity on the 
environment will be ‘minor’ or not be contrary to the objectives and policies of the relevant planning documents. 

These assessments will generally involve a broader consideration of the effects of the activity, beyond the 
landscape and visual effects.  Through this broader consideration, guidance may be sought on whether the likely 
effects on the landscape or effects on a person are considered in relation to ‘minor’. It must also be stressed that 
more than minor effects on individual elements or viewpoints does not necessarily equate to more than minor 
landscape effects.  In relation to this assessment, moderate-low level effects would generally equate to ‘minor’ 
(see Table 4). Where low effects occur, it may be necessary to assess whether this is minor. 

The third row highlights the word ‘significant’. The term ‘significant adverse effects’ applies to particular RMA 
situations, namely as a threshold for the requirement to consider alternative sites, routes, and methods for 
Notices of Requirement under RMA s171(1)(b), the requirements to consider alternatives in AEEs under s6(1)(a) 
of the 4th Schedule. It may also be relevant to tests under other statutory documents such as for considering 
effects on natural character of the coastal environment under the NZ Coastal Policy Statement (NZCPS) Policy 
13 (1)(b) and 15(b). 

very low low low-mod moderate mod-high high very high 
 

less than minor minor more than minor 
   significant16 

Table 4: Determining adverse effects for notification determination, non-complying activities and significance 

 

 

 
14 RMA, Section 95E 
15 RMA Section 95D 
16 To be used only about Policy 13(1)(b) and Policy 15(b) of the New Zealand Coastal Policy Statement (NZCPS), where the 
test is ‘to avoid significant adverse effects’. 
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VS1: River Trail East Side  Hutt River
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VS1: River Trail East Side  Hutt River

Proposed View with Mitigation Planting (after 5 years)
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VS4: Mary Huse Grove

Existing View
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VS4: Mary Huse Grove

Proposed View
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Figure 11
VS4: Mary Huse Grove

Proposed View with Mitigation Planting (after 5 years)
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Figure 12
VS5: Mary Huse Grove

Existing View
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Figure 13
VS5: Mary Huse Grove

Proposed View
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Figure 14
VS5: Mary Huse Grove

Proposed View with Mitigation Planting (after 5 years)
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Figure 15
VS6: Hebden Crescent

Existing View
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Figure 16
VS6: Hebden Crescent

Proposed View
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Figure 17
VS6: Hebden Crescent

Proposed View with Mitigation Planting (after 5 years), none visible
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Existing View

Proposed View (Proposed Buildings not Visible)

VS7: River Trail Looking North
Figure 18
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Figure 19
VS8: Aldersgate Grove

Existing View

DRAFT



Vi
ew

po
in

t D
et

ai
ls

File Ref: BM210903_TeRangahaeata_Business_Park_Figures.indd

Data Sources:

RESOURCE RECOVERY PARK DEVELOPMENT

Date: 6 December 2022  |  Revision: 0

Project Manager: Bec.Ramsey@boffamiskell.co.nz  |  Drawn: DIr  |  Checked: BRa
Plan prepared for Richard Burell by Boffa Miskell Limited

This plan has been prepared by Boffa Miskell Limited on 
the specific instructions of our Client. It is solely for our 
Client’s use in accordance with the agreed scope of work. 
Any use or reliance by a third party is at that party’s own 
risk.  Where information has been supplied by the Client 
or obtained from other external sources, it has been 
assumed that it is accurate. No liability or responsibility 
is accepted by Boffa Miskell Limited for any errors or 
omissions to the extent that they arise from inaccurate 
information provided by the Client or any external source. 

Horizontal Field of View	 : 74°
Vertical Field of View	 : 25°
Projection	 : NA
Image Reading Distance @ A3 is 25 cm

www.boffamiskell.co.nz

NZTM Easting	 :	 1765477 mE
NZTM Northing	 : 5440534 mN
Elevation/Eye Height	 :	100.0m / 1.6m
Date of Photography	 :	3:41pm 11 April 2022 NZST

Figure 20
VS8: Aldersgate Grove

Proposed View
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Figure 21
VS8: Aldersgate Grove

Proposed View with Mitigation Planting (after 5 years) 
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7.9 The example noted above is based on a 50mm focal length lens. Where a 100mm lens is used, the field of view would be 

reduced. Likewise where a 28mm lens is used, the field of view would be increased. Figure 9 illustrates the change in the 

field of view with differing focal lengths.  In the case of the 100mm lens, the reading distance of a 360mm wide image 

(albeit with a reduced field of view) would be approximately 1000mm. With a 28mm lens, the reading distance would be 

approximately 280mm.

 

 

7.10 The formula for calculating the correct reading distance is: 

7.11 The following table for single frame landscape photography shows the calculated reading distances for A4, A3 and A2 

paper sizes:

Geometry of Image Reading Distance

1 Horiz FoV = Horizontal Field of View of lens
2 Actual Image Size allows for a 10mm margin on either side of the standard ‘A’ series paper width (W).
3 Reading Distances have been rounded off

LENS HORIZ FoV 1 PAPER SIZE ACTUAL IMAGE SIZE 2 READING DISTANCE 3

28mm 65°
A4
A3
A2

277mm W x 185mm H
400mm W x 267mm H
574mm W x 383mm H

215mm
315mm
450mm

50mm 40°
A4
A3
A2

277mm W x 185mm H
400mm W x 267mm H
574mm W x 383mm H

380mm
550mm
790mm

70mm 29°
A4
A3
A2

277mm W x 185mm H
400mm W x 267mm H
574mm W x 383mm H

535mm
775mm
1110mm

100mm 20°
A4
A3
A2

277mm W x 185mm H
400mm W x 267mm H
574mm W x 383mm H

785mm
1135mm
1625mm

300mm 6°50’
A4
A3
A2

277mm W x 185mm H
400mm W x 267mm H
574mm W x 383mm H

2320mm
3350mm
4805mm

FIGURE 13

Reading Distance   =
Image Width ÷ 2

Tangent (FoV ÷ 2)

VISUAL ILLUSTRATIONS - METHODOLOGY
SITE VISIT & PHOTOGRAPHY

Site photographs were taken with a Canon digital SLR camera 
fitted with a 24-120mm focal length lens The lens was set at 24mm 
(74 degree field of view) to capture the maximum site context. A 
number of photos were taken at predetermined viewpoints, situated 
on public land. The locations of each viewpoint were fixed by GPS 
receiver built in to the camera.

NZILA GUIDELINES & PANORAMA PREPARATION

The illustrations have been produced in accordance with the NZILA 
Best Practice Guidelines for Visual Simulations  (BPG 10.2). 

Camera lenses of different focal lengths capture images with 
differing fields of view.  As can be seen below (derived from Fig 9 
of the NZILA BPG), a photo taken with a 24mm lens will provide 
a horizontal field of view of 74o - using a 50mm lens will provide a 
“cropped” 40o version of the same view.

RECOMMENDED IMAGE READING DISTANCE

Viewing distance depends on the field of view of the image as well 
as the printed size. It is calculated for each view.
 
Views which have a field of view of 74o (24mm lens) should be viewed 
from a distance of 25 cm when printed at A3 where the reproduced 
width of the image is 375mm.

Views which have a field of view of 40o (50mm lens) should be viewed 
from a distance of 50 cm when printed at A3 where the reproduced 
width of the image is 365mm.

For other combinations of focul length and printed size the image 
reading distance is calculated for that image.
  
This will ensure that each illustration is viewed as if standing on-site 
at the actual camera location, and  is in accordance with Section 
7.11 of the NZILA BPG (reproduced below). Users are encouraged 
to print these pages on A3 transparency, go to the viewpoint and hold 
at the specified reading distance in order to verify the methodology. 

COMPOSITING

Virtual camera views were then created in 3D modelling software, 
and a combination of 3D contour data, Lidar and 3D engineering 
drawings turned on in each of these views. 

 These were then matched to the corresponding photograph, using 
identifiable features in the landscape and the characteristics of 
the camera to match the two together.  The illustrations were then 
assembled using graphic design software.

Figure 22
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Figure 9
VS4: Mary Huse Grove

Existing View
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Figure 10
VS4: Mary Huse Grove

Proposed View
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Figure 10A
VS4: Mary Huse Grove

Proposed View with Permitted  Building
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Figure 11
VS4: Mary Huse Grove

Proposed View with Mitigation Planting (after 5 years)
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Area: 
Reve1etation I 
Percent Spadn1(m) Botanical Name 

10% 1.0 Aristotelioserrato 

10% 1.0 Coprosma robvsta 

10% 1.0 Oo donoe o viscoso 
15% 1.0 Hebestricta 

10% 1.0 Kunzeo ericoides 

Common Name Grade 
MakQmako l.SL 

Karamu l.SL 

Akeake l.SL 
Koromiko l.SL 
Kanuka l.SL 

Area: 

Count Code 
92 Ar5er 
92 Corob 
92 Oo vis 

138 Hem 
92 Kuerl 

Reve1etation I 
Percent Spac ini (m) Botan ica l Name 

10% 1.0 Aristotelioserrata 

10% 1.0 Coprosma robusta 

10% 1.0 Oodonaea vlscosa 

15% 1.0 Hebe stricta 

10% 1.0 Kunzea er/co/des 

Common Name Grade 
Makomako l.SL 
Kara mu l.SL 
Akeake l.SL 
Koromiko l.SL 
Kanuka l.SL 

Count 
1214 
1214 
1214 
1821 
1214 

Area: 

Mi,c 
Code 
A ljor 
El den 
Eu nit 
Pi eug 
Po tot 

screenin& 
Percent Spacini (m) Botanical Name 

20% 1.5 Alnusjorul lensis 
10% 1.5 Elaeocarpus dentatus 
35% l.SEuca lyptus nitens 
10% 1.5 Pittosporum eugenioides 
15% 1.5 Podocarpustotara 

Common Name Grade 
Mexican a lder SL 
H inau SL 
Shining gum SL 
Tarata SL 
Totara SL 

77 
39 

13' 

39 
58 

Code 
Arser 
Co rob 
Do vis 
He str 
Ku eri 
Lesco 
Me ram 
Pi ten 
Psarb 

10% 1.0 Leptosperoum scoparium Manuka 
15% 1.0 Melieytus ramiflorus Mahoe 

l.SL 

l.Sl 

92 le sco 10% 1.0 leptosperoum scoparium Manuka LSL 1214 Vi luc 10% 1.5 Vite� lucens PUriri SL 
138 Me ram 15% 1.0 Melicytusromi/lorus Mahoe l.SL 1821 =�- -=- -�===- - -

�
=- -��-�-"-l 

15% 1.0 Pittasparum tenuifalium Kahuhu l.Sl 138 Pi ten 15% 1.0 Pittosparum tenuifalium Kahuhu l.SL 1821 
5% 1.0 Psevdapanoxarboreus Five finger LSL 46 �••_,_,b _ _ _  S_% _ _  l_ O _ _  P,_e" _d�op _o"_°'_ o_,b_o, _ ,"_' _ _  F;_"_f;�"'�"

- -
l_ SL _� _ _  60

--<
7 Area: S 2  

�- - - - - - - -�- - - - - -�- - - -��-92
--<

0 � f-M _;,_, _ _  S<_co_,"_;"�•
- - -

�
- - - - - - - - - - - - - -

­

R 2  
Reve1etation I 

Code Percent Spadn1 (m) Botanical Name Common Name Grade Count 

Area· 
Mix: 
Code 

Ar ser 10% 1.0 Aristote/ia serrata Makomako l.Sl 71 Ar ser 
Co rob 10% 1.0 Coprosma robvsta Karamu l.SL 71 Co rob 
Do vis 10% 1.0 Oo donoeo viscosa Ake ake l.SL 71 Do vis 

Revegetation I 
Percent Spaclni (m) Botanical Name 

10% 1.0 Aristoreliaserrata 

10% 1.0 Coprosma robusto 

10% 1.0 Dodonaeo viscosa 

Common Name Grade 
Makomako l.SL 
Karamu l.SL 

Code 
Aljor 
El den 
Eu nit 

155 Pi eug 
155 Po tot 

Percent Spadni (m) Botanical Name 
20% 1.5 Alnusjorullensis 
10% l.S Elaeocarpus dentatus 
35% l.SEucalyptus nitens 
10% 1.5 Pittosporum eugenioides 
15% 1.5 Podocarpus totara 

Common Name Grade 
Mexican a lder SL 
Hinau SL 
Shining gum SL 
Tarata SL 
Totara SL 

155 Vi luc 10% 1.5 V itex lucens PUriri SL 

Count 
20 

He sir 15% 1.0 Hebe stricta Koromiko LSL 106 He str 15% 1.0 Hebe stricta 

Akeake 
Koromiko 
Kanuka 

l.SL 
l.SL 
l.SL 
l.SL 

�-
-

--
- -

----
- - -

--
- -

---
�

---< 

Ku eri 10% 1.0 Kunzea erico/des Kanuka l.SL 71 Kueri 10% 1.0 Kunzea ericoides 

Le sea 10% 1.0 Leptasperoum scoparium Manuka l.SL 71 le sco 10% 1.0 leptosperoum scaparium Manuka 
Me ram 15% 1.0 Melicytus ramif/orus Mahoe l.SL 106 Me ram 
Pi ten 15% 1.0 Pitrasparum tenui/olium Kohuhu l.SL 106 Pi ten 
Ps arb 5% l.0 Psevdaponox orborevs Five linger l.SL 36 Ps arb 

�- - - - - - - -�- - - - - -�- - - -��-70--<9 

Area R3 

I
Area 

Mix: Reve1etation Mix: 

15% 1.0 Melicyrus ramif/orus 

1S% 1.0 Pittosporum tenuifo/ium 

5% 1.0 Pseudopanox arboreus 

Reve&etatlon 
COde Percent Spacing (m) Botanical Name Common Name Grade Count Code Percent Spacing (m) Botanical Name 
Arser 10% 1.0 Aristote/io serrato Makomako l.SL 229 Arser 10% 1.0 Aristote/ioserrato 

Mahoe l.SL 
Kahuhu l.SL 
Five finger l.SL 

COmmon Name Grade 
Makomako l.SL 

Co rob 10% 1.0 Coprosma robusta Karamu l.SL 229 Co rob 10% 1.0 Coprosma robusta Karamu l.SL 
Do vis 10% 1.0 Dodonaea viscoso Ake ake l.SL 229 Do vis 10% 1.0 Dodonaea viscosa Ake ake l.SL 
He str 15% 1.0 Hebe stricta Koromiko l.SL 343 He str 15 % 1.0 Hebe stricta Koromiko l.SL 
Ku eri 10% 1.0 Kunzea ericoides Kanuka l.SL 229 Ku eri 10% 1.0 Kunzea ericoides Kanuka l.SL 
Le sco 10% 1.0 leptosperoum scoporium Manuka l.SL 229 Lesco 10% 1.0 leptosperoum scoparium Manuka l.SL 
Me ram 15% 1.0 Melicytus ramif/arus Mahoe l.SL 343 Me ram 15% 1.0 Melicytus ramif/arus Mahoe l.SL 
Pi ten 15% 1.0 Pittasparum tenuifo/ium Kahuhu l.SL 343 Pi ten 15% 1.0 Pittosparum tenuifa/ium Kahuhu l.SL 
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Job No: 1015081 
7 July 2021 

Rosco Investments 
111 Brougham Street 
Mt Victoria,  
Wellington 6011 
 
 
 
Attention: Richard Burrell 
 
 
Dear Richard 
 

 

Te Rangihaeata / Manor Park Development 

Wellington Fault Investigation Report 

 

1 Introduction 

Tonkin & Taylor Ltd (T+T) have undertaken an investigation at the proposed Manor Park 
development site to constrain the likely location of the Wellington Fault. This work has been 
completed in accordance with our letter of engagement of 7 August 2020 and variation of 3 
September 2020. 

The Manor Park development site is located within the Hutt City Council (HCC) ‘Wellington Fault 
Special Study Area’ as presented in hazard maps of the HCC District Plan. A primary geotechnical 
issue concerning future development of the site is the proximity to the Wellington Fault, and the 
consequences of fault rupture. Specifically: 

a Fault rupture presents a risk of severe damage to future building development; and 

b Rule 14H2 of the HCC District Plan states: ‘All structures and buildings on any site where the 
whole site or a portion of the site falls within the Wellington Fault Special Study Area’, is a 
restricted discretionary activity i.e., requires resource consent.  

Clause 14H 1.1.1 states: ‘Subdivision and development will be managed to ensure that no 
building is constructed within 20 metres of the fault line, and that no subdivision results in an 
allotment being created which is unusable for development purposes. An engineering report 
will be required prior to any development, to ensure that any buildings proposed are not within 
20 metres of the fault line. The level of investigation required will depend on the particular 
circumstances and this could include a range of methods necessary to determine the position 
of the fault. The buildings will need to be constructed to New Zealand Building Code 
specifications. This will ensure that buildings are constructed in a safe manner and at a safe 
distance from the area susceptible to permanent ground deformation.’ 
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This report presents the results of the investigation and defines a zone depicting the likely location 
of the Wellington Fault through the site for the purposes of meeting local council regulatory 
requirements. Other District Plan rules may also be relevant to the proposal however we have only 
considered the requirements in relation to the Wellington Fault Special Study Area. Also, other 
geotechnical considerations e.g., liquefaction, lateral spreading, settlement, bearing capacity etc., 
have not been considered as part of this report, but are expected to be considered during next 
stages. 

2 Previous fault investigations and mapping 

The following section presents a review of previous investigations of the Wellington Fault in the 
vicinity of the site. 

2.1 Begg & Mazengarb (1996) 

In Begg & Mazengrab (1996)1, the Wellington Fault through the Manor Park site was mapped as 
‘concealed’ due to an overburden of alluvial deposits, and therefore the precise location was not 
well understood. This lineament through the site is based on interpretation of the geomorphology 
and aligns with surface exposure of the fault to the northeast and southwest of the site. This 
approximate location is shown in Figure A1, Appendix A. 

2.2 Beetham et. al. (2008) 

Beethem et. al. (2008)2 carried out fault investigations in the vicinity of the Manor Park site to guide 
the planning and design of the major interchange between SH58 and SH2. The investigations 
completed included a fault trench immediately to the south of the site, and three micro‐gravity 
survey profiles (one of which is located through the site, and two to the northeast). The investigation 
constrained the likely location of the Wellington fault to a narrow (35 to 60 m wide) zone through 
the site as shown in Figure A1, Appendix A. Two of the three survey profiles are also shown in Figure 
A1. 

2.2.1 Fault trench 

A 15 m long fault trench on the western (true right) side of the Hutt River was excavated through 
alluvial gravels to Greywacke rock. The location of this trench was surveyed and is shown in Figure 
A1, Appendix A. We note that the river has subsequently eroded away the land where the trench 
was excavated. 

A sub‐horizontal rock bench was exposed at the base of the trench consisting of fault breccia i.e., 
disintegrated fault rock (also known as Cataclasite). The excavation also exposed a sub‐vertical step 
(of at least 1 m) in the rock generally parallel with the Wellington Fault trace (strike 044°/dip 78° SE). 
Close to this step, the rock quality deteriorated from ‘hard, grey fault breccia to moderately soft, 
dark brecciated argillite’. A thin (c. 1 cm) layer of soft gouge material consisting of angular rock 
fragments in a dark, clay‐rich matrix was plastered against the face of the step. No deformation of 
the overlaying alluvial gravels was observed. 

The report concludes that this step is either the primary fault plane of the Wellington Fault, or at 
least its westernmost possible location. 

 
1 Begg, J.G., Mazengarb, C., 1996. Geology of the Wellington area, scale 1:50 000. Institute of Geological & Nuclear Sciences 
geological map 22. 1 sheet + 128 p. Lower Hutt, New Zealand. Institute of Geological & Nuclear Sciences Limited. 
2 Beetham et. al. (2008). Investigation and location of the Wellington Fault at Manor Park, Report 2008/36. GNS Science. 
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2.2.2 Micro‐gravity survey 

A micro‐gravity survey was carried out through the site located perpendicular to the inferred fault 
alignment. 

A small variation in the gravity profile through the site was modelled as a vertical, 30 m high step in 
the greywacke basement rock, inferred to represent the location of the Wellington Fault. 

2.3 Van Dissen (2020) 

Observations of the Wellington Fault within the Hutt River bed and on the western (true right) 
riverbank were made in 2010 and 20143, are have recently been presented to T+T by Van Dissen 
(2020). These observations were made immediately to the south of the Manor Park site as shown in 
Figure A1, Appendix A. 

In 2010, a subvertical rock outcrop on the western (true right) riverbank exposed 30 to 50 cm thick 
fault gauge comprising dark brown clay and gravel and was inferred to be the Wellington Fault. 
Either side of the fault gauge was dark grey crushed and sheared greywacke which aligned with 
brecciated rock exposed in the riverbed about 50 m downstream. In 2014, the outcrop was 
examined again after further erosion had exposed more of the subvertical rock scarp. 

3 Recent investigations 

3.1 Methodology 

Prior to commencing investigations, a series of fault investigation options were reviewed, and these 
are presented in our fault study and investigation options report4. These options were also discussed 
with GNS5. 

It was considered unlikely that the location of the Wellington Fault could be obtained by traditional 
fault trenching due to the significant depth of overlying fill and alluvial deposits (c. 10 m) that have 
not seen displacement of the fault i.e., the last displacement of the fault pre‐dates deposition of the 
alluvium. It was also noted that evidence (if any) of fault displacement in river gravels is not always 
well preserved. 

Therefore, as agreed with you, we have progressed fault investigations in stages, after interrogation 
of past information and latest results. The following investigations have been completed: 

 Three seismic refraction lines perpendicular to approximate fault trace to determine the rock 
head profile and the presence of low velocity zones within the rock; 

 Four vertically drilled boreholes to verify the depth to rock obtained by seismic refraction 
surveys; and 

 Two inclined machine drilled boreholes to verify low velocity signature obtained by the 
seismic refraction surveys i.e., drill through the inferred location of the Wellington Fault. 

3.2 Seismic refraction survey 

Three seismic refraction survey profiles (SL1, SL2 and SL3) were undertaken and assessed using the 
Plus‐Minus method by A J Sutherland Consulting between 10 November and 16 December 2020. The 
start and end locations of SL1, SL2 and SL3 were surveyed by Spencer Holmes on 22 December 2020. 

 
3 Russ Van Dissen (2020). Wellington Fault at Manor Park, presentation notes. GNS. 
4 Tonkin + Taylor (14 December 2020). Manor Park Development – Wellington Fault Desktop Study and Investigation 
Options. 
5 Meeting of 23/09/2020, Russ Van Dissen (GNS), Tim Haxell (T+T) and Nick Peters (T+T) 
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A plan showing the location of the profiles are presented in Figure A1, Appendix A, and the final A J 
Sutherland Consulting report is included in Appendix C. 

Table 3.1:  Seismic refraction survey summary 

Seismic 
Line 

Start Location (NZTM)1  End Location (NZTM)1  Total length 
(m) 

Geophone 
spacing (m) Easting (m)  Northing (m)  Easting (m)  Northing (m) 

SL1  1765067  5441260  1765183  5441143  165  2.5 

SL2  1765208  5441372  1765279  5441289  110  52 

SL3  1765316  5441460  1765387  5441375  110  52 

1 Start and end locations were surveyed by Spencer Holmes (Total Station GPS). 
2 The geophone spacing was reduced to 1m over the low velocity zone to improve the data resolution. 

3.3 Machine boreholes 

Four vertical and two inclined boreholes was drilled over the period between 25 February 2021 and 
23 March 2021. The works were carried out using a rotary coring drilling rig, supplied, and operated 
by Webster Drilling and Exploration. 

All drilling works were completed under the supervision of an engineering geologist from T+T. The 
recovered drill core was photographed and logged to NZGS ‘Field Description of Soil and Rock’ 
guidelines. The borehole locations are presented in Figure A1, Appendix A. Borehole logs and core 
photographs are presented in Appendix B and summary details are presented in Table 3.2 below. 

Table 3.2:  Machine borehole summary 

BH ID 

Inclination 
from 

horizontal 

Location (NZTM)1  Ground surface 
elevation 

RL (m)2 

Total depth 
drilled 

(m) 
Easting (m)  Northing (m) 

SL1‐A  90°  1765108  5441219  26.1  12.5 

SL1‐B  90°  1765118  5441208  25.5  11.8 

SL1‐C  45° ‐ NW  1765127  5441199  25.5  48.0 

SL3‐A  90°  1765339  5441433  32.8  14.6 

SL3‐B  90°  1765348  5441423  32.2  14.8 

SL3‐C  45°‐ NW  1765355  5441415  32.3  48.5 
1 Borehole locations were surveyed by Spencer Holmes (Total Station GPS). 
2 Ground level obtained by Wellington LiDAR 1m DEM (2013), from Land Information NZ. 

3.4 Interpretation of results 

3.4.1 Seismic refraction survey 

A 5 m wide low velocity zone with a signal time loss of 4 and 6 milliseconds was observed in SL1 and 
SL2, respectively. We infer that the signal time loss is attributed to highly disintegrated material i.e., 
fault gauge of the Wellington Fault, which has a significantly reduced seismic velocity than the 
surrounding greywacke rock (which was measured between 2750 and 2900 m/s). Additionally, an 
attenuation of the maximum geophone signal amplitude at SL2 was observed within the low velocity 
zone. 
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A less‐well defined, 3 m wide low velocity zone with a signal time loss of less than 1 milliseconds was 
observed in SL3. A small attenuation of the maximum geophone amplitude was also measured 
within the low velocity zone in this location. We infer that at this location, the fault width narrows 
and therefore the low velocity zone is less distinct than observed in SL1 or SL2. It is understood that 
the Wellington Fault zone varies in width along its length. 

When extrapolating the low velocity zones between the seismic refraction surveys and the 
exposures observed by Van Dissen to the south of the site, the inferred alignment of the fault is 
relatively consistent through the site (azimuth ~048°). 

No significant step in bedrock was identified that corroborates the 30 m step modelled by GNS (as 
described in Section 2.2.2 above). We infer that downcutting of the Hutt River has planed off any 
evidence of a step in bedrock at this location. It should be appreciated that due to the sensitivity of 
micro‐gravity processing and modelling, other models of the bedrock profile i.e., without a 30 m high 
step, may still reconcile a small variation measured in the gravity survey. 

3.4.2 Machine boreholes 

Two cross sections presenting our interpretation of the ground model at SL1 and SL3 are shown in 
Figure A2 and A3, Appendix A. The depth to rock beneath the ground surface, obtained by seismic 
refraction survey, was verified by vertically drilled machine boreholes and is generally between 8 
and 10 m below ground level. All boreholes encountered markedly crushed and broken greywacke 
rock i.e., cataclasite, formed by near‐fault stresses. 

No significant clay gouge thickness was encountered in the inclined (SL1‐C and SL3‐C) boreholes that 
were drilled through the inferred location of the Wellington Fault. It is expected that any softened 
material was washed away by the drilling process. At SL1‐C and as shown in Figure A2, there is 
compounding evidence that confirms the existence of a low velocity zone and the likely location of 
the Wellington Fault. Specifically, within the low velocity zone we noted the following drilling 
observations which are recorded on Figures A2 and A3: 

 Up to 1.4 m of core was loss (negligible core loss outside of the low velocity zone);  

 Rock samples were more crushed and disintegrated; 

 Drill core lengths were reduced by the driller due to an increase in pump pressure; and 

 Driller noted ‘soft’ between 29.7 to 30 m (although no material was recovered). 

The inclined (SL3‐C) borehole provided less evidence to confirm the low velocity zone, however 
there was up to 0.7 m of core was loss within low velocity zone. There was negligible core loss 
outside of the low velocity zone. 
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4 Development considerations 

Based on the previous and recent investigations discussed in Sections 2 and 3, we infer that the zone 
that constrains the likely location of the Wellington Fault through the site is highlighted yellow in 
Figure A1, Appendix A.  

There are several uncertainties that have been allowed for when defining this zone, specifically: 

 Deformation at the surface may not be a simple single plane rupture. During fault rupture, 
horizontal and vertical displacement through bedrock may distribute through overlying alluvial 
gravels and result in a wider zone of disturbance. It is unlikely that any additional investigation 
will reduce this uncertainty; 

 Uncertainties in the measurement associated with seismic refraction survey and machine 
boreholes; and 

 Limited investigation data the north of SL3. An additional seismic refraction survey could be 
completed to reduce this uncertainty however this would need to be completed outside the 
property boundary, adjacent to Manor Park Road. 

The HCC District Plan requires that proposed buildings should not be located within 20 m of fault 
line. Therefore, any proposed buildings should not be within 20 m of the zone highlighted yellow in 
Figure A1, Appendix A. 

The nature and continuity of the subsurface conditions away from the borehole locations and 
seismic refraction lines are inferred. It must be appreciated that strain along the Wellington Fault 
may exploit multiple other planes of weakness within the basement rock and overlying soils (that 
have not been investigated), and surface rupture may occur outside of the inferred zone presented 
in this report. 
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5 Applicability 

This report has been prepared for the exclusive use of our client, with respect to the particular brief 
given to us and it may not be relied upon in other contexts or for any other purpose, or by any 
person other than our client, without our prior written agreement. 

We understand and agree that our client will submit this report as part of an application for resource 
consent and that Hutt City Council as the consenting authority will use this report for the purpose of 
assessing that application. 

 

Tonkin & Taylor Ltd 

Environmental and Engineering Consultants 

Report prepared by:  Authorised for Tonkin & Taylor Ltd by: 

 

 

..........................................................  ...........................….......…............... 

Tim Haxell  Richard Cole 
Engineering Geologist  Project Director 

 

Report Reviewed by:   

 

 

..........................................................   

Nick Peters   
Senior Engineering Geologist    
TH 
\\ttgroup.local\corporate\wellington\tt projects\1015081\issueddocuments\1015081 t+t manor park wellington fault study ‐ 
restructure.docx 

 



 

 

Appendix A  :  Figures 

 Figure A1 Wellington Fault investigation location plan 

 Figure A2 Cross Section SL‐1 

 Figure A3 Cross Section SL‐3 
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Appendix B:  Borehole logs 

 BH SL1‐A 

 BH SL1‐B 

 BH SL1‐C 

 BH SL3‐A 

 BH SL3‐B 

 BH SL3‐B 
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Due to the significant crushing and shearing throughout the length of the core, no specific defect data has been recorded.
Hole Depth

11.8m

COMMENTS:

Scale 1:50 Rev.: B

0.00m: Wash boring with no sample recovered.

8.50m: 8.5 to 8.6 m: Core loss.
8.60m: Unweathered to slightly weathered, dark grey
CATACLASITE. Moderately strong. Comprises fine to coarse,
angular sandstone, siltstone and mudstone gravel within a matrix
of dark grey clay.
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LOCATION: On driveway to abandoned paintball
stall on a the vacant lot.

JOB No.:  1015081.0000
CO-ORDINATES:

DIRECTION:
ANGLE FROM HORIZ.: -90°

(NZTM2000)
5441208.38 mN
1765118.18 mE

G
EO

LO
G

IC
AL

 U
NI

T

DESCRIPTION OF CORE

RQ
D 

(%
)

W
at

er
 L

ev
el

Fr
ac

tu
re

Sp
ac

in
g 

(m
m

)

BOREHOLE LOG

SOIL: Classification, colour, consistency / density, moisture, plasticity

ROCK: Weathering, colour, fabric, name, strength, cementation Ro
ck

 W
ea

th
er

in
g

Description

& Additional Observations

Ca
sin

g

In
st

al
la

tio
n

Co
re

 B
ox

 N
o

ROCK DEFECTS

20
00

60
0

20
0

60 20UW SW M
W

HW CW ES VS S M
S W VW EW

Fl
ui

d 
Lo

ss
 (%

)
25 50 75

De
pt

h 
(m

)

G
ra

ph
ic 

Lo
g

R
L 

(m
)

Ro
ck

 S
tre

ng
th

Sa
m

pl
in

g 
M

et
ho

d

Co
re

 R
ec

ov
er

y 
(%

)

Te
st

in
g

D
ef

ec
t L

og

Due to the significant crushing and shearing throughout the length of the core, no specific defect data has been recorded.
Hole Depth

11.8m

COMMENTS:

Scale 1:50 Rev.: B
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CORE PHOTOS
SHEET: 1 OF 1

BOREHOLE No.: SL1-B

Hole Location: On driveway to abandoned
paintball stall on a the vacant lot.

PROJECT:  Manor Park Development LOCATION: JOB No.:  1015081.0000
CO-ORDINATES: 5441208.38 mN

1765118.18 mE(NZTM2000)

R.L.: 25.50m
DATUM: NZVD2016

DRILL METHOD:  RC

DRILL TYPE:  Tractor-Mounted Rig

DRILLED BY:  Webster Drilling
CHECKED:  NCPLOGGED BY:  TH

HOLE FINISHED:  26/02/2021
HOLE STARTED: 24/02/2021

8.50-11.40m

11.40-11.80m
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PROJECT:  Manor Park Development

LOCATION: In line with SL1-A and SL1-B, on the
driveway to the abandoned paintball stall on the
vacant lot.
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Due to the significant crushing and shearing throughout the length of the core, no specific defect data has been recorded.
Hole Depth

48m

COMMENTS:

Scale 1:50 Rev.: B

0.00m: Wash boring with no sample recovered.

25
24

23
22

21
20

19

05
/0

3/
20

210
8/

03
/2

02
1

09
/0

3/
20

21
; M

or
ni

ng
 re

ad
in

g.
10

/0
3/

20
21

; M
or

ni
ng

 re
ad

in
g.

1

2

3

4

5

6

7

8

9



G
en

er
al

 L
og

 - 
6/

05
/2

02
1 

1:
17

:1
3 

pm
 - 

Pr
od

uc
ed

 w
ith

 C
or

e-
G

S 
by

 G
eR

oc
V4

.0
.0

1

DRILLED BY:  Cody Longstaff
LOGGED BY:  DAHE
CHECKED:  NCP
START DATE:  01/03/2021
FINISH DATE:  10/03/2021
CONTRACTOR:  Webster Drilling

SHEET: 2 OF 5

BOREHOLE No.:

SL1-C

R.L. GROUND:   25.50m
R.L. COLLAR:

SURVEY: Total
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DATUM:   NZVD2016

PROJECT:  Manor Park Development

LOCATION: In line with SL1-A and SL1-B, on the
driveway to the abandoned paintball stall on the
vacant lot.
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Due to the significant crushing and shearing throughout the length of the core, no specific defect data has been recorded.
Hole Depth

48m

COMMENTS:

Scale 1:50 Rev.: B

10.50m: Core loss.
10.65m: Unweathered to slightly weathered, grey
CATACLASITE. Moderately strong, crushed. Fine to coarse,
angular sandstone, siltstone and mudstone gravel in a pale grey
clay matrix.

17.60m: Unweathered to slightly weathered, grey
CATACLASITE. Moderately strong, crushed. Fine to coarse,
angular sandstone, siltstone and mudstone gravel in a pale grey to
dark grey clay matrix. Colour varies along the length of the core.

0
0

0
0

0
0

0
0

11.60 - 11.75m: Recovered as fine to coarse, angular gravel.

12.00 - 12.80m: Bands of dark grey argillite within the siltstone dip
at approximately 45°. The bands are estimated to be subvertical
when in situ.

12.80 - 13.10m: Crushed siltstone is dark grey with argillite
inclusions.

14.55 - 14.65m: Argillite bands dip at approximately 45° in the core.
Bands are estimated to be subvertical when in-situ.
14.75 - 14.80m: Large argillite band within siltstone.

15.75 - 15.95m: Thick, subvertical argillite band. Argillite is
moderately weathered, dark grey, weak.

16.80 - 17.00m: Argillite bands dip at approximately 45° in the core.
Bands are estimated to be subvertical when in-situ.
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SURVEY: Total
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PROJECT:  Manor Park Development

LOCATION: In line with SL1-A and SL1-B, on the
driveway to the abandoned paintball stall on the
vacant lot.
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Due to the significant crushing and shearing throughout the length of the core, no specific defect data has been recorded.
Hole Depth

48m

COMMENTS:

Scale 1:50 Rev.: B

22.20m: Unweathered to slightly weathered, dark grey
MUDSTONE and SILTSTONE. Weak to moderately strong,
extremely closely spaced joints. Sheared rock. Discontinuities
are filled with pale grey quartz.

23.25m: Unweathered to slightly weathered, grey
CATACLASITE. Moderately strong, crushed. Fine to coarse,
angular sandstone, siltstone and mudstone gravel in a pale grey to
dark grey clay matrix. Colour varies along the length of the core.

24.75m: Core loss.

25.00m: Unweathered to slightly weathered, grey
CATACLASITE. Moderately strong, crushed. Fine to coarse,
angular sandstone, siltstone and mudstone gravel in a grey clay
matrix.
25.20m: Core loss.
25.50m: Unweathered to slightly weathered, dark grey
CATACLASITE. Weak, crushed. Fine to coarse, angular
sandstone, siltstone and mudstone gravel in a dark grey clay
matrix.

.
26.50m: Core loss.
27.30m: Unweathered to slightly weathered, dark grey
CATACLASITE. Weak, crushed. Fine to coarse, angular
sandstone, siltstone and mudstone gravel in dark grey clay
matrix. Recovered as angular, fine to coarse gravel.
27.58m: Core loss.
27.80m: Unweathered to slightly weathered, dark grey
CATACLASITE. Weak to moderately strong, crushed. Fine to
coarse, angular sandstone, siltstone and mudstone gravel in a
dark grey clay matrix.

29.70m: Core loss.
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23.10 - 23.25m: Recovered as fine to coarse, angular gravel.

23.40 - 23.60m: Recovered as fine to coarse, angular gravel.

25.60 - 25.70m: Sheared mudstone and siltstone. Moderately strong,
extremely closely spaced joints. Abrupt transition at 45°. Transition is
estimated to be subvertical when in-situ.
25.70 - 26.30m: Cataclasite becomes dark grey and moderately
strong
26.30 - 26.50m: Cataclasite is black, slightly weathered and weak.
Transition to black material is abrupt and at a 45°. Transition is
estimated to be subvertical when in-situ.

28.76 - 28.85m: Recovered as fine to coarse, angular gravel.
28.85 - 29.30m: Becomes more broken. Fine, white infill in joints.

29.30 - 29.70m: Recovered as fine to coarse, angular gravel and
sand.
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SURVEY: Total
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DATUM:   NZVD2016
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LOCATION: In line with SL1-A and SL1-B, on the
driveway to the abandoned paintball stall on the
vacant lot.
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Due to the significant crushing and shearing throughout the length of the core, no specific defect data has been recorded.
Hole Depth

48m

COMMENTS:

Scale 1:50 Rev.: B

31.10m: Slightly weathered, dark grey CATACLASITE. Weak to
moderately strong, crushed. Fine to coarse, angular sandstone,
siltstone and mudstone gravel in a dark grey clay matrix.
31.50m: Unweathered to slightly weathered, grey MUDSTONE
and SILTSTONE. Weak, extremely closely spaced joints.
Sheared rock.
31.75m: Core loss.
32.00m: Slightly weathered, dark grey CATACLASITE. Weak to
moderately strong, crushed. Fine to coarse, angular sandstone,
siltstone and mudstone gravel in a dark grey clay matrix.

34.15m: Unweathered to slightly weathered, dark grey to black
SILTSTONE and MUDSTONE. Moderately strong, crushed and
sheared, extremely closely spaced joints. Discontinuities are
filled with pale grey quartz.
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32.00 - 32.60m: Recovered as fine to coarse, angular gravel with
some fine to coarse, angular sand.
33.05 - 33.10m: Recovered as fine to coarse, angular gravel.

33.35 - 33.50m: Recovered as fine to coarse, angular gravel with
some fine to coarse, angular sand.
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LOCATION: In line with SL1-A and SL1-B, on the
driveway to the abandoned paintball stall on the
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SOIL: Classification, colour, consistency / density, moisture, plasticity

ROCK: Weathering, colour, fabric, name, strength, cementation Ro
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Due to the significant crushing and shearing throughout the length of the core, no specific defect data has been recorded.
Hole Depth

48m

COMMENTS:

Scale 1:50 Rev.: B

45.00m: SILTSTONE and MUDSTONE become slightly
weathered and weak.
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CORE PHOTOS
SHEET: 1 OF 9

BOREHOLE No.: SL1-C

Hole Location: In line with SL1-A and SL1-B,
on the driveway to the abandoned paintball stall
on the vacant lot.

PROJECT:  Manor Park Development LOCATION: JOB No.:  1015081.0000
CO-ORDINATES: 5441199.09 mN

1765127.21 mE(NZTM2000)

R.L.: 25.50m
DATUM: NZVD2016

DRILL METHOD:  RC

DRILL TYPE:  Atlas Drill Rig

DRILLED BY:  Webster Drilling
CHECKED:  NCPLOGGED BY:  DAHE

HOLE FINISHED:  10/03/2021
HOLE STARTED: 01/03/2021

10.50-12.80m

12.80-14.85m
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CORE PHOTOS
SHEET: 2 OF 9

BOREHOLE No.: SL1-C

Hole Location: In line with SL1-A and SL1-B,
on the driveway to the abandoned paintball stall
on the vacant lot.

PROJECT:  Manor Park Development LOCATION: JOB No.:  1015081.0000
CO-ORDINATES: 5441199.09 mN

1765127.21 mE(NZTM2000)

R.L.: 25.50m
DATUM: NZVD2016

DRILL METHOD:  RC

DRILL TYPE:  Atlas Drill Rig

DRILLED BY:  Webster Drilling
CHECKED:  NCPLOGGED BY:  DAHE

HOLE FINISHED:  10/03/2021
HOLE STARTED: 01/03/2021

14.85-17.00m

17.00-19.10m
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CORE PHOTOS
SHEET: 3 OF 9

BOREHOLE No.: SL1-C

Hole Location: In line with SL1-A and SL1-B,
on the driveway to the abandoned paintball stall
on the vacant lot.

PROJECT:  Manor Park Development LOCATION: JOB No.:  1015081.0000
CO-ORDINATES: 5441199.09 mN

1765127.21 mE(NZTM2000)

R.L.: 25.50m
DATUM: NZVD2016

DRILL METHOD:  RC

DRILL TYPE:  Atlas Drill Rig

DRILLED BY:  Webster Drilling
CHECKED:  NCPLOGGED BY:  DAHE

HOLE FINISHED:  10/03/2021
HOLE STARTED: 01/03/2021

19.10-21.45m

21.45-23.50m
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CORE PHOTOS
SHEET: 4 OF 9

BOREHOLE No.: SL1-C

Hole Location: In line with SL1-A and SL1-B,
on the driveway to the abandoned paintball stall
on the vacant lot.

PROJECT:  Manor Park Development LOCATION: JOB No.:  1015081.0000
CO-ORDINATES: 5441199.09 mN

1765127.21 mE(NZTM2000)

R.L.: 25.50m
DATUM: NZVD2016

DRILL METHOD:  RC

DRILL TYPE:  Atlas Drill Rig

DRILLED BY:  Webster Drilling
CHECKED:  NCPLOGGED BY:  DAHE

HOLE FINISHED:  10/03/2021
HOLE STARTED: 01/03/2021

23.50-26.00m

26.00-28.76m
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CORE PHOTOS
SHEET: 5 OF 9

BOREHOLE No.: SL1-C

Hole Location: In line with SL1-A and SL1-B,
on the driveway to the abandoned paintball stall
on the vacant lot.

PROJECT:  Manor Park Development LOCATION: JOB No.:  1015081.0000
CO-ORDINATES: 5441199.09 mN

1765127.21 mE(NZTM2000)

R.L.: 25.50m
DATUM: NZVD2016

DRILL METHOD:  RC

DRILL TYPE:  Atlas Drill Rig

DRILLED BY:  Webster Drilling
CHECKED:  NCPLOGGED BY:  DAHE

HOLE FINISHED:  10/03/2021
HOLE STARTED: 01/03/2021

28.76-32.40m

32.40-34.15m
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CORE PHOTOS
SHEET: 6 OF 9

BOREHOLE No.: SL1-C

Hole Location: In line with SL1-A and SL1-B,
on the driveway to the abandoned paintball stall
on the vacant lot.

PROJECT:  Manor Park Development LOCATION: JOB No.:  1015081.0000
CO-ORDINATES: 5441199.09 mN

1765127.21 mE(NZTM2000)

R.L.: 25.50m
DATUM: NZVD2016

DRILL METHOD:  RC

DRILL TYPE:  Atlas Drill Rig

DRILLED BY:  Webster Drilling
CHECKED:  NCPLOGGED BY:  DAHE

HOLE FINISHED:  10/03/2021
HOLE STARTED: 01/03/2021

34.15-36.20m

36.20-38.54m
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CORE PHOTOS
SHEET: 7 OF 9

BOREHOLE No.: SL1-C

Hole Location: In line with SL1-A and SL1-B,
on the driveway to the abandoned paintball stall
on the vacant lot.

PROJECT:  Manor Park Development LOCATION: JOB No.:  1015081.0000
CO-ORDINATES: 5441199.09 mN

1765127.21 mE(NZTM2000)

R.L.: 25.50m
DATUM: NZVD2016

DRILL METHOD:  RC

DRILL TYPE:  Atlas Drill Rig

DRILLED BY:  Webster Drilling
CHECKED:  NCPLOGGED BY:  DAHE

HOLE FINISHED:  10/03/2021
HOLE STARTED: 01/03/2021

38.54-40.71m

40.71-42.82m
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CORE PHOTOS
SHEET: 8 OF 9

BOREHOLE No.: SL1-C

Hole Location: In line with SL1-A and SL1-B,
on the driveway to the abandoned paintball stall
on the vacant lot.

PROJECT:  Manor Park Development LOCATION: JOB No.:  1015081.0000
CO-ORDINATES: 5441199.09 mN

1765127.21 mE(NZTM2000)

R.L.: 25.50m
DATUM: NZVD2016

DRILL METHOD:  RC

DRILL TYPE:  Atlas Drill Rig

DRILLED BY:  Webster Drilling
CHECKED:  NCPLOGGED BY:  DAHE

HOLE FINISHED:  10/03/2021
HOLE STARTED: 01/03/2021

42.82-45.00m

45.00-47.29m
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CORE PHOTOS
SHEET: 9 OF 9

BOREHOLE No.: SL1-C

Hole Location: In line with SL1-A and SL1-B,
on the driveway to the abandoned paintball stall
on the vacant lot.

PROJECT:  Manor Park Development LOCATION: JOB No.:  1015081.0000
CO-ORDINATES: 5441199.09 mN

1765127.21 mE(NZTM2000)

R.L.: 25.50m
DATUM: NZVD2016

DRILL METHOD:  RC

DRILL TYPE:  Atlas Drill Rig

DRILLED BY:  Webster Drilling
CHECKED:  NCPLOGGED BY:  DAHE

HOLE FINISHED:  10/03/2021
HOLE STARTED: 01/03/2021

47.29-48.00m
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DRILLED BY:  Jacob Fuller
LOGGED BY:  DAHE
CHECKED:  NCP
START DATE:  02/03/2021
FINISH DATE:  04/03/2021
CONTRACTOR:  Webster Drilling

SHEET: 1 OF 2

BOREHOLE No.:

SL3-A

R.L. GROUND:   32.80m
R.L. COLLAR:

SURVEY: Total
Station\Surveyed

DATUM:   NZVD2016

PROJECT:  Manor Park Development

LOCATION: At far western corner of the
northernmost vacant industrial lot.

JOB No.:  1015081.0000
CO-ORDINATES:

DIRECTION:
ANGLE FROM HORIZ.: -90°

(NZTM2000)
5441432.76 mN
1765339.49 mE
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BOREHOLE LOG

SOIL: Classification, colour, consistency / density, moisture, plasticity

ROCK: Weathering, colour, fabric, name, strength, cementation Ro
ck
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Due to the significant crushing and shearing throughout the length of the core, no specific defect data has been recorded.
Hole Depth

14.6m

COMMENTS:

Scale 1:50 Rev.: B

0.00m: Wash boring with no sample recovered.
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DRILLED BY:  Jacob Fuller
LOGGED BY:  DAHE
CHECKED:  NCP
START DATE:  02/03/2021
FINISH DATE:  04/03/2021
CONTRACTOR:  Webster Drilling

SHEET: 2 OF 2

BOREHOLE No.:

SL3-A

R.L. GROUND:   32.80m
R.L. COLLAR:

SURVEY: Total
Station\Surveyed

DATUM:   NZVD2016

PROJECT:  Manor Park Development

LOCATION: At far western corner of the
northernmost vacant industrial lot.

JOB No.:  1015081.0000
CO-ORDINATES:

DIRECTION:
ANGLE FROM HORIZ.: -90°

(NZTM2000)
5441432.76 mN
1765339.49 mE
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BOREHOLE LOG

SOIL: Classification, colour, consistency / density, moisture, plasticity

ROCK: Weathering, colour, fabric, name, strength, cementation Ro
ck
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Due to the significant crushing and shearing throughout the length of the core, no specific defect data has been recorded.
Hole Depth

14.6m

COMMENTS:

Scale 1:50 Rev.: B

11.60m: Unweathered to slightly weathered, dark grey
CATACLASITE. Weak. Comprises fine to coarse, angular
sandstone, siltstone and mudstone gravel within a matrix of dark
grey clay.

12.40m: Unweathered to slightly weathered, black
CATACLASITE. Very weak to weak. Comprises fine to coarse,
angular sandstone, siltstone and mudstone gravel within a matrix
of dark grey clay. Breaks down to silt and fine to coarse sand and
gravel
12.70m: Unweathered to slightly weathered, grey
CATACLASITE. Weak. Comprises fine to coarse, angular
sandstone, siltstone and mudstone gravel within a matrix of pale
to dark grey clay. Colour of material varies along the core
sample.

0
0

0

12.00 - 12.15m: Pale grey vein. Weak. Subvertical. 5 to 10 mm
across.

13.25 - 13.45m: Unweathered to slightly weathered, pale grey
CATACLASITE cobble. Moderately strong. Comprises fine to coarse,
angular sandstone, siltstone and mudstone gravel within a matrix of
pale grey clay.
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14.6m: END OF BOREHOLE
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CORE PHOTOS
SHEET: 1 OF 1

BOREHOLE No.: SL3-A

Hole Location: At far western corner of the
northernmost vacant industrial lot.

PROJECT:  Manor Park Development LOCATION: JOB No.:  1015081.0000
CO-ORDINATES: 5441432.76 mN

1765339.49 mE(NZTM2000)

R.L.: 32.80m
DATUM: NZVD2016

DRILL METHOD:  RC

DRILL TYPE:  Tractor-Mounted Rig

DRILLED BY:  Webster Drilling
CHECKED:  NCPLOGGED BY:  DAHE

HOLE FINISHED:  04/03/2021
HOLE STARTED: 02/03/2021

11.60-14.30m

14.30-14.60m
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DRILLED BY:  Jacob Fuller
LOGGED BY:  TH
CHECKED:  NCP
START DATE:  01/03/2021
FINISH DATE:  02/03/2021
CONTRACTOR:  Webster Drilling

SHEET: 1 OF 2

BOREHOLE No.:

SL3-B

R.L. GROUND:   32.20m
R.L. COLLAR:

SURVEY: Total
Station\Surveyed

DATUM:   NZVD2016

PROJECT:  Manor Park Development

LOCATION: At far western corner of the
northernmost vacant industrial lot.

JOB No.:  1015081.0000
CO-ORDINATES:

DIRECTION:
ANGLE FROM HORIZ.: -90°

(NZTM2000)
5441422.77 mN
1765347.82 mE
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BOREHOLE LOG

SOIL: Classification, colour, consistency / density, moisture, plasticity

ROCK: Weathering, colour, fabric, name, strength, cementation Ro
ck
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1) Groundwater level not recorded.2) Due to the significant crushing and shearing throughout the length of the core, no specific defect data has been recorded.3)
Borehole is vertical so angles of shear zones represent the angle from horizontal.Hole Depth

14.8m

COMMENTS:

Scale 1:50 Rev.: B

0.00m: Wash boring with no sample recovered.
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DRILLED BY:  Jacob Fuller
LOGGED BY:  TH
CHECKED:  NCP
START DATE:  01/03/2021
FINISH DATE:  02/03/2021
CONTRACTOR:  Webster Drilling

SHEET: 2 OF 2

BOREHOLE No.:

SL3-B

R.L. GROUND:   32.20m
R.L. COLLAR:

SURVEY: Total
Station\Surveyed

DATUM:   NZVD2016

PROJECT:  Manor Park Development

LOCATION: At far western corner of the
northernmost vacant industrial lot.

JOB No.:  1015081.0000
CO-ORDINATES:

DIRECTION:
ANGLE FROM HORIZ.: -90°

(NZTM2000)
5441422.77 mN
1765347.82 mE
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BOREHOLE LOG

SOIL: Classification, colour, consistency / density, moisture, plasticity

ROCK: Weathering, colour, fabric, name, strength, cementation Ro
ck
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1) Groundwater level not recorded.2) Due to the significant crushing and shearing throughout the length of the core, no specific defect data has been recorded.3)
Borehole is vertical so angles of shear zones represent the angle from horizontal.Hole Depth

14.8m

COMMENTS:

Scale 1:50 Rev.: B

11.50m: Unweathered to slightly weathered, grey
CATACLASITE. Moderately strong. Comprises fine to coarse,
angular sandstone, siltstone and mudstone gravel within a matrix
of pale grey clay.

13.00m: Core loss.

13.30m: Unweathered to slightly weathered, grey
CATACLASITE. Moderately strong. Comprises fine to coarse,
angular sandstone, siltstone and mudstone gravel within a matrix
of pale grey clay.

0
0

0
0

12.70 - 12.73m: Shear zone at 80°. 3 mm across. Hard, dark grey.

14.20 - 14.23m: Shear zone at 80°. 3 mm across. Hard, dark grey.
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14.8m: END OF BOREHOLE
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CORE PHOTOS
SHEET: 1 OF 1

BOREHOLE No.: SL3-B

Hole Location: At far western corner of the
northernmost vacant industrial lot.

PROJECT:  Manor Park Development LOCATION: JOB No.:  1015081.0000
CO-ORDINATES: 5441422.77 mN

1765347.82 mE(NZTM2000)

R.L.: 32.20m
DATUM: NZVD2016

DRILL METHOD:  RC

DRILL TYPE:  Tractor-Mounted Rig

DRILLED BY:  Webster Drilling
CHECKED:  NCPLOGGED BY:  TH

HOLE FINISHED:  02/03/2021
HOLE STARTED: 01/03/2021

11.50-14.60m

14.60-14.80m
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DRILLED BY:  Cody Longstaff
LOGGED BY:  DAHE
CHECKED:  NCP
START DATE:  12/03/2021
FINISH DATE:  23/03/2021
CONTRACTOR:  Webster Drilling

SHEET: 1 OF 5

BOREHOLE No.:

SL3-C

R.L. GROUND:   32.30m
R.L. COLLAR:

SURVEY: Total
Station\Surveyed

DATUM:   NZVD2016

PROJECT:  Manor Park Development

LOCATION: At far western corner of the
northernmost vacant industrial lot. In line with SL3-A
and SL3-B

JOB No.:  1015081.0000
CO-ORDINATES:

DIRECTION:
ANGLE FROM HORIZ.:

310°
-45°

(NZTM2000)
5441414.59 mN
1765355.11 mE
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1) Due to the significant crushing and shearing throughout the length of the core, no specific defect data has been recorded.2) Measurements of groundwater
level on 5th and 8th March were both taken on the mornings of those days.Hole Depth

48.5m

COMMENTS:

Scale 1:50 Rev.: C

0.00m: Dark. Wash boring with no sample recovered.
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and SL3-B
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1) Due to the significant crushing and shearing throughout the length of the core, no specific defect data has been recorded.2) Measurements of groundwater
level on 5th and 8th March were both taken on the mornings of those days.Hole Depth

48.5m

COMMENTS:

Scale 1:50 Rev.: C

14.80m: Unweathered to slightly weathered, grey
CATACLASITE. Moderately strong. Comprises fine to coarse,
angular sandstone, siltstone and mudstone gravel within a matrix
of pale grey clay.

0
0

0
0

0

16.40 - 16.42m: Colour changes to dark grey. Band of dark grey
mudstone across sample.

17.80 - 17.85m: Colour changes to dark grey. Band of dark grey
mudstone across sample.

18.45 - 18.75m: Colour changes to dark grey. Matrix composed of
dark grey clay. Weak.

19.55 - 19.65m: Dark grey, weak.
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SURVEY: Total
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LOCATION: At far western corner of the
northernmost vacant industrial lot. In line with SL3-A
and SL3-B
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1) Due to the significant crushing and shearing throughout the length of the core, no specific defect data has been recorded.2) Measurements of groundwater
level on 5th and 8th March were both taken on the mornings of those days.Hole Depth

48.5m

COMMENTS:

Scale 1:50 Rev.: C

25.95m: Unweathered to slightly weathered, pale grey
MUDSTONE and SILTSTONE. Moderately strong, extremely
closely spaced joints. Sheared rock. Discontinuities are filled
with pale grey quartz.

27.00m: Unweathered to slightly weathered, grey
CATACLASITE. Weak. Comprises fine to coarse, angular
sandstone, siltstone and mudstone gravel within a matrix of pale
grey clay. Partially recovered as fine to coarse, angular gravel
from 27.0 to 27.15 m.

.
27.50m: Core loss.
28.20m: Unweathered to slightly weathered, grey
CATACLASITE. Moderately strong. Comprises fine to coarse,
angular sandstone, siltstone and mudstone gravel within a matrix
of pale grey clay.

0
0

0
0

0
0

0
0

0
0

0

20.20 - 20.50m: Colour changes to dark grey. Matrix composed of
dark grey clay.
20.50 - 21.10m: Material becomes weak. Partially recovered as fine
to coarse sand and fine to coarse gravel; dark grey.

22.05 - 22.25m: Dark grey. Cataclasite with dark grey matrix. Weak.
Abrupt transition.

25.00 - 25.20m: Partially recovered as fine to coarse, angular gravel
and sand.
25.30 - 25.45m: Rock is recovered as fine to coarse, angular gravel
and sand.
25.45 - 25.90m: Colour darkens to dark grey.
25.60 - 25.62m: Pale grey band of cataclasite at 45°. Band is
estimated to be subvertical when in-situ.
25.90 - 25.95m: Recovered as fine to coarse, angular gravel.

26.55 - 26.65m: Recovered as fine to coarse, angular gravel.
26.80 - 26.85m: Recovered as fine to coarse, angular gravel.

27.15 - 27.25m: Recovered as fine to coarse, angular gravel.
27.45 - 27.50m: Recovered as fine to coarse, angular gravel.

28.90 - 29.10m: Dark grey band of cataclasite at approximately 60°.
Dip angle in the core implies an in-situ dip angle of approximately
15° from vertical.
29.15 - 29.25m: Sheared rock. Very closely spaced joints.
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and SL3-B
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1) Due to the significant crushing and shearing throughout the length of the core, no specific defect data has been recorded.2) Measurements of groundwater
level on 5th and 8th March were both taken on the mornings of those days.Hole Depth

48.5m

COMMENTS:

Scale 1:50 Rev.: C

34.95m: Unweathered to slightly weathered, dark grey
CATACLASITE. Moderately strong. Comprises fine to coarse,
angular sandstone, siltstone and mudstone gravel within a matrix
of dark grey clay.
35.45m: Unweathered to slightly weathered, pale grey
CATACLASITE. Moderately strong. Comprises fine to coarse,
angular sandstone, siltstone and mudstone gravel within a matrix
of pale grey clay.

38.51m: Core loss.

38.90m: Unweathered to slightly weathered, pale grey
CATACLASITE. Weak to moderately strong. Comprises fine to
coarse, angular sandstone, siltstone and mudstone gravel within a
matrix of pale grey clay.
39.05m: 39.05 to 39.3 m: Core loss.
39.30m: Unweathered to slightly weathered, pale grey
CATACLASITE. Description same as described at 38.9 m.

0
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0
0

0
0

33.25 - 33.45m: Large, dark grey, argillitic band. Weak. 60° relative
to core. Dip angle in core suggests an in-situ angle of approximately
15° from vertical.

36.00 - 36.60m: Colour becomes dark grey. Clay infill is dark grey.
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1) Due to the significant crushing and shearing throughout the length of the core, no specific defect data has been recorded.2) Measurements of groundwater
level on 5th and 8th March were both taken on the mornings of those days.Hole Depth

48.5m

COMMENTS:

Scale 1:50 Rev.: C

46.10m: Core loss.

46.65m: Unweathered to slightly weathered, grey
CATACLASITE. Moderately strong. Comprises fine to coarse,
angular sandstone, siltstone and mudstone gravel within a matrix
of pale grey clay.

.
47.15m: Core loss.

47.80m: Unweathered to slightly weathered, grey
CATACLASITE. Moderately strong. Comprises fine to coarse,
angular sandstone, siltstone and mudstone gravel within a matrix
of pale grey clay.
48.05m: Unweathered to slightly weathered, pale grey
MUDSTONE and SILTSTONE. Moderately strong, extremely
closely spaced joints. Sheared rock. Discontinuities are filled
with pale grey quartz.
.
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0

39.95 - 41.10m: Recovered as fine to coarse, angular gravel and
sand.
40.10 - 40.20m: Recovered as fine to coarse, angular gravel and
sand.

41.10 - 41.38m: Cataclasite is smeared with CLAY; pale grey. Very
soft, saturated.

44.30 - 44.40m: Recovered as fine to coarse, angular gravel.

47.00 - 47.15m: Recovered as fine to coarse, angular gravel and
sand.

48.45 - 48.50m: Recovered as fine to coarse, angular gravel.
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48.5m: END OF BOREHOLE
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SHEET: 1 OF 8

BOREHOLE No.: SL3-C

Hole Location: At far western corner of the
northernmost vacant industrial lot. In line with
SL3-A and SL3-B

PROJECT:  Manor Park Development LOCATION: JOB No.:  1015081.0000
CO-ORDINATES: 5441414.59 mN

1765355.11 mE(NZTM2000)

R.L.: 32.30m
DATUM: NZVD2016

DRILL METHOD:  RC

DRILL TYPE:  Atlas Drill Rig

DRILLED BY:  Webster Drilling
CHECKED:  NCPLOGGED BY:  DAHE

HOLE FINISHED:  23/03/2021
HOLE STARTED: 12/03/2021

14.80-17.00m

17.00-19.29m
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CORE PHOTOS
SHEET: 2 OF 8

BOREHOLE No.: SL3-C

Hole Location: At far western corner of the
northernmost vacant industrial lot. In line with
SL3-A and SL3-B

PROJECT:  Manor Park Development LOCATION: JOB No.:  1015081.0000
CO-ORDINATES: 5441414.59 mN

1765355.11 mE(NZTM2000)

R.L.: 32.30m
DATUM: NZVD2016

DRILL METHOD:  RC

DRILL TYPE:  Atlas Drill Rig

DRILLED BY:  Webster Drilling
CHECKED:  NCPLOGGED BY:  DAHE

HOLE FINISHED:  23/03/2021
HOLE STARTED: 12/03/2021
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21.70-23.67m
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CORE PHOTOS
SHEET: 3 OF 8

BOREHOLE No.: SL3-C

Hole Location: At far western corner of the
northernmost vacant industrial lot. In line with
SL3-A and SL3-B

PROJECT:  Manor Park Development LOCATION: JOB No.:  1015081.0000
CO-ORDINATES: 5441414.59 mN

1765355.11 mE(NZTM2000)
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1 Introduction 

This report describes the test procedures and results of a seismic refraction survey, comprising three 
lines, at Manor Park.  The site is accessed from Benmore Crescent. 
   
The site work for these lines was completed between 10 November and 16 December 2020. 
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2 Seismic Refraction Surveying Procedures 

The seismic refraction survey was carried out using small explosive charges (shots) placed in 
augered holes.  The compression wave arrival times, for each shot, were measured on a spread of 
up to 24 geophones at a time, connected to cables laid along the ground.  The lines were marked 
out by tape measure and pegged or marked on the ground.  The end points of the lines were  
surveyed later.  The survey data is shown in Appendix C. 
 
Shots were placed at regular intervals along the line and offset from the end of each spread.  A total 
of up to 6 shots were fired for each spread of 24 geophones. 
 
Data were recorded on a 24 channel Geometrics Geode digital seismograph which was attached to 
the shot firing equipment.  Shot firing was controlled by the geophysicist operating the seismograph 
after receiving an “all clear” from the geophysicist placing the charges.  The explosive used in this 

survey was Senatel MagnumTM emulsion explosive, initiated with instantaneous electric detonators. 
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3 Data Processing and Interpretation 

The first stage of the data processing, involving measurement of the p-wave arrival times for each 
shot was carried out using LabViewTM routines.  Subsequent processing was carried out interactively 
using spreadsheet calculations, rather than by relying on semi-automatic processing software. 
 
Seismic velocities and depths to shallow layers were determined using the Plus-Minus method, 
which is essentially the same as the GRM method for shallow refractors.  The program GRAPHERTM 
was used plot the depth and velocity data and to measure the seismic velocities from the gradients 
of linear fits applied to appropriate segments of the data.   
 
The calculations used to produce the profiles are based on some assumptions.  For example, both 
velocity and depth calculations assume that seismic waves travel along the survey line in two 
dimensions (longitudinal and vertical).  If there are major lateral variations in the refractor depth, then 
this assumption may be inaccurate and the calculated “depth” may in fact be a slope distance to a 
point on the refractor surface to the side of the seismic line. 
 
The interpretation also assumes that layers will increase in velocity with depth.  Any layer with a 
velocity lower than the layer above will not be detected and will lead to an error in the depth 
calculation. 
 
Velocities calculated are the velocity at the top of a particular layer and these velocities may increase 
slightly within the layer. 
 
Intercepts and delay times from either direction were also used to determine depths to rock to 
supplement the depths calculated by the Plus-Minus method.  This was generally used where there 
was insufficient overlap to use the Plus-Minus method for all geophone positions. 
 
Low velocity zones were identified on the minus times plot, where shots from opposite ends of the 
line are subtracted from each other.  This is normally used to determine the velocity of the rock, but 
will also indicate low velocity zones within the rock. 
 
In addition, the signal amplitude of the signal was looked at to determine whether there was an 
increase in the attenuation, coinciding with the low velocity zone.  This was useful for lines SL2 and 
SL3, but on SL1 the location of the low velocity zone coincided with the edge of a concrete slab at 
the surface which influenced the signal amplitude.  
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4 Survey Results 

Cross sections of each seismic line are attached in Appendix A and time distance plots are shown 
in Appendix B.  The cross sections show: 

• the estimated ground surface profile along each line, 
• seismic compression wave (p-wave) velocity and thickness of the various surface layers and 
• the compression wave velocity of the rock layer. 

All velocities referred to are compression wave velocities measured in metres per second (m/s). 
 
The following is a brief description of any features found on each of the seismic lines.  The purpose 
of the survey was to locate low velocity zones and/or steps associated with the Wellington Fault.  
 
4.1 Seismic Line 1 

This line ran along an access track, starting on the grass slope up to SH2, at the end of Benmore 
Crescent.  The total length of the line is 165 metres.  The geophone spacing was 2.5m. 
 
A surface layer of 300m/s is present along all of the line and an intermediate layer of 900m/s is also 
present.  The rock layer has a velocity of 2750m/s along the eastern end of the line and 3900m/s at 
the western end of the line. 
 
The plot below shows the times for the end shots at peg zero subtracted from the times for the offset 
shot at the far end of the line.  The slope of the line is related to the velocity of the rock where the 
refraction is from the rock.  A low velocity zone with a loss of 4 milliseconds was found between pegs 
62.5 and 67.5m. 
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4.2 Seismic Line 2 

This line to the east of Benmore Crescent, beside the stream, North of SL1, then crossed the stream 
and ran up the slope to a flat area of fill.  The total length of the line is 110 metres.  The geophone 
spacing was 5m.   
 
After firing 6 shots, the arrival times for the two offset shots were picked and a velocity plot of the 
line was made to locate the likely position of the low velocity zone.  The geophones were then placed 
at 1m spacing over the likely zone and two more shots, at the offset positions were fired. 
 
A surface layer of 250 to 300m/s is present along all of the line and an intermediate layer of 700 to 
800m/s is also present.  The rock layer has a velocity of 2900m/s along the length of the line. 
 
The plot below shows the times for the offset shots from peg zero subtracted from the times for the 
offset shot at the far end of the line.  The slope of the line is related to the velocity of the rock where 
the refraction is from the rock.  A low velocity zone with a loss of 6 milliseconds was found between 
pegs 45 and 55m.  Additionally, the maximum amplitude of the signal at each geophone, for each 
offset shot is shown.  The signal should be attenuated as it passes through the low velocity zone.  
The values of amplitude will be affected by background noise superimposed on the signal so may 
have some scatter in the values.  The 1m spaced shot from the zero end of the shows a sudden step 
between 50 and 51m, with a relatively even attenuation either side. 
Taking into account the velocity step and the amplitude changes the most likely position of the low 
velocity zone is between pegs 50 to 55m. 
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4.3 Seismic Line 3 

This line to the east of Benmore Crescent, beside the stream, further North of SL2, then crossed the 
stream and ran up the slope to a flat area of fill.  The total length of the line is 110 metres.  The initial 
geophone spacing was 5m. 
 
After firing 6 shots, the arrival times for the two offset shots were picked and a velocity plot of the 
line was made to locate the likely position of the low velocity zone.  The geophones were then placed 
at 1m spacing over the likely zone and two more shots, at the offset positions were fired.  
 
A surface layer of 300m/s is present along all of the line and an intermediate layer of 600 to 800m/s 
is also present.  The rock layer has a velocity of 2900m/s along the length of the line. 
 
The plot below shows the times for the offset shots from peg zero subtracted from the times for the 
offset shot at the far end of the line.  The slope of the line is related to the velocity of the rock where 
the refraction is from the rock.  A low velocity zone with a loss less than 1 milliseconds was found 
between pegs 40 and 45m.  Additionally the maximum amplitude of the signal at each geophone, for 
each offset shot is shown, as with line 2.  Both of the 1m spaced shots and the 5m spaced offset 
from the zero end of the shows a step between 40 and 45m, which reinforces the small step seen 
on the velocity plot. 
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Appendix A:    Seismic Refraction Cross Section
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Appendix B:    Time  Distance Plots 
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Appendix C:    Survey Data 

 
Survey data,  
 
Peg number Eastings Northings Elevation 

SL1 - 0 1765067 5441260 30.602 
SL1 - 165 1765183 5441143 25.743 
SL2 - 0 1765208 5441372 26.296 

SL2 - 110 1765279 5441289 32.909 
SL3 - 0 1765316 5441460 29.189 

SL3 - 110 1765387 5441375 32.187 
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Appendix 6: Flood Assessment – River Edge Consulting 
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Memorandum 

To: Mark Cooney, Spencer Holmes Ltd 

Cc: Alex Gifford, Tonkin + Taylor  

From: Philip Wallace, River Edge Consulting 

Date: 1 November 2022 

Re: Benmore Crescent – Alternative culvert option 

 

1.  Introduction 

In June 2022 I prepared a flood assessment report for the site and proposed Te  Rangihaeata 

development at 30 Benmore Crescent.  I subsequently carried out an assessment of a proposal for 

an alternative culvert arrangement and reported the findings in a memo dated 27 July.   

I have now carried out a flood assessment of further refinements to the proposed layout of the 

developed site.   The current assessment has also incorporated additional stream bed survey data 

collected by Spencer Holmes in September 2022, immediately downstream of the last culvert 

crossing within the site. 

2.  Modified proposal for site 

2.1 Fill Platform and earthworks 

The previous assessments of the proposal were based on a fill platform prepared by Tonkin + 

Taylor.  Spencer Holmes has prepared a revised fill platform, the latest being dated 26 October 

2022.  That revised platform is shown in Figure 1.   

The design leaves the existing stream channel untouched.  A flood channel of at least 20 m width 

is also provided. 
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Figure 1 Design platform surface, 26 October 2022 

2.2 Culverts 

As with the option assessed in July, the proposal under consideration involves removal of all of 

the Dry Creek culverts within the site and replacement of only culvert 1.  Figure 2 shows the 

location of the culverts. 

Culvert 1 is proposed to be 35 m long (Figure 3).  While the July assessment assumed culvert 1 

would consists of twin 2.5 m wide x 2 m high box concrete culverts, the current assessment now 

assumes twin 3 m wide x 2 m high box concrete culverts.  These would be embedded by around 

500 mm, to provide a natural gravel bed and meet fish passage guidelines.  Thus the effective 

height of the twin culverts would be 1.5 m. 

An alternative of twin 3.5 m wide x 2 m high culverts has also been tested. 

The new culvert is proposed to be laid a gradient (2.3%) reflecting the general gradient of the 

stream bed in the vicinity, although it is expected that stream gradient will adjust itself in light of 



3 

 

the much larger culvert opening proposed (compared to the existing culvert opening).  Having an 

initial embedment of 500 mm will provide some leeway for the bed to adjust itself.  Figure 4 

shows the existing stream bed gradient and the culvert invert levels.  The dotted red line shows 

the level at which the culvert invert would be laid while the solid red line, 500 mm higher, shows 

the bed level assumed through the culvert.  

 

 

Figure 2 Culvert option, October 2022: removal and replacement 
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Figure 3 Alternative culvert option, October 2022: culvert 1 replacement 

 

Figure 4 Alternative culvert option, October 2022: culvert 1 bed and invert levels 
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3. Model results 

3.1  Existing situation 

Flood depths for the existing situation are shown in Figure 5.  Results have been reported 

previously, in the June 2022 report and the incorporation of the additional survey data made very 

little difference for the existing situation.    

 

Figure 5  Predicted flood depths, existing situation  

3.2  Proposed development situation - twin 3m wide replacement culverts under Benmore Ave 

Flood depths for the proposed situation are shown in Figure 6.  Floodwaters are contained within 

the wider stream corridor within the site.   

Model results predict that the peak flow through culvert 1 would be 14.4 m3/s, with a velocity of 

1.65 m/s.    

Figure 7 shows the impact of the proposed development platform on flood levels.  Increases of 

less than 300 mm are predicted in the incised stream channel downstream of where the existing  

culvert 4 is, which would pose no additional risk to people or assets.  There is also a trivial 
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amount of additional flooding in the stream channel between the upstream end of the site and 

SH2 (Figure 8).   

Otherwise, all increases in depth are contained within the site.  Floodwaters are cut off along the 

KiwiRail access track alongside the railway, hence a small decrease in depth along the track is 

shown in Figure 7. 

 

Figure 6  Predicted flood depths, developed situation  
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Figure 7 Impact of proposed development on peak flood depths  
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Figure 8 Impact of proposed development on peak flood depths, close-up at northern end of site 

3.3  Proposed development situation - twin 3.5 m wide replacement culverts under Benmore Ave 

A variation with twin 3.5 m culverts under Benmore Ave was also modelled.  This showed a slight 

reduction of around 50 mm in flood levels upstream of the culvert, with no change to 

downstream flood levels.  The predicted peak velocity through the culvert is 1.55 m/s. 

As the reduction in water levels, compared to the twin 3 m wide culverts option is small, the 

flood depth map for the twin 3.5 m culverts option is not presented. 

 

3.4 Freeboard 

Results for the design scenario (twin 3 m culverts) have then had freeboard added.  NZS 4404 

specifies a minimum freeboard of 0.3 m for commercial or industrial buildings, but higher levels 

are suggested here, to provide greater protection for any high value assets.  GWRC uses 0.9 m 

freeboard for Hutt River design levels, so that has been added to the Hutt River levels in this 

current study.  A lesser amount, 0.5 m, has been applied to the Dry Creek flood levels, in 

recognition that this is a much smaller stream. 
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The model has been rerun with the freeboard applied.  The resulting depths are as shown in 

Figure 9; it can be seen that the floodwaters do not reach the site platform and remain within the 

wider stream channel.  

 

 

Figure 9 Predicted flood depths, developed situation with freeboard allowance 
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Figure 10 and Table 1 present a longitudinal profile of flood levels and the platform levels down the 

stream corridor; these are updates of Figure 7-6 and Table 7-1 in the original report.   

 

Figure 10 Longitudinal profiles along stream of bed levels, culvert invert levels, flood levels, conceptual fill platform levels 

(proposed case) 
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Table 1 Bed levels, culvert invert levels, flood levels, conceptual fill platform levels (proposed case) along stream 
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Table 1(cont).  Bed levels, culvert invert levels, flood levels, conceptual fill platform levels (proposed case) along stream 
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Zachery Montgomery 
Environment and Sustainability 

Mobile: 027 361 0186 
zachery.montgomery@huttcity.govt.nz 

Our reference:RM220258 

RM number:  RM220258 
Date:   
Applicant: 
Agent:  
Address:  

Attention: 

21 December 2022 
Rosco Ice Cream Ltd 
Tonkin Taylor 
Rosco Ice Cream Ltd 
111 Brougham Street, Mt Victoria 
WELLINGTON, 6011 
Alex Gifford 

APPROVAL OF RESOURCE CONSENT FOR BULK EARTHWORKS, 
VEGETATION CLEARANCE AND UPGRADE OF CULVERTS AT 
30 BENMORE CRESCENT MANOR PARK (SEC 1 SO 493901) 

Council granted consent for the following reasons: 

▪ Onsite earthworks will be staged and controlled such that adverse effects on amenity
values will be acceptable.

▪ The site is not visually prominent as observed from the wider environment.
▪ The contaminated land thresholds are below the human health index and the applicant

has submitted to council a Detailed Site Investigation which concludes that disposal of the
proposed material is appropriate.

▪ The building within the fault study overlay setback is non-habitable and will be utilised in a
transient fashion, with the building to be removed upon completion of the work.

▪ No persons are deemed affected by the works to an extent that warrants notification.
▪ Conditions imposed on the consent under section 108 of the Resource Management Act

1991 will control, mitigate and remedy any environment effects caused by the subdivision.
▪ The property does not appear on Greater Wellington Regional Council’s selected land use

register as a contaminated site or as having been the site of a verified hazardous activity.
As a result, Council considers the likelihood of earthworks uncovering contamination at the
site to be negligible.

▪ The proposal is consistent with the policies and objectives of the city’s District Plan.
▪ Council has given due regard to the New Zealand Coastal Policy Statement, any national,

regional or proposed regional policy statement and any other regulations in reaching its
decision. Council considers there are no other relevant matters that need to be dealt with.

▪ The proposal is consistent with the purposes and principles of Part II of the Resource
Management Act 1991.
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1. PROPOSAL

The applicant is seeking resource consent to undertake bulk earthworks across a 13.1ha rural 
property in Manor Park. The earthworks will include a cut volume of approximately 
130,000m3 and a fill volume of approximately 160,000m3. The proposal will also include the 
importation of fill, if suitable material is not available on site, which could compose 
approximately 100,000m3 of imported fill.  

The proposal will also include an onsite temporary office which may be located within 20m of 
the fault line study zone pending the construction management plan. Vegetation removal 
associated with the bulk earthworks is a permitted activity and can be undertaken as of right 
and hence will not be considered further throughout this report. The proposal will also include 
the demolition and removal of the onsite abandoned buildings which is a permitted activity 
under the District Plan. The proposal does not include the formation of roads or trenching for 
services as a part of this resource consent. 

The earthworks and vegetation removal will occur across the majority of the site to form a 
platform for future use and development. The platform will range from approximately RL 35m 
in the northeast of the site to RL 26m in the southwest of the site. The earthworks will include 
a maximum vertical alteration of up to 6m. No detonations are proposed for the earthworks. 
The proposal will also include a remedial action plan to manage the asbestos and heavy 
metal removal of land identified as contaminated and includes appropriate disposal in 
accordance with the National Environmental Standard for Assessing and Managing 
Contaminants in Soil to Protect Human Health Regulations 2011 (NES). 

The proposal will also involve instating a 20m riparian margin along dry creek and native 
planting. The proposal will also allow for up to four culverts to be built along Dry Creek to 
provide for vehicle crossings. 

Figure 1. Earthworks Cut and Fill Plan 
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2. SITE DESCRIPTION  

The applicant has included the following site description which I have accepted as accurate 
and adopt noting the following: 
 
The site is located at Benmore Crescent, Manor Park, Lower Hutt. 

 
The majority of the site is undeveloped and is comprised of grasses, vegetation and open 

gravel areas. There are several abandoned buildings onsite and remnants of old buildings. 

There is evidence of historic filling to create raised earth platforms and access tracks and 

dumping of waste.  

 

There is a cycling/walking trail on land owned by GWRC along the southern boundary of the 

site and adjacent to the Hutt River. The Wairarapa railway line runs along the eastern site 

boundary and residential dwellings are present beyond this. State Highway 2 (SH2) is located 

to the west of the site. Access to Benmore Crescent and the site is available off SH2 via the 

existing Manor Park intersection. 

 
The topography onsite is varied due to the historic filling that has occurred. There are large 

flat yard areas, raised fill platforms, embankments and low-lying areas. Overall, the site 

topography slopes from approximately r34m (Wellington Datum 1953) adjacent to SH2 down 

towards the Hutt River, where, at the site boundary, the land height is approximately RL 26m. 

 

Dry Creek runs through the site and discharges into the Hutt River. At the northern extent of 

the site the stream channel is shallow with low, poorly defined, banks. The channel becomes 

more incised with taller banks as it flows through the site to the Hutt River. There are four 

existing culverts within Dry Creek. 

 

Static water level measurements were recorded during the drilling of four fault investigation 

boreholes. Groundwater beneath the site is located within the overlying alluvial deposits 

between approximately 21 to 24 m RL. The groundwater level is shallowest along the 

southeast margin of the site nearest the Hutt River (approximately 3 m below ground level), 

and deepest at the northern end (approximately 8 m below ground level). 

 
Native vegetation is present onsite including kawakawa, mahoe, seven finger, ngaio, karamu 

and cabbage tree. However, the site is largely dominated by exotic species such as 

blackberry, tradescantia, popular, gorse, tree lucerne, fennel and willow. Northern grass skink 

may be present onsite and New Zealand Peripatus was observed at the site in October 2021. 

No observations of bats have been made in the vicinity of the site. However, their temporary 

presence cannot be ruled out. Indigenous bird species are likely to utilise the site for breeding 

and foraging; and two wetlands were identified onsite. These wetlands have formed in areas 

where earthworks occurred between 2005-2018. The ecological investigation concluded that 

the two wetlands onsite met the definition of a ‘natural wetland’ under the National Policy 

Statement for Freshwater and NESF. 

 

The District Plan does not identify any archaeological or heritage features onsite. A review of 

the ArchSite3 archaeological database has been undertaken to identify if there are any 
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registered archaeological features present. Site R27/536 is located in the northern area of the 

site. It is the location of the former Wellington-Wairarapa railway line built between 1874 and 

1880. The notes on the database indicate that “Sections of the old line have been converted 

to roadways and cycle lanes. Most of the railway features have been removed/destroyed, 

though some subsurface features may exist”. The former rail bed can be regarded as a 

historical route, rather than a detailed, archaeological feature. 

 

The site is not included within the Wellington Regional Council SLUS/HAIL database. 
However, a DSI has been prepared for the proposed works which notes:  
Overall, the soil onsite is contaminated above background levels, but below the relevant 

commercial/industrial human health criteria. 

 

30 Benmore Crescent is legally described as Section 1, 6 SO 493901 and held in Record of 

Title Identifier 738223. The Record of Title includes the following interests 

- Subject to Part IV A Conservation Act 1987 

- Subject to Section 11 Crown Minerals Act 1991 

- B645270.1 Gazette Notice (1997/1066) declaring that portion of State Highway 2 

adjoining hereto to be a Limited Access Road  

- 11032732.1 Gazette Notice (2018- In 656) declaring Section 6 SO 493901 to be set 

apart for Local Purpose Reserve (Soil conservation and river control purposes) and 

shall remain vested in Her Majesty the Queen  

- Fencing Covenant in Transfer 11676592.2 

- 11676592.3 Encumbrance to New Zealand Transport Agency - 5.3.2020 at 2:08 pm 

 

3. RELEVANT PLANNING RULES AND REGULATIONS 

Operative District Plan 
The District Plan is the appropriate planning instrument with which to assess the proposal. 
Rules relating to the General Residential Activity Area, which this proposal falls within, are 
contained in chapters 8B (Rural), 11 (Subdivision) and 14 (General Rules). The Lower Hutt 
District Plan ‘Wellington Faultline Study Zone’ overlay extends across the site. 
 
District Plan as modified by Plan Change 56: 
 
On 18 August 2022 Plan Change 56 (PC56) was notified which introduces ‘medium density 

residential standards’ (MDRS) as required by the Intensification Planning Instrument of the 

Resource Management Act 1991 (RMA). Under PC56 the application site is located within the 
Rural Zone. The application site is not newly zoned for residential activity, nor is it within a 
qualifying matter area, whereby in accordance with s86BA(1) of the RMA, the MDRS 
permitted rules as incorporated by PC56 have taken legal effect from the time the plan 
change was notified. The non-compliances with the District Plan (including any MDRS 
standards incorporated within PC56) for which resource consent is required and any relevant 
assessment matters of the Operative District Plan are identified in the following assessment. 
 
The proposal requires resource consent for the following District Plan non-compliance: 
The proposal will comply with the new permitted standards which have taken legal effect. 

 
Operative District Plan permitted rules and standards which continue to have legal effect: 
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Rule 14H 2.1(a) All structures and buildings on any site where the whole site or a portion of 

the site falls within the Wellington Fault Special Study Area, excluding proposed accessory 

buildings which are not required for habitable or working purposes. 

The proposal includes a site office which is located within 20m of the fault line study area. 

Rule 14I 2.1(a): Earthworks in all activity areas, except Hill Residential and others specified 

activity areas, are permitted activities up to a maximum volume of 50m3 and vertical alteration 

of 1.2m. 

The proposed earthworks will exceed the allowable volume by approximately 390,000m3, 
of which 130,000m3 is proposed as cut, 160,000m3 as fill, with potentially up to 100,000m3 
of imported fill with a cut depth of up to 6m and fill height of up to 6m. 

I consider the proposal to be a restricted discretionary activity under Rules 14H 2.1(a) and 14I 
2.2.(a). 

Matters of Discretion: 
▪ Effects on visual amenity values
▪ Effects on natural features and topography
▪ Natural hazard effects
▪ Effects on surrounding cultural or historical features of significance
▪ Safe Separation Distance of Structures and Buildings from the Wellington Fault

National Environmental Standards (NES) 
The Resource Management (National Environmental Standard for Assessing and Managing 
Contaminants in Soil to Protect Human Health) Regulations 2011 is implemented in order to 
ensure that land affected by contaminated soil is appropriately assessed and made safe for 
human use. The Regulation is applicable to all proposals involving the following activities 
which will occur on land that is being used, has been used, or is more likely than not to have 
been used for hazardous activity or industry use (HAIL): 

▪ Removal of fuel storage systems and associated soil from a piece of land or
replacement of a fuel storage system in or on a piece of land.

▪ Soil sampling
▪ Soil disturbance
▪ Subdivision of land
▪ A change in land use

Via a check of the Greater Wellington Regional Council SLUS database, Council can 
conclude that the subject site is not recorded as affected by historical HAIL activity. The 
applicant has however prepared a Detailed Site Investigation (DSI) for the subject site which 
notes: 

The site is currently a mixture of commercial, industrial, farmland, and scrub land with some 

open grassed areas and it is proposed to undertake bulk earthworks over the site in 

preparation for future land development for likely mixed use activities; some of the earthworks 

have already begun. Additional fill will be imported to various portions of the site to increase 

its elevation above the flood plain. 



   

Resource Consent Officers Report RM220258 459362 | 16 October 2020 6 of 30 

 

A Preliminary Site Investigation was completed in September 2020 which identified eight 
potential site activities included on the Hazardous Activities and Industries List, specifically the 
following: 

• Horticulture/ nursery activities 

• Potential fuel storage for quarrying 

• Timber storage yard 

• Metal blasting and protective coating 

• Uncontrolled demolition of former buildings 

• Concrete truck storage, quarrying vehicles and equipment 

• Clean-fill operations, undocumented fill 

• Burn-off Areas 

 

The report identifies nine categories included on the Hazardous Activities and Industries List, 
namely the following: 
 

▪ HAIL ID A10 – Persistent pesticide bulk storage or use including sport turfs, market 

gardens, orchards, glass house or spray sheds; Chemical manufacture, application 

and bulk storage; 

▪ HAIL ID A17 – Storage tanks or drums for fuel, chemicals or liquid waste; Chemical 

manufacture, application and bulk storage; 

▪ HAIL ID A18 - Wood treatment or preservation including the commercial use of anti-

sapstain chemicals during milling or bulk storage of treated timber outside; Chemical 

manufacture, application and bulk storage; 

▪ HAIL ID D1 – Abrasive blasting including abrasive blast cleaning (excluding cleaning 

carried out in fully enclosed booths) or the disposal of abrasive blasting material); 

Metal extraction, refining and reprocessing, storage and use; 

▪ HAIL ID D3 – Metal treatment or coating including polishing, anodizing, galvanizing, 

pickling, electroplating, or heat treatment or finishing cyanide compounds; Metal 

extraction, refining and reprocessing, storage and use; 

▪ HAIL ID E1 – Asbestos products manufacture or disposal including site with building 

containing asbestos products known to be in a deteriorated condition; Mineral 

extraction, refining and reprocessing, storage and use; 

▪ HAIL ID E8 – Transport depots or yards including areas used for refuelling or the bulk 

storage of hazardous substances; Mineral extraction, refining and reprocessing, 

storage and use; 

▪ HAIL ID G5 – Waste disposal to land (excluding where biosolids have been used as 

soil conditioners); Cemeteries and waste recycling, treatment and disposal; and 

▪ HAIL ID I – Any land that has been subject to the intentional or accidental release of a 

hazardous substance in sufficient quantity that it could be a risk to human health or the 

environment 

 

A land use change, soil disturbance and subdivision on sites where an activity included on the 
HAIL is, has, or is more likely than not to have occurred, requires an environmental 
assessment under the NES. As the proposal includes bulk earthworks, the proposal is 
considered to be disturbing soils. 
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The permitted standards pursuant to Regulation 8(3) Disturbing Soil under the NES allow for a 
volume of disturbance of 25m3 per 500m2 as a permitted activity. The proposal is in excess of 
this volume across the site and therefore is a Restricted Discretionary Activity in accordance 
with Regulation 10 of the NES, as Regulation 10(2) is considered satisfied. 
 
Matters of Discretion 

• The adequacy of the detailed site investigation, including— 
o (i)site sampling: 
o (ii)laboratory analysis: 
o (iii)risk assessment: 

• The suitability of the piece of land for the proposed activity, given the amount and kind 
of soil contamination: 

• The approach to the remediation or ongoing management of the piece of land, 
including— 

o (i)the remediation or management methods to address the risk posed by the 
contaminants to human health: 

o (ii)the timing of the remediation: 
o (iii)the standard of the remediation on completion: 
o (iv)the mitigation methods to address the risk posed by the contaminants to 

human health: 
o (v)the mitigation measures for the piece of land, including the frequency and 

location of monitoring of specified contaminants: 
• The adequacy of the site management plan or the site validation report or both, as 

applicable: 
• The transport, disposal, and tracking of soil and other materials taken away in the 

course of the activity: 
• The requirement for and conditions of a financial bond: 
• The timing and nature of the review of the conditions in the resource consent: 
• The duration of the resource consent. 

 
Both the proposed earthworks and disturbance of contaminated soils are intrinsically tied to 
one another for the proposed bulk earthworks and therefore assessing the application 
separately is not considered appropriate as the contamination is fixed to the underlying 
allotment. The proposal is therefore considered to be bundled as a Restricted Discretionary 
Activity. 
 
4. PERMITTED BASELINE  

It is appropriate to disregard adverse effects of the activity on the environment or on any 
persons, if the effects are comparable to an activity or development that is permitted by the 
District Plan; this is known as the permitted baseline. 
 
In this instance, a relevant permitted baseline would include earthworks up to 50m3 in volume 
and up to 1.2m in vertical alteration. This permitted baseline is of limited relevance 
considering the scope of the proposed earthworks and therefore will not be taken into 
consideration throughout this decision report. 
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The permitted baseline for the Rural Zone however does not include restrictions with regard to 
vegetation clearance and therefore the vegetation onsite can be cleared as part of the 
permitted baseline, which can be included within the permitted baseline with regard to effects 
relating to amenity. It is our understanding that the applicant has applied for a land use 
consent with Greater Wellington Regional Council (GWRC) for the vegetation clearance on 
erosion prone land. 
 
5. NOTIFICATION ASSESSMENT UNDER THE DISTRICT PLAN 

Council must assess any resource consent application under section 95 of the Resource 
Management Act 1991 to determine whether a resource consent application should be 
notified. The Resource Management Act 1991 details a four step process that must be 
followed, and triggers or precludes notification of applications in certain circumstances. The 
sections below follow the four step process for public notification (under section 95A) and 
limited notification (under section 95E). 
 
5.1 - PUBLIC NOTIFICATION STEPS – SECTION 95A 

Pursuant to section 95A of the Resource Management Act, this section follows the 4 step 
process to determine if public notification is required.  
 
Step 1 - Public notification is mandatory in certain circumstances 
Public notification is mandatory in certain circumstances.  
Has the applicant requested public notification?  No 
Is public notification required under s95C? No 
Is the application made jointly with an application to exchange recreation 
reserve land under s15AA of the Reserves Act?  

No 

 
Public notification is not mandatory under step 1. 
 
Step 2 - Public notification is precluded in certain circumstances  
If public notification is not required under step 1 it may be precluded in certain circumstances 
(unless special circumstances apply under step 4).  
Are all activities in the application subject to a rule in a Plan or National 
Environmental Standard precluding public notification?  

No  

Is the application for one or more of the following (but no other) activities? 
▪ A controlled activity 
▪ A boundary activity with a restricted discretionary, discretionary or non-

complying activity status 

No 

 
Rule 14H 2.1(a) is excluded from public notification pursuant to 14H2.1(a)(i) and hence will 
not be considered in the public notification assessment. However, breaching the earthworks 
rules is not precluded from public notification. Therefore, Public notification is not precluded 
under step 2.  
 
Step 3 - Public notification is required in certain circumstances  
If public notification is not precluded under step 2, public notification may be required in 
certain circumstances. 
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Is any activity in the application subject to a rule in a Plan or National 
Environmental Standard that requires public notification? 

No 

Does the activity have, or is likely to have, adverse environmental effects 
that are more than minor in accordance with s95D?  

No 
(see assessment 
below) 

Does the activity have, or is likely to have, adverse environmental effects that are more 
than minor in accordance with s95D? 
Public notification is required under step 3 if the activity will have or is likely to have adverse 
effects on the environment that are more than minor.  

In considering if the adverse effects on the environment are more than minor, the effects on 
persons who own or occupy the land in, on, or over which the activity will occur; or any land 
adjacent to that land must be disregarded. I have therefore disregarded the effects on the 
persons who own or occupy properties at the following properties in making an assessment 
under s95D: 

▪ 10 Benmore Crescent
▪ 50 Benmore Crescent
▪ 8 Hutt Rail Way Central
▪ Properties on the western side of Mary Huse Grove (from number 27 to 70)

The adverse effects on the environment are considered to be less than minor for the following 
reasons:  

Amenity Values 
Adverse effects resulting from earthworks can occur during construction and following works if 
the site is not appropriately remediated or finished. Construction activity can result in adverse 
temporary construction effects such as noise, dust, vibration, sedimentation or traffic. 
Temporary construction effects are the cumulative effects resulting from construction activity 
for the duration construction is underway. This usually corresponds to the scale and 
complexity of the construction activity. The proposal involves the cut and fill of a 
cumulative 390,000m3 of earth and a vertical alteration of up to 6m to create a level 
platform for future development on the site.  

The applicant has not applied to breach construction noise, vibration, high trip generator 
vehicle movement thresholds or dust standards of the District Plan, and therefore the effects 
resulting from this will be consistent with the permitted baseline. Construction effects 
associated with these works will be temporary, noting that the District Plan allows for some 
additional noise during such times in accordance with NZS 6803P “Measurement and 

Assessment of Noise from Construction, Maintenance and Demolition Work”. The applicant 

has also noted that sediment control measures will be installed for the duration of the site 
development works. Vibrations will be managed on site through the earthworks management 
plan, which will include controls for reducing the effects to an appropriate level. The proposal 
will result in less than 500 vehicle movements per day, both to and from the site, with access 
primarily being via the adjacent state highway, which will appropriately limit the effects as 
vehicle movements will be absorbed by background traffic levels. Dust will be managed 
through the earthworks management plan, with the applicant identifying several methods in 
the application, including textile covering, wetting and polymer binding, with the final 
methodology to be submitted as part of this management plan. With the exception of the 



Resource Consent Officers Report RM220258 459362 | 16 October 2020 10 of 30 

proposed scale of works, the effects of the proposal will be largely consistent with the 
permitted baseline. 

Amenity effects arising from earthworks will also be managed through the earth worked areas 
being built over, landscaped or sealed as soon as practicable. The applicant has proposed to 
submit to council, an earthworks management plan which includes the staging of the 
proposed earthworks prior to the works being undertaken. The staging of the proposed 
earthworks will result in the activity being localised to parts of the site at any one time, 
reducing adverse effects associated with long term scarring of the site, in consideration of the 
scale of earthworks proposed. This will mean there are no areas of exposed cuts, reducing 
the appearance of scarring onsite, and scope for amenity effects relating to dust and 
sedimentation. Further the vertical alteration is to make the site more consistent in terms of 
topography, as presently the site is characterised by an inconsistent, rugged design, which is 
out of character with the surrounding area. It is also noted that the current terrain is not a 
natural formation, and the subject site has already been heavily impacted by human activity 
over time. Potential adverse amenity effects associated with the proposed earthworks will be 
less than minor. 

Finally, A condition of consent will be included under s.108 that will require erosion and 
sediment control measures to be implemented during the earthworks phase of the proposal in 
accordance with the Greater Wellington Regional Council’s guide “Erosion and Sediment 
Control Guideline for Land Disturbing Activities in the Wellington Region” and will include 

specific measures to reduce the effects of the proposal to an appropriate scale that will not 
adversely impact the amenity as experienced by the wider community. 

Existing Natural Features and Topography 
The proposal will result in the disturbance of 390,000m3 of soil across an area of 
130,455m2, consisting of bulk earthworks to create a level platform on the site for future 
activities, which will either be permitted or assessed independently of this report. 
Upon completion of earthworks, the area will be seeded, sealed, stabilised or covered by 
landscape treatments meaning there will be no permanent scarring or obvious changes to 
the site topography. The key site feature being that the site is rugged and overgrown will be 
lost, however the proposed design will result in the site being flat and of a more functional 
form. It is also noted that the site in the past was flat in nature during the 90’s where the 

site was utilised for agricultural activities, and that the changes to the site, are not the 
result of the fault zone, or tectonic activity but human influence which has resulted in 
the current shaping of the site. As discussed in the application and permitted baseline, 
the site does include vegetation however none of the trees are of an iconic or protected 
status, and as per the rules of the Rural Activity Area can be cleared as of right. Therefore, 
the site lacks any existing vegetation which would require preservation. Finally, no changes 
to significant ridgelines, hilltops, or areas visible from public spaces are proposed. The site 
is partially visible from the State Highway, however it is noted that due to the fall only limited 
amounts of the area are visible. 

On this basis, effects associated with changes to the natural topography and features of 
the site will be less than minor. 
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Historical or Cultural Significance 
The site is not identified in the District Plan as being of cultural or historical significance, nor is 
it identified by Heritage New Zealand as being a site of archaeological significance. On this 
basis, works are unlikely to disrupt or destroy any artefacts or values of historical or cultural 
significance.  
 
The applicant has included within the application an archaeological report prepared by Capital 
Heritage Limited, an archaeology and heritage consultancy. The report concludes the 
following from the site visit and conclusion of the report: 
 
No probable or likely archaeological materials or features were seen during the site visit. 

 

The general property shows numerous signs of demolition and soil disturbance and there has 

clearly been a great deal of activity there in recent years. Little in the way of topsoil has 

survived over most of the site which mostly shows mixed alluvial soils and gravels at surface. 

 

Although this general area was surveyed out for pastoral and railway purposes during the 

1850s and 1870s, it appears that there was little in the way of direct, pre 1900 archaeological 

activities carried out here that are likely to have left tangible, physical remains today 

 

Although the railway line ran through this area from the early 1870s, the 1950s removal of the 

line and subsequent grading and asphalting of the former rail bed will have substantially 

obscured and altered the original railbed. The former rail bed can be regarded as an historical 

route, rather than a detailed, archaeological feature. There is also no evidence to suggest that 

there was additional railway related activity in the area such as construction of a railway 

station or siding. 

 

It is therefore concluded that the site is of limited historical or archaeological significance and 

it is determined that a General Archaeological Authority (as per the Heritage New Zealand 

Pouhere Taonga Act) will not be required in this instance as the site. 

 
As the Council does not recognise the site as being of historic value, the archaeology report 
prepared by Capital Heritage Limited, Archaeology and Heritage Consultancy is considered 
appropriate and the conclusion of the report is accepted. An Accidental Discovery Protocol will 
also be included within the conditions of the consent that the council has proferred and been 
accepted by the applicant which will ensure that the discovery of any material of a historic 
nature will be preserved. 
 
The site is owned by Te Runanga O Toa Rangatira Incorporated, who have provided written 
approval for the proposal as the owners of the land. Cultural effects upon  are also not 
considered in accordance with s. 95D(e) of the RMA.  The site is also not included in a 
cultural overlay, nor recognised in the District Plan. Cultural effects have therefore been 
assessed as less than minor. 
 
Natural Hazards 
The proposed earthworks will alter the topography of the site. The applicant has prepared a 
flood assessment report, prepared by River Edge Consulting Limited, which concludes that 
where the flood design proposed in the report is included within the design of the site, future 
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development of the site will protect the existing site, whilst causing no adverse effects off-site. 
Models of the existing and proposed flooding depths are included within the report in figures 
7-1 and 7-2 which appropriately show that flooding can be controlled on the site in association 
with the proposed development. The proposal will not result in flooding which will affect the 
wider community. The proposal will therefore not create, accelerate, worsen or exacerbate the 
natural hazards associated with flooding. 
 
The site also includes the fault hazard of the district plan running through the north-western 
portion of the site. The applicant at this stage has solely applied for bulk earthworks to level 
the site. The proposal therefore does not include the provision of structures either habitable or 
inhabitable and therefore there is no risk to human life, resulting in the proposal being 
consistent with the provisions of Chapter 14H as a permitted activity. Further the levelling of 
the site will not result in changes to the site which could adversely affect the public or wider 
community. The proposal will therefore not create, accelerate, worsen or exacerbate the 
natural hazards associated with earthquakes or liquefaction. 
 
The site is currently rugged, with the proposal to create a platform for future works on the site. 
The proposal will involve the flattening of mounds, reducing the risk of erosion or slips as a 
result of the proposed alteration. The proposed earthworks will also be carried out in 
accordance with the earthworks management plan, which will reduce the risks of the 
proposed earthworks including compliance with the Health and Safety At Work Act of 2015 
which will appropriately mitigate any risk to human life associated with slips or erosion. The 
proposal will also include a restricted work site, which will not allow for public access which 
will reduce any risk to the wider community or public to an acceptable level. The proposal will 
therefore not create, accelerate, worsen, or exacerbate the natural hazards associated with 
slips or erosion.  
 
Overall effects associated with the proposed earthworks with respect to natural hazards will 
be less than minor, and do not warrant public notification. 
 
Contaminated Land. 
The proposal is taking place on land that has been assessed as likely to have been used for 
HAIL activities in the past, despite not being on the Greater Wellington Regional Council 
SLUS Database. The Detailed Site Investigation (DSI) has been carried out by a separate 
party from the applicant, which included laboratory analysis and a recommendations. The 
findings of the report show that the subject site does include contamination; however, no 
human health criteria were exceeded. The proposal also included five bulk PACM samples, 
two of which contained chrysotile (white asbestos), which were also below the human health 
criteria.  
 
The DSI identifies that a remedial action plan will be provided to Council prior to the works 
taking place which will be prepared in accordance with the Ministry for the Environment (MfE) 
Guideline which will address the timing of remediation, and standard upon completion. A 
condition of consent will also require that the remedial action plan earthworks and the 
remaining site development shall be overseen by a suitably qualified an experienced 
individual who is familiar with identifying asbestos containing material and other contaminated 
soils. A site validation report shall also be submitted to council upon completion of the works, 
with evidence that the site has been made safe for the intended future use.  
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The soil requiring disposal will be removed to a Class A landfill subject to approval from the 
landfill manager. The proposal is therefore consistent with the restricted discretionary matters 
in controlling the adverse effects that contaminated land can cause with management plans in 
place, which will ensure that the works are carried out in a professional manner. The proposal 
will therefore not result in public harm or risk public exposure to the contaminants of the site. 
Overall, the effects from the use of the site are less than manner, and disturbance of the land 
will be undertaken in a controlled manner. 
 
Public notification is not required under step 3. 
 
Step 4 – Public notification is required in special circumstances  
If public notification is not required under step 3 it may still be warranted where there are 
special circumstances.  
Do special circumstances exist that warrant public notification?  No 

 
Special circumstances have been defined as circumstances that are unusual or exceptional, 
but may be less than extraordinary or unique. The proposal relates to bulk earthworks consent 
to prepare the subject site for future development. The proposed earthworks are of a 
considerably large scale, however the District Plan is considered to provide clear policy 
direction and assessment matters relevant to the proposal, and it is considered that public 
notification will not reveal any new information relevant to determination. 
 
On this basis, it is not considered necessary to publicly notify the application due to special 
circumstances. 
 
Conclusion  
Public notification is not required. 
 
5.2 - LIMITED NOTIFICATION STEPS - SECTION 95B 

As determined in section 5.1, public notification is not required. Pursuant to section 95B of the 
Resource Management Act, a 4 step process must therefore be followed to determine if 
limited notification is required. 
 
Step 1 – Certain affected groups/persons must be notified  
Limited notification is mandatory for certain groups/persons. 
Are there affected customary rights groups?  No 
Are there affected customary marine title groups (for accommodated 
activities)? 

No 

Is the proposal on or adjacent to, or may affect, land that is subject to a 
statutory acknowledgement and whether the person to whom the statutory 
acknowledgement is made affected under section 95E?  

Yes 

 
The subject site is adjacent to Te Ati Awa (Hutt River), and is owned by Te Runanga O Toa 
Rangatira Incorporated. Ngati Toa have provided written approval for the proposal. Port 
Nicholson Block Settlement Trust have been notified of the application. It is also noted that the 
site is setback approximately 80m from the river bed. Further as identified above in section 
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5.1 the effects of the proposal are limited in scope to the underlying allotment, and is not 
considered that limited notification is necessary considering the localised scale of works with 
regard to the adjacent statutory acknowledgement area. 
 
Limited notification is not required under step 1.  
 
Step 2 – Limited notification is precluded in certain circumstances  
Limited notification to any other persons not referenced in step 1 is precluded in certain 
circumstances (unless special circumstances apply under step 4).  
Are all activities in the application subject to a rule in a Plan or National 
Environmental Standard precluding limited notification?  

No  

Is the application for the following, but no other activity:  
▪ A controlled activity (other than a subdivision) under the District Plan  

No 

 
Rule 14H 2.1(a) is excluded from limited notification pursuant to 14H2.1(a)(i) and hence will 
not be considered in the limited notification assessment. However, breaching the earthworks 
rules is not precluded from limited notification. Therefore, limited notification is not precluded 
under step 2. 
 
Step 3 – Certain other persons must be notified  
If limited notification is not precluded under step 2, limited notification is required for any 
persons found affected under s95E.  
Are any of the following persons ‘affected’ under s95E? 
▪ For ‘boundary activities’ an owner of an allotment with an ‘infringed 

boundary’ 

No 

For all other activities, are there any affected persons in accordance with 
s95E? 

No 
(see below 
assessment) 

 
In accordance with s95E are there any affected persons? 
Section 95E(3)(a) stipulates that those individuals who give written approval to a proposal 
cannot be considered to be an affected person/s. The following persons have given written 
approval: 
▪ Naomi Solomon on behalf of Te Runanga O Toa Rangatira Incorporated 
 
In accordance with section 95E, I have considered whether the proposal could adversely 
affect any other persons. This assessment has considered the owners and occupiers of the 
following properties:  
 
▪ 27, 29. 31, 32, 34, 36,37, 38. 39, 40, 41, 42, 43, 44, 45, 46, 48, 50, 52, 54, 56, 58, 60, 62, 

64, 66, 68 and 70 Mary Huse Grove 
▪ 8 Hutt Rail Way Central 
▪ 10 Benmore Crescent 
▪ 50 Benmore Crescent 

 

I consider there to be no affected persons as the potential environmental effects will be less 
than minor for the following reasons. 
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27, 29. 31, 32, 34, 36,37, 38. 39, 40, 41, 42, 43, 44, 45, 46, 48, 50, 52, 54, 56, 58, 60, 62, 64, 
66, 68 and 70 Mary Huse Grove 
The above properties are each dwellings located along the western side of Mary Huse Grove 
and are the closest to the proposed development site. The dwellings are separated from the 
subject site by the railway, which provides an approximately 35m buffer between the sites. 
 
Potential earthworks effects on the environment relating to visual amenity, natural features 
and topography, historical and cultural sites of significance, and natural hazards were 
discussed in detail in Section 5.1 above in relation to effects on the environment. In particular 
the noxious effects that can be associated with large scale earthworks were discussed, and it 
was noted that the applicant has applied to meet the permitted standards with regard to noise, 
dust, vibration, and vehicle movement standards, and due to the context of the permitted 
baseline the effects assessment in 5.1 is considered applicable to these properties.  
 
The proposal will change the amenity as observed by these properties particularly with regard 
to outlook; however, it is noted that the permitted baseline allows for the removal of vegetation 
in the Rural Zone as a permitted activity. Further no notable vegetation is proposed to be 
removed. The proposal is largely consistent with the permitted baseline with regard to effects, 
with the notable failure being due to the scale of the proposed works. The works are proposed 
to be staged over 6-8 months but may take place over two earthworks seasons depending 
upon the timing of the proposed works. The proposal includes stabilising earthworks upon 
completion, such that the effects will be retained to the underlying allotment and will not result 
in long term scarring or exposed cuts on the site. Further due to the topography of the site in 
relation to Mary Huse Grove and their separation from the subject site by the railway, the 
occupants of the site will have limited views of the proposed earthworks. The site is also large 
with only a small portion being visible to the occupants of the above properties, such that the 
bulk of the proposed works will not be visible to the above properties and will occur internally 
within the site. The effects as visually observed will have less than minor impacts with regard 
to the effects upon amenity. 
 
As identified above in the natural hazards assessment in section 5.1 the proposal will not 
create, accelerate, exacerbate or worsen the natural hazards as experienced by the wider 
environment, and the assessment is also considered applicable to the above properties, as 
per the reports included in the application. 
 
Overall, the effects on the above properties is considered less than minor. 
 
Waka Kotahi (NZTA) 
The subject site is adjacent to the State Highway corridor (SH2). The applicant has 
volunteered transport conditions to mitigate any adverse effects on the State Highway 
designation. Waka Kotahi supports the proposal based on those volunteered conditions. 
 
KiwiRail 
The subject site is adjacent to the KiwiRail rail corridor, however the applicant provided 
confirmation that the proposed works will not involve the disruption of the railway corridor. The 
proposal will not involve vehicle movements over the railway, nor will works encroach into this 
property. The site is characterised by a clear distinction along the boundary, due to the cut 
into the topography of the railway. The proposal is also not considered to be a sensitive 
activity, whereby reverse sensitivity is unlikely to be an issue, considering the time limited 
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nature of the proposed works and that no human habitation of the site is proposed as a part of 
this resource consent.  
 
The noxious effects of the proposal has been confirmed to be in accordance with the 
permitted activity standards of the District Plan, with the applicant proffering a condition of 
consent that an earthworks management plan is submitted to council prior to works taking 
place, that will include appropriate controls, such that the effects of the proposal are localised 
to the underlying allotment. The proposal will therefore not interfere with the railway activity or 
result in discernible adverse effects. The effects in relation to earthworks have been assessed 
above in Section 5.1 with regard to effects on amenity and the public and these are 
considered to be true in relation to the Kiwi Rail site. 
 
50 Benmore Crescent 

The above property is located to the south of the subject site and is currently vacant. The site 
is a thin vegetated strip that is located around the approximate site of the existing stream, 
which then runs through the subject site. The site is not habited, nor includes any physical 
improvements, with the land held by Greater Wellington for soil conservation and river control 
purposes. As the property does not include any improvements, it is considered appropriate 
that the assessment made under section 5.1 is applicable, particularly with regard to amenity 
and natural hazard effects. 
 
10 Benmore Crescent 
10 Benmore Crescent is located to the north of the subject site, sharing a common boundary 
with the subject site. The site includes fenced off storage of machinery and includes an onsite 
container. The property is not habited. 
 
Potential earthworks effects on the environment relating to visual amenity, natural features 
and topography, historical and cultural sites of significance, and natural hazards were 
discussed in detail in Section 5.1 above in relation to effects on the environment. In particular 
the noxious effects that can be associated with large scale earthworks were discussed, and it 
was noted that the applicant has applied to meet the permitted standards with regard to noise, 
dust, vibration, and vehicle movement standards, and due to the context of the permitted 
baseline the effects assessment in 5.1 is considered applicable to these properties. The most 
notable change for the above property will be with regard to vehicle movements, which will be 
a noticeable departure from the existing use of the site, which is presently vacant, however it 
is anticipated that the scale of works will be readily absorbed by the receiving environments. 
Further the proposed work is for a period of 6-8 months and will therefore be of a time limited 
nature which will not have ongoing effects. Further it is anticipated that traffic levels may be 
higher during construction works of a site, and be of a temporary nature. 
 
The proposal includes a staged approach which will reduce the amenity effects of the 
proposal to an acceptable level, as the proposal will be incremental, with only portions of the 
proposed design being visible from the above property. Further as the above property is 
utilised for storage it is not anticipated that the change in amenity upon completion of the 
earthworks will have effects that would warrant notification. 
 
All Other Persons 
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- Effects associated with earthworks, construction, subdivision and servicing 
have been assessed as having less than minor effect on all persons for the 
reasons set out in section 5.1 above. This assessment is applicable to the 
owners and occupiers of the above adjacent sites and persons beyond 
adjacent properties. 

- Onsite earthworks required for the development will be managed through 
adherence to the proposed conditions of consent requiring erosion and 
sediment control measures to be designed, implemented and maintained in 
accordance with the Greater Wellington Regional Council’s guide “Erosion and 

Sediment Control Guideline for Land Disturbing Activities in the Wellington 
Region” and will include specific measures to reduce the effects of the proposal 
to an appropriate scale that will not adversely impact the amenity as 
experienced by the wider community. Other conditions of consent are proposed 
to manage the noise and vibration effects associated with the earthworks and 
construction of the proposed dwellings. Consequently, earthwork and 
construction effects are considered to be less than minor on all persons. 

- Effects associated with Natural Hazards have been assessed in section 5.1 
and concluded that the effects will be less than minor. This assessment is 
applicable to the owners and occupiers of the above adjacent sites and 
persons beyond adjacent properties. 

- The contamination of the site is limited to the underlying property and matters 
associated with the contaminated spoil will be addressed in the remedial action 
plan and subsequent plans submitted to council, with the soil being removed 
and disposed of in a Class A landfill. The conditions of consent will ensure 
there will be no exposed contaminants and that the site will be appropriately 
remediated such that there will be no public risk or risk to the above and 
adjacent properties is anticipated as a part of this disposal process. 

- All other persons are sufficient setback or screened such that effects will be 
less than minor. 

 
Overall, the effects on the above property is considered less than minor. 

Limited notification is not required under step 3. 
 
Step 4 – Limited notification is required under special circumstances  
If limited notification is not required under step 3, limited notification may still be warranted 
where there are special circumstances.  
Do special circumstances exist that warrant notification of any persons to 
whom limited notification would otherwise be precluded? 

No 

 
For the reasons outlined under step 4 in section 5.1 above I do not consider there to be any 
special circumstances that warrant limited notification of this proposal. 
 
Conclusion  
Limited notification is not required.  
 
5.3 - NOTIFICATION DECISION  
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In accordance with the notification steps identified in section 5.1 and 5.2 the application shall 
proceed on a non-notified basis 
 

6. DETERMINING THE APPLICATION  

Section 104 requires, when considering a resource consent application, that Council must, 
subject to Part 2, have regard to any actual or potential effects on the environment; any 
measure agreed or proposed by the applicant for the purpose of ensuring positive effects on 
the environment to offset or compensate for any negative effects; any relevant provisions of a 
National Environmental Standard; other regulations; a National Policy Statement; a New 
Zealand Coastal Policy Statement; a Regional Policy Statement or proposed Regional Policy 
Statement; a plan or proposed plan; and any other matter the consent authority considers 
relevant and reasonably necessary to determine the application. 
 
6.1 - ASSESSMENT OF ACTUAL OR POTENTIAL EFFECTS ON THE ENVIRONMENT UNDER 

S104(1)(A)  

Amenity  
Regarding visual amenity effects, the consent will be subject to conditions which manage 
earthworks nuisance effects, such as dust, sedimentation, tracking, construction noise and 
traffic and vibration. Amenity effects arising from earthworks will also be managed through the 
earth worked areas being built over, landscaped, or sealed as soon as practicable. The 
staging of the proposed earthworks will result in the activity being localised to parts of the site 
at any one time, reducing adverse effects associated with long term scarring or exposure of 
the site, such that the amenity effects are appropriately reduced. Further due to the size of the 
site in comparison to the neighbouring allotments and the topography of the site in relation to 
adjacent land parcels the visible works proposed on the site are limited. Overall, the amenity 
effects are to be managed onsite and there will be no long-term scarring. 
 
Existing Natural Features and Topography 
The site has no notable features or topography which could be affected by the proposal, being 
rugged and having no onsite notable vegetation. Section 5.1 assessed that the changes to the 
subject site proposed via this resource consent is not a loss of natural topography as the 
subject site has been substantially altered over time to the current topographical formation. 
The excavated area will be stabilised and subsequently hydroseeded or covered upon 
completion of the earthworks such that no areas of exposed cut will remain, and while there 
will be a loss of vegetation it is noted that this is consistent with the permitted standards for 
the Rural Zone. Overall, the effects of the change in topography will be appropriately 
managed and will not adversely affect the receiving environment. 
 
Historical or Cultural Significance 
As identified in section 5.1 the site is not of a known cultural site, nor is the site of 
archaeological or heritage value as per the archaeological report prepared by the applicant. 
 
Natural Hazards 
As identified in s.5.1 of this Report the site is located in close proximity to the wellington fault 
zone, however as identified the proposal does not include the construction of buildings or 
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physical improvements, which means that there will be no risk to human life. The proposal is 
also unlikely to result in a change in flooding as per the report prepared by River Edge 
Consulting Limited which notes that where the recommendations of the report are observed 
the consent will not result in flooding upon the adjacent area. The site is not included within 
the flood or inundation overlay of the District Plan. 
 
The proposal also includes a geotechnical report prepared by Tonkin & Taylor for the 
application in which it includes a natural hazards assessment. Specifically it notes the 
following: 
 
A significant geotechnical issue concerning future development of the site is the proximity to 

the Wellington Fault and the consequences of fault rupture. The Wellington-Hutt Valley 

segment of the Wellington Fault lies within the site and therefore presents a risk of future 

development. Estimates suggest that there is a 10-15% likelihood of fault rupture in the next 

100 years that could result in the order of 5 m horizontal and up to 1 m vertical displacements. 

 

The alluvial soils that underly the site may be susceptible to liquefaction particularly where 

they are non‐cohesive and lie below the groundwater table (are saturated). Liquefaction could 

result in ground deformation (sand boils, settlement, undulation, and cracking), damage to 

infrastructure, buildings, and foundations 

 

The alluvial deposits that underly the site may contain isolated zones of compressible 

cohesive and organic material that may result in settlement of the ground surface when 

loaded by the proposed fill platform, buildings or structures. Similarly, the uncontrolled fill soils 

present at the ground surface may also present a settlement risk due to the nature of the 

material and uncontrolled method of placement. Settlement of the alluvial deposits or 

uncontrolled fill soils at depth below the proposed fill platform may result in subsidence of the 

fill surface levels and may result in damage to building or structures. Ground settlement can 

be mitigated through specific engineering foundation design of any proposed buildings or 

structures 

 
With regard to the above information supplied with the Geotechnical report it is noted that the 
proposal is solely for bulk earthworks, and no human occupation or activities which could 
include a human risk are included within the scope of this resource consent. Further the report 
concludes that these matters can be specifically managed through adherence to building and 
engineering standards, which will be a matter of consent for future use of the site. 
 
Wellington Fault Zone 
The proposal will include the establishment of a site office within the 20m fault line setback. 
As per the conditions of consent which have been proffered by council and subsequently 
accepted by the applicant, the applicant is to submit to council an earthworks management 
plan which will include the final location of the proposed office and where necessary 
engineering design to confirm that the building design is acceptable and in accordance with 
the Building Act. It is noted that the office is a non-habitable building which will be occupied on 
a temporary basis during the proposed bulk earthworks and is to be removed upon completion 
of the proposed works. The risk to human safety is considered minimal.  
 
Contaminated Land 
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As identified in s. 5.1 of this report the subject site includes contaminated areas, as per the 
findings included in the DSI, however it is also noted that no human health criteria were 
exceeded. The DSI is held on record at council and should be read in conjunction with this 
report, which includes the adopted methodology for 66 sampling points taken across the site. 
The report concludes that where a remedial action plan is provided to council prior to the 
works in accordance MfE Guidelines, the use of the contaminated land is appropriate. These 
effects will be appropriately managed through the conditions of consent which have been 
provided and reviewed by the applicant and subsequently accepted. The proposed works will 
limit public access to the site, and works will be overseen by a suitably qualified individual 
skilled in the identification and management of contaminants such that the risk to human 
health is minor. 
 
Conclusion  
I consider the actual or potential effects on the environment to be acceptable for the reasons 
outlined above.  
 
6.2 - ASSESSMENT OF THE RELEVANT PROVISIONS OF THE DISTRICT PLAN UNDER S104(1)(B) 

Objectives and policies of the District Plan  
I consider the proposal is consistent with the relevant District Plan objectives and policies 
identified below:  
 

14H Natural Hazards 

 

Objective 

To avoid or reduce the risk to people and their property from natural hazards associated with 

seismic action, landslides, flooding and coastal hazards. 

 

Policy 

a) That the area at risk from fault rupture causing permanent ground deformation along 

the Wellington Fault be managed by the Wellington Fault Special Study Area to 

address the effects of subdivision and development on the safety of people and their 

property. 

b) That suitable engineering and emergency management measures be adopted to 

safeguard people and their property from liquefaction, groundshaking and tsunami 

hazards. 

c) That where areas susceptible to landslide have been identified, appropriate conditions 

of compliance will be provided to mitigate the adverse effects of subdivision and 

development on the vulnerability of people and their property. 

d) That suitable engineering, emergency management and land use control measures be 

adopted to reduce the vulnerability of people and their property to flood hazards. 

e) That suitable engineering, emergency management and land use control measures be 

adopted to reduce vulnerability of development along the coast. 

 

Assessment 
The proposal will include the establishment of a site office within the 20m fault special study 
area, which will be temporary and removed upon the completion of works. As per the District 
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Plan rule, due to the purpose of the office being in association with the proposed bulk 
earthworks it fails the above standard.  
 
The engineering design for the proposed office will be submitted to Council. It is also noted 
that the office will be occupied on a transitory basis, with limited occupation, as such the 
proposal is unlikely to result in risk to human health or safety. Further as a temporary structure 
that is an accessory building and is set to be removed, the building will not have permanent 
fixtures to ground.  
 
A geotechnical assessment has also been submitted as part of this resource consent which 
concludes that the chance of an earthquake occurring is relatively low, and that while the site 
is at liquefaction risk this is dependent upon the earthquake and the bulk of works are 
occurring outside of the buildings with further geotechnical investigation to be undertaken for 
future developments on the site. A condition of consent will also provide for an emergency 
management measures to be provided within the scope of the proposed earthworks 
management plan. The site is also not susceptible to landslides and as identified in the 
flooding report where the recommendations are observed the proposal will not result in 
flooding of the surrounding area. The proposal is therefore consistent with the above 
provisions. 
 
14I Earthworks 

 

14I 1.1 Natural Character  
 

Objective  
To ensure that earthworks are designed to maintain the natural features that contribute to the 

City’s landscape.  
 

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

 

14I 1.2 Amenity, Cultural and Historical Values  
 

Objective  
To ensure earthworks do not affect adversely the visual amenity values, cultural values or 

historical significance of an area, natural feature or site.  
 

Policy  
a) To protect the visual amenity values of land this provides a visual backdrop to the City.  
b) That rehabilitation measures be undertaken to mitigate adverse effects of earth upon 

the visual amenity values.  
c) To protect any sites with historical significance from inappropriate earthworks.  
d) To recognise the importance of cultural and spiritual values to the mana whenua 

associated with any cultural material that may be disinterred through earthworks and to 

ensure that these values are protected from inappropriate earthworks.  
 
Assessment  
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The proposal will result in the cut of 390,000m3 of soil across an area of 131,121m2, 
which consists of altering the topography of the entire site to create a level platform for future 
works on the site. The proposal is an alteration of the topography of the site, from the 
present rugged terrain, however it is noted through aerial images over time that the site 
has been influenced through human intervention to the present state, and therefore the 
levelling of the site is not considered as a loss of important or natural terrain.  

The site is also not of historical significance with the archaeological report noting that pre-
1900’s activity has been removed from the site and a number of land uses have taken place 
on the site since. The applicant has also proffered an accidental discovery protocol such that 
any accidental discoveries will be appropriately managed. The proposal includes affected 
party approval from Ngati Toa with regard to the cultural effects on land owned by Te 
Runanga O Toa Rangatira Incorporated.  

The proposal will also not create, accelerate, exacerbate, or worsen natural hazards, as 
identified in the geotechnical or flooding report included within the application. The existing 
environment contains little topsoil material, and is predominantly covered with gravel or 
vegetation, with the vegetation being removed as a permitted activity. The proposal will result 
in the site being immediately filled over by material such that the proposal will not result in 
exposed cuts and there will be no long-term visual impact from the works. The application 
area is also not visible from surrounding public areas, and thus is not considered to be an 
area forming the ‘backdrop of the city’. Overall, the proposal is considered to be consistent 

with the provisions identified above. 

6.3 - ASSESSMENT OF THE RELEVANT PROVISIONS OF OTHER STATUTORY PLANNING 

DOCUMENTS UNDER S104(1)(B) 

National Policy Statement for Freshwater Management 

The revised National Policy Statement for Freshwater Management (NPSFM) came into effect 
on the 3rd of September 2020. It sets out the objectives and policies for freshwater 
management and provides direction for local planning and decision-making in regard to 
managing freshwater under the RMA. 

The NPSFM contains one overall objective which seeks to ensure that natural and physical 
resources are managed in a way that prioritises the health and well-being of waterbodies and 
freshwater ecosystems, the health needs of people, and the ability of people and communities 
to provide for their social, economic, and cultural wellbeing, now and in the future. 

The proposal is considered as to affect the above policy statement due to the location of the 
stream which flows through the property, which will be affected by the proposed works. The 
proposal includes erosion and sediment controls will be developed in conjunction with the 
contractor. The installation of erosion and sediment controls will avoid or minimise sediment 
discharges to surface water as far as practicable. With the installation of erosion and sediment 
controls, the proposal is not expected to further reduce freshwater quality such that it will be 
detrimental to the habitat of freshwater species or impinge on their protection, while allowing 
the applicant to provide for the communities social and economic well-being. The proposed 
culverts for site layout 1 are upgrades to the existing culverts in the same locations, with 
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larger culverts. Therefore, the loss of river extent and values has been avoided to the extent 
practicable while ensuring crossings are available. Additionally, fish passage 
upstream/downstream will be retained. Overall, the proposal is considered to be consistent 
with the NPSFM. 
 
 
6.4 – PURSUANT TO S104(1)(C) ARE THERE ANY OTHER MATTERS RELEVANT AND 

REASONABLY NECESSARY TO DETERMINE THE APPLICATION?  

I consider there are no other matters relevant and reasonably necessary to determine the 
application. 
 
6.5 - PART 2 OF THE RESOURCE MANAGEMENT ACT  

(5) The proposal will allow for earthworks across the site to level the property creating a 
platform, which will allow for subsequent development or use of the site. This will allow for 
appropriate use and development of the existing physical resource in a way that will provide 
for the applicants economic and social wellbeing without unacceptably compromising the life 
supporting capacity of the surrounding environment. 
 
(6) Section 6(h) provides for the management of significant risks from natural hazards. The 
proposal is considered to be in line with the above provision as the proposal is solely for bulk 
earthworks at this stage, with the applicant identifying that engineer approaches will be 
undertaken with respect to future development or use of the site. The applicant has also 
provided evidence that the subject site, while subject to risk from natural hazard at this stage 
will not involve a risk to human life, as the proposal sis solely for earthworks across the site. 
The proposal will also not create, accelerate, exacerbate or worsen the existing natural 
hazards. The proposal is considered consistent with meeting this section of the Act. 
 
(7) The proposal will not unacceptably affect established amenity values for surrounding land. 
The proposal is for bulk earthworks which have an expected duration of works of 6-8 months 
thus being temporary in nature, and while it will change the amenity of the site as observed 
from the surrounding environment it is noted that this change in use is in line with historical 
uses of the site, and will alter the topography in a beneficial manner which is more 
aesthetically pleasing rather than the current environment which is characterised by 
overgrown vegetation, rugged topography abandoned buildings and large gravel areas. The 
site is also not visually prominent as observed from the wider environment, with views toward 
the site being transient due to the viewpoint being from SH2 or via the bike tracks. The 
proposal will also include grassing such that no exposed areas of cuts will remain exposed. 
The proposal is considered consistent with the matters of s.7 of the RMA. 
 
(8) The Principles of the Treaty of Waitangi have been taken into account as a part of this 
assessment. It is considered that the proposal will not be contrary to the relevant principles 
and consultation with local Tangata Whenua has been appropriately undertaken. 
 
6.6 - SUBSTANTIVE DECISION  
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In accordance with section 104C, I have considered those matters over which discretion is 
restricted in a national environmental standard or other regulations or plan or proposed 
plan and have decided to grant the application subject to conditions under s108 relating to 
those matters over which discretion is restricted.  

7. CONDITIONS OF RESOURCE CONSENT

In accordance with s108 of the Resource Management Act, resource consent has been 
granted subject to the following conditions: 

General 

1. That the proposal is carried out generally in accordance with the information and�
approved plans submitted with the application and the further information request of 
which includes information supplied on the following dates:
• 8 September 2022 (s92(1) response regarding earthworks)
• 12 December 2022 (updated earthworks information and confirmation of 

Wellington Regional Council consent granted) 
• 14 December (updated earthworks volumes)

       
       And the following plans of which includes

• Earthworks Levels, Benmore Crescent, Manor Park, Prepared for Rosco Ice�
Cream Ltd by SpencerHolmes, Drawing Number S20-0280-EW2, Revision A,�
Dated 12 November 2022.

• Earthworks Cut and Fill Plan, Benmore Crescent, Manor Park, Prepared for Rosco�
Ice Cream Ltd by SpencerHolmes, Drawing Number S20-0380-EW1, Revision A,�
Dated 12 November 2022.

2. That the consent holder advises Council (enforcement@huttcity.govt.nz or 04 560�
1044) a minimum of five working days before any work starts on site to arrange a pre-
commencement meeting; and that the consent holder also supplies the name, phone�
number and address of the main contractor and, if applicable, the same details for the�
earthworks company.
Important notes:

• When given notice of a start date, a compliance officer will suggest an on-site 
meeting to run through a checklist of things to make sure the project runs as 
smoothly as possible. This service is included in the resource consent 
application fee. Using it could avoid difficulties later on. Please note that 
additional monitoring visits will be charged at $180 per hour.

• Notification of work commencing is separate to arranging building inspections.

3. The consent holder shall maintain a permanent record of any complaints received�
alleging adverse effects from or related to the works. This record shall include:

• The name and address of the complainant (if provided);
• The date and time that the complaint was received;
• Details of the alleged event;
• Weather conditions at the time of the complaint; and
• Any measures taken to mitigate/remedy the cause of the complaint.
• This record shall be made available to the Council on request.

Earthworks
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4. Prior to the commencement of any works on site, the consent holder shall submit 
details of how stormwater and surface water run-off will be controlled during site works 
to ensure they do not affect adjoining properties. The consent holder shall alert council 
within 48 hours of any changes to the stormwater and surface water controls and 
cease all works should this affect the neighbouring allotments.
Note: Compliance with this condition can be achieved by the consent holder 
submitting the approved Erosion and Sediment Control Plan as required by Greater 
Wellington Regional Council consent WGN230031 [38481] [38483]

5. That the consent holder undertakes all earthworks in such a way that no sediment 
enters the HCC stormwater system, will not exacerbate effects flooding effects on the 
surrounding properties; and that the consent holder installs and maintains sediment 
control measures in compliance with Greater Wellington Regional Council’s Erosion 
and Sediment Control Guide for Land Disturbing Activities in the Wellington Region.

6. That the consent holder paves, metals, re-grasses, hydro-seeds or plants all areas 
exposed by earthworks trenching or building work as soon as possible after excavation 
or, at the latest, within a month of completing earthworks to the satisfaction of Council 
subdivision engineer; and that the consent holder repeats any seeding or planting that 
fails to become fully established within 12 months of the completion of earthworks.

7. That the consent holder ensures vehicles and machinery leaving the site do not drop 
dirt or other material on roads or otherwise damage road surfaces; and that if such 
spills or damage happen, the consent holder cleans or repairs roads to their original 
condition, being careful not to discharge the material into any stream, stormwater 
system or open drainage channel in the process. (The term “road” includes footpaths, 
vehicle crossings and berms.)

8. That the consent holder takes into account the geotechnical report prepared by Tonkin 
Taylor Ltd dated May 2022 and engages a qualified geotechnical engineer or 
engineering geologist who shall supervise construction of earthworks and that all 
works are in general accordance with the considerations outlined within the site-
specific geotechnical report. The engaged engineer must make sure the site is in a 
safe condition at the end of all works.

Contaminated soils 

9. That the consent holder undertakes the works in general accordance with the Site
Management Plans prepared by ENGEO and submitted with the application, and any
subsequent amendments. A qualified professional with experience with contaminated
sites shall supervise the earthworks.

10. That prior to any soil disturbance the applicant shall erect a notice which shall be
visible to all persons entering the site noting the contamination hazard. The sign shall
be a minimum of A3 size, laminated and replaced as necessary such that it remains
onsite until the disturbance of earth and soil stabilisation is completed.

11. That upon completion of the earthworks a site validation report or a long-term site
management plan will be prepared in general accordance with the Contaminated Land
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Management Guidelines No. 1- Reporting on Contaminated sites in New Zealand and 
provided to Council to hold on Record. 

Landscaping 

12. Prior to earthworks commencing onsite, a suitably qualified and experienced
Landscape Architect shall prepare a planting plan for the reach of Dry Creek within the
property identified as Fee Simple, 1/1, Section 1, 6 Survey Office Plan 493901. The
planting plan shall, as a minimum, cover an area extending 10 m outwards over both
banks when measured from the centre of the Dry Creek channel. The objective of the
planting plan is to enhance the natural character values of the riparian margin and
shall address the following as a minimum:
a) Pest plant removal;

b) Native planting to be undertaken, including species and composition; and

c) Ongoing maintenance of pest plants and native planting undertaken. The consent

holder shall complete the planting outlined within the planting plan within 2 years of

the earthworks being completed; and

d) Any plantings which fail to establish or dying or diseased plants within 12 months of

the initial planting will be replaced.

Office 

13. That upon completion of the proposed earthworks the site office is to be removed from
the site within 3 months, or moved internally, such that the office is more than 20m
outside of the fault study overlay area.

Transport 

14. All earthworks shall be carried out in general accordance with the drawings and
assumptions included in the conclusions of the Memo from Tonkin and Taylor title ‘Te

Rangihaeata Development – Proposed earthworks Slope Stability – Rev B’ dated 1

December 2022; and the Spencer Holmes design plans titled ‘Earthworks Cut & Fill

Plan – drawing number S20-0380-EW1 REVA, dated 12.10.2022’ and ‘Earthworks

Levels – drawing number S20-0380-EW2 REVA, dated 12.10.22’.

15. Should the consent holder identify discrepancies between the existing contours on the
drawings and the actual ground contour when setting out the works, then they shall
immediately (within 24 hours) bring such discrepancies to the notice of Hutt City
Council.
Note: any notification under this condition must also be raised to Waka Kotahi (via the

Wellington Transport Alliance).

16. Should the consent holder identify any unexpected ground conditions during the
earthworks, then they shall immediately (within 24 hours) bring such discrepancies to
the notice of Waka Kotahi (via the Wellington Transport Alliance) so that Waka
Kotahi’s geotechnical engineers can be informed; undertake a site visit if required; and

approve of any alternative design solution if required.   Any further design and
construction work deemed necessary to protect State Highway 2 assets (including the
carriageway) shall be carried out by the consent holder at their cost.
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17. To achieve the requirements of the Bridge Manual (v3.4), Table 6.1 Total settlement, 
differential settlement and horizontal displacement limits for DCLS (ULS) event, for a 
1:1000-year event, cut slopes shall not exceed 6m in height from actual existing 
ground levels (on the land between the western side of Dry Creek and adjacent to 
State Highway 2).  Should actual ground contours or actual ground conditions give rise 
to the need for cuts of greater than 6m, Hutt City Council shall be notified (within 24 
hours) so that the Waka Kotahi geotechnical engineers can undertake a site visit if 
required; and approve any alternative design solution. Any further design and 
construction work deemed necessary to protect State Highway 2 assets (including the 
carriageway) shall be carried out by the consent holder at their cost.  
Note: any notification under this condition must also be raised to Waka Kotahi (via the 

Wellington Transport Alliance). 

 
18. Hutt City Council shall be immediately notified (within 2 hours) of any damage to State 

Highway 2 resulting from the earthworks and all damage shall be remedied by the 
consent holder at their cost.  
Note: any notification under this condition must also be raised to Waka Kotahi (via the 

Wellington Transport Alliance). 
 

19. Dust from carrying out the earthworks shall be reduced through appropriate means so 
that dust does not become a nuisance to motorists or the state highway pavement 
surface. Dust will be deemed a nuisance if either the contractor or Waka Kotahi 
receive complaints from the motoring public about dust; or if advised by the Wellington 
Transport Alliance.  
 

20. Hutt City Council shall be informed when works commence, and when works are 
completed.  
Note: any notification under this condition must also be raised to Waka Kotahi (via the 

Wellington Transport Alliance). 

 
21. Finalised as built drawings of the earthworks platform shall be provided to Hutt City 

Council at the completion of the works. 
Note: the as built drawings under this condition must also be provided to Waka Kotahi 

(via the Wellington Transport Alliance). 

 
Accidental Discovery Protocol 
 

22. That in the event of an “accidental discovery” of suspected archaeological material, the 

consent holder is to undertake the following steps:  
a. All activity affecting the immediate area (work within 20m of the discovery) shall 

cease and the Regional Archaeologist of Heritage New Zealand, Port 
Nicholson Block Settlement Trust, Ngāti Toa Rangatira Incorporated and 

Heritage New Zealand shall be notified;  
b. Steps shall be taken to secure the site and ensure that archaeological matter 

remains undisturbed;  
c. Works at the site shall not recommence until an archaeological assessment 

has been made and archaeological material has been dealt with appropriately;  
d. If any archaeological remains or sites of interest to Maori are identified, no 

further modification of those remains shall occur until Heritage New Zealand 
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Regional Archaeologist and Tangata Whenua have been consulted and 
appropriate response has been advised. 22 of 23  

e. For burials/koiwi, steps a) to d) above shall be taken and the Regional
Archaeologist Heritage New Zealand, the New Zealand Police, and the Iwi
representative(s) for the area contacted immediately. The Consent Holder must
allow the above parties to inspect the site and in consultation with them,
identify what needs to occur before Construction Works can resume

Note: The consent holder is advised that under the Heritage New Zealand

Pouhere Taonga Act (2014) an archaeological site is defined as a place

associated with pre-1900 human activity where there may be evidence relative

to the history of New Zealand. For pre-contact Maori sites this evidence may be

in the form of bones, shells, charcoal, stones etc. In later sites of European

origin artefacts such as bottle glass, crockery etc. may be found, or evidence of

old fountains, wells, drains or similar structure. Burials/koiwi tangata may be

found from any historic period.

Note: This condition is required to mitigate any adverse effects upon potential

sites of historical, cultural or archaeological significance

Processing Planner: 

Zachery Montgomery 
Intermediate Resource Consents Planner 

Peer reviewer: 

Nancy Gomez 
Senior Resource Consents Planner 

Application lodged: 29 July 2022 
Application approved: 21 December 2022
No of working days taken to process the application: 99 

Application on s92(1) hold: 30 August 2022 
Application off s92(1) hold: 08 September 2022 
Application on applicant agreed hold: 28 September 2022 
Application off applicant agreed hold: 21 December 2022 
S37A(4)(b)(i) days added to timeframe due to special circumstances: 20 days* 
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*Note: Assessment timeframes were extended by 20 working days in accordance with 

S37A(4)(b)(i). Due to cumulative factors including the high volume of applications, an increase 

in the size and complexity of applications and staff shortages, workloads have exceeded 

Council’s processing capacity. Council have taken every possible step to outsource the 

excess workload. 

 
8.  NOTES: 

 
 

▪ In accordance with section 357 of the Resource Management Act 1991, the consent 
holder is able to object to the conditions of the consent. The consent holder must submit 
reasons in writing to Council within 15 working days of the date of this decision. 

 
▪ In accordance with section 120 of the Resource Management Act 1991, the applicant, on 

the review of consent conditions may appeal to the Environment Court against the whole 
or any part of this decision by the consent authority.  
 

▪ The consent lapses, in accordance with section 125 of the Resource Management Act 
1991, if the proposal is not given effect to within five years. 
 

▪ The consent applies to the application as approved by Council. The consent holder should 
notify Council if there are changes to any part of the plans. Council may require that the 
consent holder submits a new resource consent application. 
 

▪ The proposal has been assessed against the requirements of the city’s District Plan. 

Bylaws may apply to the proposal that may require separate approval from Council before 
starting any site works. See huttcity.govt.nz for a full list of bylaws. 
 

▪ The proposal has not been checked for compliance with the Building Act 2004. No 
associated building work should start without first getting a building consent. 
 

▪ The consent is not a licence to create adverse effects such as unwarranted dust, noise or 
disruption. It does not change the legal duty to avoid, remedy or minimise such effects. 
Council may enforce the provisions of the Resource Management Act 1991 if the consent 
holder fails to meet this obligation. 
 

▪ Failure to comply with an abatement notice may result in Council imposing an infringement 
fine or initiating prosecution. 
 

▪ Advice note from Heritage New Zealand: The property has, or is likely to have been 
occupied prior to 1900. Any disturbance of land or damage or destruction of any building 
or structure associated with human activity prior to 1900, may require an archaeological 
authority from Heritage New Zealand under the Heritage New Zealand Pouhere Taonga 
Act 2014.  Please contact Heritage New Zealand for further information.  

 
▪ Before commencement of any work within the legal road corridor, including the laying of 

services, application is to be made for a Corridor Access Request (CAR). A CAR request 
can be made through contacting BeforeUdig either on their website: beforeudig.co.nz or 

http://www.huttcity.govt.nz/
http://www.beforeudig.co.nz/
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0800 248 344. Work must not proceed within the road reserve until the CAR has been 
approved, including the approved traffic management plan if required. 

 
▪ Constructing, modifying or repairing a vehicle crossing requires separate Council 

approval, in addition to the approved resource consent. The vehicle crossing is to be 
constructed in accordance with Council’s standards and codes. For more information 
contact the Transport Division via (04) 570 6881 or click the following link: 
https://www.huttcity.govt.nz/services/roads-and-parking/roads/vehicle-crossings  

https://www.huttcity.govt.nz/services/roads-and-parking/roads/vehicle-crossings
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Appendix 8: Plans – Harris Architects 
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Appendix 9: Water Management Report – Spencer Holmes 

  



 

Spencer Holmes Ltd Directors: Mark Cooney, Jon Devine, Ian Leary, Philip McConchie 
 Associates: Jo Cushen, Vaughan England, David Gibson,  Shayne McKenna, John McNaughton, Hayden Milburn, Thomas Smith  
 Consultant: Hudson Moody, Peter Smith    

S200380 
 
 
24/01/2023 
 
 
 
 
 
 
Benmore Crescent: Waste Management Site 
 
Three Waters Servicing Report 
  
 
General 
The Waste Management (WM) site comprises a canopy area for waste sorting; a retail space; an 
office block; a Refuse Transfer Station; a Building & Construction waste sorting building; a 
Material Recycling Facility and a workshop. 
The main business activity is the handling of solid waste. No liquid waste, with the exception of 
domestic standard waste, will be accepted or disposed of from the site.    
Each building will have normal sanitary facilities which will discharge to a gravity wastewater 
system. 
Potable water and fire supplies are enhanced by a tank farm that is trickle fed so as not to overload 
the Manor Park reservoir (see services report by Vecta). 
WM have committed to the beneficial reuse of rainwater collected from roofs to minimise water 
demand and stormwater discharges. 
A gravity stormwater network services the site, discharging to Dry Creek. First flush stormwater 
treatment is achieved by using a specialist high performance gross pollutant trap from 
Stormwater360. 
  
  
Wastewater 
Wastewater servicing is proposed for the Waste Management (WM) site by a 225mm diameter 
gravity uPVC SN16 pipeline. We propose to connect to the existing 850mm Hutt City Council 
trunkmain at manhole HCC_WW001616 and extend the gravity service to the WM site. The 
pipeline will extend over Dry Creek by means of a bespoke gravity pipeline bridge crossing. The 
invert of the pipeline is designed to be above the predicted Q100 flood level with freeboard 
allowed. 
  
The pipeline extends generally eastwards and northwards with side branches to pick up all of the 
WM buildings. A 225mm branch main extends northwards for future development on an adjacent 
site to the north. 
  
The minimum nominal gradient for the pipeline is 1 in 145 which meets the Wellington Water 
minimum grade for 225mm wastewater pipelines. 
  
 
Truck and Bin Washing 
Automatic truck washing facilities are proposed as well as a waste bin washing area. Wastewater 
will be recycled and reused as much as possible in the truck and bin wash areas to minimise water 
use and wastewater volume. Water that cannot be reused will either be stored for disposal at a 
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liquid waste treatment facility or controlled by a trade waste consent and discharged back into the 
gravity wastewater network. To be confirmed at detailed design.   
  
  
Stormwater Gravity network 
The site has been designed so that the contours generally fall towards a low spot near Dry Creek 
located to the southwest within the WM site. 
  
It is proposed to control stormwater from the site via a gravity piped network. Pipe sizes range 
from 750mm RCRRJ to 450mm RCRRJ. The gravity pipeline extends eastwards and northwards 
with side branches to service each building. The stormwater discharge is controlled into Dry Creek 
by a wingwall and rip rap protection with the point of discharge downstream of the bespoke 
wastewater gravity pipeline bridge crossing. Stormwater intakes and sumps are positioned around 
the WM site to collect surface stormwater. The nominal minimum level of service for the gravity 
network is a 10% AEP storm. Events larger than a Q10 will flow towards the low spot and 
discharge into Dry Creek. 
  
 
Beneficial Rainwater Reuse 
To minimise potable water use, each building will have a rainwater collection system for beneficial 
reuse and water conservation. Roof downpipes will be directed to surface water tanks and pump 
boosted to each building for toilet flushing and outdoor tap use only. Advice has been obtained 
from Pump & Valve in the design of the pump boosted system and the reused water will have its 
own internal plumbing reticulation network, completely separate to the potable network for public 
health security. Each downpipe to have Leaf Guards and first flush diverters to assist with water 
quality. A top up valve (Rojo Partfill valve) connected to the potable network will boost supply to 
the rainwater collection tanks if they should run low. 
  
A more substantial rainwater tank farm is proposed for the high use truck and bin wash areas. 
Rainwater collected from the workshop and covered wash areas will be pump boosted to supply 
the truck wash and water blasters in the bin wash area. 
  
 
Stormwater Treatment 
Specialist advice has been obtained from Stormwater 360 for the design and specification of a 
stormwater treatment device for the gravity discharge into Dry Creek. A specialist high 
performance gross pollutant trap Vortechs VX9000 unit (or similar) is proposed. It is designed to 
cope with first flush treatment at 10mm/hr across the site as per the Wellington Sensitive Design 
for Stormwater: Treatment Device Design Guideline. 
  
  
Potable Water and Fire Supply 
A substantial tank farm is proposed for the WM site to balance water demand across the site. It 
will be trickle fed so as not to overload the Manor Park Reservoir. Specialist advice has been 
obtained from Deeco in the design of the trickle feed system so that peak flows into the tank farm 
do not exceed 114 l/minute. A pumping station, designed by Pump & Valve, is proposed to provide 
sufficient pressure to meet potable and fire supply demands. All the main buildings will be 
sprinklered so that the fire supply classification of FW2 is met. Hydrants have been placed to meet 
minimum spacing requirements. 
  
Water supply servicing across the site is provided by a 200mm PE100 SDR11 water main. Separate 
potable water and fire sprinkler connections have been allowed for each building. 
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John Eyles 
Civil Engineer 
Spencer Holmes Limited 
 
 
 
 

   
  





 

Vecta Limited – vecta.co.nz   

 

 

BENMORE CRESCENT, MANOR PARK  

THREE WATERS SERVICING REPORT 

Project Number: 210026 

 

PROVIDED FOR 

Rosco Industrial Limited 

 

DATED 

Dec 2022 

 

VERSION 

2 

 



 

 

DOCUMENT CONTROL 

 

Project Number: 210026 

 

Version Date Purpose Author Reviewer 

1 28 Nov 2022 For consent application RJ TN 

2 22 Dec 2022 With amendments RJ TN 

     

 

Version General Extent of Revision 

2 Incorporating amendments proposed by client 

  

  

 

This Report caters specifically for the requirements for this project and this client.  No warranty is 
intended or implied for use by any third party and no responsibility is undertaken to any third party 
for any of the content of this Report.  This report is produced and signed solely on behalf of Vecta 
Ltd and no liability whatsoever accrues to the authors. 

Consideration of protection of the building owner’s property, beyond what is achieved by 
compliance with the minimum requirements of the relevant legislation, is not included within this 
Report unless this has been specifically requested. 

 

 

Written By 

 

 Reviewed By 

 

 

  

Rob Jack  Trishn Nand 

ME (civil) CPEng IntPE(NZ)  ME., CPEng., IntPE(NZ). 

 

TE RANGIHAEATA DEVELOPMENT - THREE WATERS (VER2) 20221222.DOCX 

 



 

 

TABLE OF CONTENTS 

 

1 Introduction ................................................................................................... 4 
1.1 Objective ................................................................................................ 4 
1.2 Scope ..................................................................................................... 4 
1.3 Assumptions and Limitations ......................................................................... 5 

2 Water Supply .................................................................................................. 6 
2.1 Performance requirements ........................................................................... 6 

2.1.1 Consultation ....................................................................................... 7 
2.2 Field Test ................................................................................................ 7 
2.3 Design parameters ..................................................................................... 8 

2.3.1 Peak demand ...................................................................................... 8 
2.3.2 Reservoir storage ................................................................................. 8 
2.3.3 Firefighting flow .................................................................................. 9 

2.4 Concept design ......................................................................................... 9 
2.4.1 Principle main (public asset) .................................................................. 11 
2.4.2 Customer connection restrictors (public asset) ............................................. 13 
2.4.3 On-site potable storage (private asset) ...................................................... 13 
2.4.4 Rainwater re-use tank (private asset) ........................................................ 13 

2.5 Summary for Water Supply ........................................................................... 15 
3 Wastewater .................................................................................................. 17 

3.1 Performance requirements .......................................................................... 17 
3.1.1 Consultation ...................................................................................... 17 

3.2 Existing network ....................................................................................... 17 
3.3 Concept design ........................................................................................ 18 
3.4 Summary for Wastewater ............................................................................ 20 

4 Stormwater .................................................................................................. 21 
4.1 Performance requirements .......................................................................... 21 

4.1.1 Consultation ...................................................................................... 22 
4.2 Overall proposed concept ............................................................................ 22 
4.3 Rainwater harvesting / run-off volume management ............................................ 23 
4.4 Stormwater disposal .................................................................................. 24 
4.5 Stormwater quality ................................................................................... 24 

4.5.1 Swales ............................................................................................. 24 
4.5.2 Treatment Devices .............................................................................. 24 

4.6 Summary for Stormwater ............................................................................ 26 
Appendix A. Wellington Water Correspondence ............................................................ 27 
Appendix B. Water Supply Flow Test Results ............................................................... 31 
Appendix C. Affinity Analysis ................................................................................. 32 
Appendix D. Interim Water Supply Solution Acceptance Email .......................................... 33 
Appendix E. Water re-use example .......................................................................... 37 
 



 

Dec 2022 Ver 2  4 

 

1 Introduction 

1.1 Objective 

The objective of this report is to outline how the proposed development at 30 Benmore Crescent, 
Manor Park, Lower Hutt, will be suitably serviced for water supply, wastewater, and stormwater.  
The intention is for the site to cater to primarily rural ancillary land uses and for some commercial 
land uses. The location of the site is shown in Figure 1.   

 

 

Figure 1 – Location of proposed development. 

 

1.2 Scope 

The scope of this report covers: 

1. Water supply: determining if suitable pressure and flow is achievable to the site for both 
potable, and firefighting purposes.  This includes concept level engineering. 

2. Wastewater: confirming the potential yield and possible connection points for disposal.  
Concept level engineering. 

3. Stormwater: confirming potential increases in stormwater and any potential mitigation to 
achieve the water quality and quantity objectives. 

Proposed  
development 
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Viability of the above services will be measured against the performance requirements outlined in 
Wellington Water Limited’s Regional Standards for Water Services Dec 2021 (RSWS), section 11.2.2.1 
of the operative Hutt City Council District Plan (HCCDP) and the Greater Wellington Regional Council 
(GWRC) proposed Natural Resources Plan. 

The concepts presented here will be detailed further during detailed design for the development and 
land use resource consent stage of the project and associated engineering approval.  The concepts 
may evolve during these later stages as more information comes available, but the achieved 
performance should remain the same or improve. 

 

1.3 Assumptions and Limitations 

The report has the following assumptions and limitations: 

1. Viability of the services relies on information that is available and was received at the time of 
writing.   

2. Water supply pressure monitoring was over a short period of time and may not represent 
network performance if there were valves closed or on-going maintenance works at the time 
of recording. 

3. The projected yields and demands of the site are based on the RSWS/District Plan 
requirements.  Actual yields and demands once developed may be higher or lower 
depending on future commercial activity adopted. 
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2 Water Supply 

The existing water supply network is shown in Figure 2. 

 

Figure 2 – Water supply network for Manor Park (from WWL) 

2.1 Performance requirements 

The RSWS requires the development to achieve: 

 Minimum peak period pressures of 25 m (RSWS) or 30 m (HCCDP) 
 Maximum pressure of 90 m (RSWS and HCCDP) 

Reservoir (232 m3) 

Flow test 

Proposed site 

Pressure logger 

Proposed network 
extension 
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 Firefighting flow and pressure compliance with SNZ PAS 4509 Code of practice for firefighting 
water supplies.  (RSWS and HCCDP) 

 Reservoir storage must meet requirements of the Regional Standards for Water Services.   

 

In addition to this, the development shall have a less than minor impact on the existing storage, and 
pressures within the existing network. 

2.1.1 Consultation 

Wellington Water Limited were contacted for pre-development advice on the development.  Their 
response is shown in Appendix A.   

The main concerns with respect to the water supply is: 

a) Flow testing to confirm flows and pressures are compliant 
b) The existing Manor Pak reservoir is currently undersized by a significant volume, and the 

proposed development will exacerbate this. 

2.2 Field Test 

A pressure logger was deployed for 7 days and a flow test carried out to determine the performance 
characteristics of the existing network.  The location of the logger and flow test is shown in Figure 2, 
and the results are shown in Appendix B and illustrated below in Figure 3. 

 

Figure 3 – Pressure trace from logging at 70 Mary Huse Grove 

The flow test will allow an extrapolation of the network performance to include the additional 
demand and firefighting flows.  The logger elevation was approximately 30 m above MSL. 

The losses are higher than expected and may represent some maintenance issues within the network 
such as a closed, or partially closed valve.  However, this would be considered conservative so we 
have continued with the results as presented. 

The analysis suggests the existing representative peak demand from the zone is approximately 
5.8 L/s.   

Flow test at 14 Manor 
Park Road (27 L/s) 
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2.3 Design parameters 

2.3.1 Peak demand 

The proposed site is approximately 10.04 hectares.  As the development will not be for residential 
use, non-residential activity has been assumed for future uses as would seem appropriate for the 
current zoning.  The RSWS states in 6.3.1.1:  

 

And 5.3.1.4 states: 

 

As the final and future uses for the site are unknown, the peak flow can be calculated as: 

Peak demand = Area x 0.52 x 8 L/s 

Peak demand = 10.04 x 0.52 x 8 L/s 

Peak demand = 42 L/s 

The affinity analysis (Section 2.2) suggests the existing network is unable to deliver this peak flow, so 
it is proposed that a trickle feed system is accommodated until such time as upgrades are enacted.  
The trickle feed will also reduce peak demands on the reservoir storage, therefore buffering demand. 

2.3.2 Reservoir storage 

Table 6.2 from the RSWS is shown Figure 4.  The proposed development is a non-residential 
development with unknown future activities and no residential population.  As such, Method 2 
would be the most appropriate using the ADWF calculated in 2.3.1. 

The ADWF is 10.04 ha x 0.52 L/s/ha x 86400 seconds x 2 days = 902 m3.   

The existing reservoir is only 232 m3 so additional storage will be required at the reservoir to 
accommodate the additional volume. 
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Figure 4 – Reservoir storage calculations from RSWS 

2.3.3 Firefighting flow 

Any future structures can require significant volumes of firefighting water to meet the firefighting 
water supplies code of practice.  The minimum level of firefighting is FW2 (25 L/s) with sprinklers or 
additional private storage for any activities or structures that exceed the limitations on FW2.  The 
affinity analysis in section 2.2 suggests the existing network cannot supply more than FW2 so a 
higher level is not proposed at this stage.   

 

Figure 5 – From SNZ PAS4509 

2.4 Concept design 

There are several network restrictions that have guided the water supply concept.  This is the small 
size of the existing reservoir and the limited capacity of the existing network.  Due to the restrictions, 
an interim solution is proposed, and this is shown in Figure 6. 

The interim solution was discussed with Hutt City Council and Wellington Water Limited 
representatives.  The advantages and disadvantages of the interim solution were considered, and the 
proposal accepted as a short-term solution until the reservoir is constructed.  This approval is 
documented in Appendix D. 
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Figure 6 – Proposed INTERIM solution for water supply to the development 

 

The interim solution has: 

 Interim restrictors on each connection to reduce peak demand 
 Potable storage tanks and pumps (48 hours average demand) to augment reservoir storage 

 

These measures would be removed when the existing reservoir is upgraded and the network is 
gradually improved. 

The reservoir upgrade would be part funded by a Developer Contribution to pay for the developers 
903 m3 component of the upgrade.  Any volume over the existing 232 m3 plus 903 m3 volume would 
be funded by Hutt City Council through a separate mechanism.  HCC/WWL are currently suggesting a 
combined volume of 1300 m3 may be required for the new reservoir, but this will need to be 
confirmed.  

The ultimate solution is shown in Figure 7. 

Proposed 
development 
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Figure 7 – Proposed ULTIMATE solution for water supply to the development.  Final size of the reservoir is 
to be confirmed after full zone analysis. 

 

2.4.1 Principle main (public asset) 

The site will be supplied from the existing 150 mm main on Manor Park Road.  A 200 mm main is 
proposed to deliver potable supply and firefighting water (FW2) with a potential alignment shown in 
Figure 9.  A 200 mm main is recommended due to the long length and potentially high future 
demands. 

The interim firefighting flow is around 29 L/s (25 L/s + 2/3rds peak), and the ultimate firefighting flow 
is 53 L/s.  A 200 mm main can provide both those flows along the proposed 820 m long principle 
main without significant loss.  At 29 l/s, the existing network pressure drops to 25.6 m which means 
there is only 15.6 m of friction losses permitted along the pipeline to comply with RSWS.  As shown in 
Figure 8, the proposed main results in 3.7 and 11.8 m of losses suggesting the pipeline is suitable for 
short and long term scenarios. 

 

Figure 8 – Headloss equations for principal main. 

Proposed 
development 



 

Dec 2022 Ver 2  12 

 

In the interim scenario, there is a 125 m long section of 150 mm main between the flow test point 
and the connection point that the logger and affinity test would not allow for.   The firefighting 
pressure at the terminal hydrant (assuming a flat site) can be calculated as: 

The starting pressure  
 less head loss between flow test and connection point; 
 less headloss along 200 mm pipe 

= 25.6 – 3.7 – 2.6 
 = 19.3 m which is much greater than the minimum of 10 m. 

 

Figure 9 – Potential alignment of 200 mm water main providing potable and firefighting water supply 

 

The long-term scenario (53 L/s) would require network upgrades as there are some 100 mm 
diameter sections which would require attention.  Calculations suggest the main losses for the 
ultimate scenario are encountered along the last 500 m of main along Ford Road (100 mm pipe) and, 
to a lesser degree, Manor Park Road (150 mm).  These are not required while the restrictors are in 
place, but will be required as part of the reservoir upgrade solution.  The minimum upgrade to 
achieve the 25 m minimum pressure at the proposed development is to upgrade 120metres of 
100 mm pipe to 200 mm pipe as shown in Figure 10.  

 

Approximate alignment of 
prop. 200 mm water main 

Connection point 

Approximate alignment of 
prop. 200 mm water main 
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Figure 10 – Potential mains requiring upgrade for ULTIMATE solution.   

 

2.4.2 Customer connection restrictors (public asset) 

The interim solution requires all tenancies within the scheme to be supplied with water through a 
restrictor to limit the demand to the property.  The restrictor will be sized based on the 
activity/tenancy area, but the demand from the entire scheme should not exceed 5.2 L/s which is the 
average day demand.  This: 

1. Reduces demand on the network pipes therefore reducing pressure fluctuations; and 
2. Reduces demand on the existing reservoir to minimise impact on the reservoir level. 

 

The restrictors are proposed to be temporary until the reservoir has been upgraded and the network 
capacity improved. 

The connection will be metered as required by the Water Supply by-law.   

2.4.3 On-site potable storage (private asset) 

To help buffer the demand on the existing reservoir, the restrictors will supply on-site potable 
storage tanks.  These will be sized to accommodate 48 hours of the proposed tenancy activities 
average demand.  The tank will supply the future activity through a pump which will provide the 
pressure for the activity.   

2.4.4 Rainwater re-use tank (private asset) 

Rainwater harvesting tanks are proposed primarily to reduce site run-off, but they can help reduce 
demand on the network and reservoir.  The tank will supply toilet flushing, external taps and 
irrigation.  The size of the tank will depend on the commercial activity proposed.  An example of a 

Minimum upgrade for 
ULTIMATE scenario.  

Upgrade 120m of 100mm 
to 200mm diameter 

Flow test carried out on 
this hydrant 
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1000 m2 roof servicing a non-potable demand of 4000 L/day is given in Appendix D.  This uses 10 
years of rainfall data from the Maybey Road rainfall gauge (2010-2020) and suggests reductions in 
consumption up to 40% are possible for this example.   

Current guidelines (RSWS) do not provide a target reduction in consumption, and the size of the tank 
will be determined by space, available roof area and activity.  We are currently working on the basis 
of a tank that captures 2 mm runoff ie: a 1000 m2 roof would attract a 2000 L tank.  This would be 
ample for a warehouse type scenario, but potentially undersized for a large multistorey office 
building or high irrigation need. 

Where rainwater harvesting systems are proposed, they are to be a permanent, privately owned 
installation.   

 

Figure 11 – Example consumption reduction for 1000 m2 roof supplying 4000 L/d demand 
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2.5 Summary for Water Supply 

The water supply requirements of both the Regional Standards for Water Services, and Chapter 11 of 
the Hutt City Council District Plan can be met through an interim and then an ultimate staged 
implementation. Therefore, it is feasible for rural ancillary and some commercial land uses to 
establish onsite. 

Table 1 – Summary of compliance for Water Supply 

 RSWS / HCCDP 
requirement 

Interim stage Ultimate stage 

Peak demand 0.52 x 8 L/ha 5.3 L/s1 42 L/s2 

Max pressure 90 m 81 81 

Min pressure 25 / 30m 75 393 

Firefighting flow + 2/3peak 25 + 28 25 + 4 25 + 28 

Firefighting pressure (min) 10 19.3 174 

Reservoir storage m3  Exist + 903 Exist5 Exist6 + 903 
Notes: 
1: Peak reduced in interim stage through restrictors on customer connections 
2: Unrestricted potential peak demand after reservoir and network upgrades 
3: Based on ultimate hypothetical development flow, but current, existing network flows (not future) 
4: Includes Ford St upgrade and ultimate development flow and existing zone’s current estimated peak. 
5: Private activity specific storage will be required on site 
6: Existing storage to be increased for the existing zone also with extra 903 for proposed development. 

To achieve the compliance outlined in Table 1: 

1. Flow restrictors on the customer connections to limit flow to 5.3 L/s in total for the whole 
development (Interim); and 

2. Potable water supply tanks and pumps on each tenancy to provide 48 hours potable storage 
on each tenancy (Interim); and 

3. Potentially rainwater harvesting tanks to reduce demand (some sites may opt for soakage); 
and 

4. A 200 mm principal main running the length of the development from Manor Park Road; and 
5. An additional 903 m3 augmentation of the existing Manor Park reservoir storage, through a 

developer’s contribution for a larger replacement reservoir, is to be added to the council’s 
long-term plan.  The value of the developer’s contribution is dependent on the final volume 
and timing of the eventual upgrade. 

6. A 120 m long section of 100 mm main along Ford Road will need to be upgraded to 200 mm 
diameter main before restrictors can be removed.  This could be carried out as part of, or 
prior to, the reservoir upgrade. 

 

Once the new reservoir has been built, the private storage can be removed, or retained at the 
development owner’s discretion.  The restrictors can be removed after subsequent network upgrade 
has been carried out.   
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Figure 12 – Summary of water supply components 

 

  

Approximate alignment of 
prop. 200 mm water main 

Upgrades in network 

Connection point 

Rainwater harvesting tanks 
48hrs Potable storage and pumps 
Flow restrictor on connection 

Interim: No upgrade to reservoir 
Ultimate: extra 903m3 storage paid 
for by developer contributions 
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3 Wastewater 

3.1 Performance requirements 

The RSWS and HCCDP suggests the wastewater yield from the site for non-residential use will be as 
below. 

 

Figure 13 – commercial wastewater yield rates.  From RSWS Table 5.2 

As there is approximately 10.04 hectares of useable area, the total expected wastewater yield is: 

 ADWF = 5.24 L/s 

 PDWF = 15.7 L/s 

 PWWF = 15.7 L/s 

 

3.1.1 Consultation 

Wellington Water Limited’s preference is to use an existing connection to the trunk main (see 
Appendix A) and avoid new connections.  However, the proposed connection is at the high point of 
the site so a pumping station and rising main would be required.  Due to the cost and maintenance of 
a pump station, storage and rising main, a gravity system has been proposed.  This requires a 
connection to an existing manhole on the trunk sewer (HCC_W001616 - IL 25.91). 

3.2 Existing network 

The existing wastewater network is shown in Figure 14. 

There is no existing local wastewater network within the site apart from a short length of 150 mm AC 
pipe (laid in 1972) that services 10d Benmore Crescent.   

The trunk sewer (825 mm concrete pipe) passes through the site, but it is not permitted to connect 
customer connections directly to the trunk sewer.   
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Figure 14 – Existing Wastewater Network 

 

3.3 Concept design 

It is proposed to adopt a traditional gravity network falling to a low point within the site.  
Unfortunately, this is well downstream of the existing trunk sewer branch, so a new connection to 
the trunk sewer will be required.  A pump station back to the existing connection was considered but 
has been dismissed due to the distance, pump station storage requirements and associated 
maintenance costs.  A gravity connection will have greater long term maintenance benefits than a 
municipal owned pumped system. 

A watercourse bisects the site and wastewater would need to cross this stream at two points to 
service  areas on the eastern side of the stream.  The height of this crossing would need to be 
considered carefully to ensure it is above the flood level, or at least designed against flood flows.   

If, during detailed design, the pipe crossings are too low for the culverts or are exposed to flood 
waters, there is the potential to have  the eastern side serviced by on-site private pressure sewers 
that discharge to the trunk main at the northern end of the site.  The private pumping stations would 
also have storage in-line with the site activity and the Regional Standard for Water Services.   

 

Trunk sewer 

Exist. Branch sewer 

Exist. local sewer 

Prop. development 

Direction of flow 
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Figure 15 – Proposed wastewater network infrastructure 

 

Considerations: 

1. Trunk Sewer Invert for HCC_WW001616 = 25.91m (WLG1953 from GIS).  Approx. 2 m cover 
2. The property at 10d Benmore Crescent will need to be accommodated within the new 

network. 
3. The existing 150 AC pipe (laid in 1972) servicing 10d Benmore Crescent could be used to 

service the areas at the north eastern corner of the development.  If this pipe is too small, a 
pipeline could be laid across the stream to the proposed main within the access way. 

4. The proposed main pipeline will be laid in the access road and will be either a 150 mm or 
225 mm diameter pending available grades and detail design.  The ground profile generally 
slopes down in a south-west direction at a 1:80 (v:h) grade.  The PWWF would be just 
contained with a 150 mm pipe (at 80% depth) but does not include contributions from 
outside the development, so a combination of 150 mm and 225 mm pipe is likely. 

5. Gravity is preferred. 

  

(2) Potential lateral for existing 
property 10d Benmore Cr 

(3) Potentially re-
use exist. 150 AC 

(3) Extend main over stream 
if 150 AC pipe abandoned 

(4) Proposed 150-225 gravity 
sewer. 

(1) Connection to existing trunk 
sewer (IL=25.91m (W1953). 

(5) Gravity connection 
across stream 
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3.4 Summary for Wastewater 

The wastewater requirements of both the Regional Standards for Water Services, and Chapter 11 of 
the Hutt City Council District Plan can be met through a traditional gravity sewer system. Therefore, 
it is feasible for rural ancillary and some commercial land uses to establish onsite.  

Table 2 – Summary of compliance for wastewater network 

 RSWS / HCCDP 
requirement 

Vel > 0.75 m/s1 <=80% capacity 

ADWF 0.52 x 10.04 ha N/A Yes 

PDWF 1.56 x 10.04 ha Yes Yes 

PWWF 1.56 x 10.04 ha Yes Yes 
Notes: 
1: based on 150mm pipeline 

A central gravity pipeline will run the length of the site and discharge to the trunk sewer at the south-
western end of the site.  A new connection to the trunk sewer will be required. 

10d Benmore Crescent will need to remain connected to either the existing 150 mm sewer main, or 
transferred to the proposed wastewater network. 

All other activities will be able to connect to the main sewer pipeline using traditional gravity 
connections. 
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4 Stormwater 

4.1 Performance requirements 

The Hutt City Council District Plan (HCC DP) does not have any specific clauses outside conveyance of 
ARI events which are duplicated in the RSWS. 

The RSWS outlines the minimum level of protection for stormwater assets.  The primary level of 
service for the development is 10% AEP for local roads and commercial areas.   

The activity does not comply with Greater Wellington’s Proposed Natural Resources Plan (PNRP) Rule 
R49: 

 

Meaning the proposed activity is a restricted discretionary activity as per Rule R50 below: 

 

 

The related policies are outlined below: 
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4.1.1 Consultation 

Wellington Water did not have anything specific (see Appendix A) related to stormwater, 
notwithstanding building no closer than 5 m to the stream and that overland flow needs to be 
considered.  Overland flow is being considered in a separate, flood specific report, and will also be 
considered in detail during resource consent. 

4.2 Overall proposed concept 

The general stormwater concept proposed for the development is outlined in Figure 16.  This is 
based on the currently proposed scheme and may change during detailed design. 

The objective of the concept is to:  

 Mitigate adverse impacts from changes in frequent flow hydrology, 
 Reduce pollutant loads from the proposed development into the receiving environment, 
 Reduce temperature impacts on downstream receiving environments. 
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Figure 16 – Outline stormwater management quality (Based on currently proposed scheme) 

The general concept components proposed to achieve these objectives are: 

1. Stormwater re-use is provided for each tenancy using on-site retention tanks (D).  These are 
to be designed on a per area and case-by-case basis. 

2. Water quality treatment for each tenancy will be through a bespoke, on-site, WSUD design 
(D).  This is likely to comprise proprietary pollutant traps supported by rainwater harvesting. 

3. Water quality treatment of other road surfaces will be through other devices as either part of 
the swale, or off-line to the swales.  The devices will be for water quality only and are 
expected to be around 2% of the paved area in size (E and A). 

4. Discharges from the bioretention devices, swales and on-site WSUD devices will be collected 
by a 525 mm diameter drain (C).  This drain can accommodate the 1% AEP event.  It is 
provided at depth as many filtration devices have sub-soil discharges. 

5. Collected discharges will discharge to the stream outlets (B and G).  These will require 
erosion and scour protection. 

6. The southern tenancy will require on-site stormwater detention and treatment (F) and then 
discharge direct to the stream (G) through a constructed outlet with erosion and scour 
protection. 

4.3 Rainwater harvesting / run-off volume management 

Rainwater harvesting is proposed to both reduce demand on the potable water supply network, but 
primarily to reduce stormwater run-off volumes.  Harvesting potential is heavily dependent on the 

Each tenancy to employ: 

 Rainwater reuse and/or soakage 
 On-site SW neutrality 
 Site specific water treatment 

Run-off treatment/ 
attenuation.  

~525 mm diameter SW pipe and outlet collecting: 

 Swale discharge; and 
 run-off 

New SW discharge 
to stream 

New SW 
discharge to 
stream 

Run-off treatment.  Swale for 
attenuation. 

New SW discharge 
to stream 

Treatment train for 
southern area 

A 

F 

D 

B 

B 

C 

E 

G 

Each tenancy to employ: 

 Rainwater reuse and/or soakage 
 On-site SW neutrality 
 Site specific water treatment 

D 

Potential consolidated bioretention 
garden for road run-off 

H 

Road and areas north 
of stream to have 
separate treatment and 
attenuation then 
discharge to stream.  

Overland Flow 
Direction 
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roof area available from the on-site activity and a specific target reduction has not been set.  The 
limiting factor will be the amount of non-potable demand from the commercial activity, as the run-
off reduction is only long term if there is long-term non-potable use.  

A bespoke design will be required for each tenancy and activity incorporating either one or both of 
the volume management options. 

4.4 Stormwater disposal 

Discharges from the treatment and attenuation devices will be discharged to the stream via 
constructed outlets.  These will require rip-rap scour and erosion protection.  These outlets will need 
to be designed to discharge the design 1% AEP flows without scour or erosion, and also withstand 1% 
AEP transverse flows from the stream when the stream is in flood. 

4.5 Stormwater quality 

To meet the requirements of policy P83, it is proposed that: 

1. Water sensitive design devices to treat run-off from paved surfaces on each activity, and  
2. Vegetated swales to treat run-off from impermeable surfaces. 

4.5.1 Swales 

The swales beside the roads provide more of an attenuation function than treatment due to the 
requirement of them to convey low-frequency high-flow events as well as higher frequency events.  
They will provide some pre-treatment and sediment removal of the water quality flow prior to that 
flow being collected by any devices at the end of the swale.   

 

Figure 17 – Typical swale cross-section (from Auckland Regional Council 2011)  

4.5.2 Treatment Devices 

The devices on Benmore Crescent could be either multiple smaller devices along the long road, or a 
single large device at the southern end.  A single device would be the preference as it consolidates 
maintenance into a single device, and the longer uninterrupted swale will better attenuate flows 
than a series of shorter swales.   
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Each tenancy will require a treatment device or devices to collect treat and discharge the water 
quality volume from the tenancy.  The design and quantity of these will be dependent on the site 
layout, coverage and activity employed on each tenancy.   

The treated discharge from each tenancy will be to either the central pipeline through the site, or 
directly to the stream, or to the local stormwater network. 

Any discharges to the stream will require erosion protection to prevent damage to the sides of the 
stream.  This is likely to be rip-rap protection and potentially energy dissipators depending on the 
slope and flow.  As the swales and pipes are artificial and will normally be dry, fish passage is not a 
consideration on any of the discharges. 
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4.6 Summary for Stormwater 

The proposed activity is a restricted discretionary activity under the proposed Natural Resources Plan 
administered by Greater Wellington.  To achieve the objectives of the proposed Natural Resources 
Plan, specifically Rule R50, any implementation must: 

a) Minimise the adverse effects of stormwater discharges in accordance with Policy P83, 
including the extent to which water sensitive urban design measures are employed 

b) Manage run-off volumes and peak flows in accordance with Policy P84: minimising scour and 
erosion and not increasing risks to human health or safety or inundation damage to property 
or infrastructure. 

The following stormwater management components are proposed:   

1. Each tenancy will collect and treat the run-off on each activity using on-site with WSD 
devices; 

2. Each tenancy will employ rainwater harvesting and/or soakage to reduce run-off volumes; 
3. Each tenancy’s treated discharge will discharge to the proposed stormwater pipe or, where 

this is not possible, directly to the stream. 
4. The swales will be sized to accommodate the 10% and 1% AEP events from the carriageway. 
5. Public/common access roads will use gross pollutant traps (Vortech units or similar) to treat 

runoff.  Flows beyond the water quality volume will be by-passed to the stormwater 
network. 

6. All attenuated and treated flows from areas and carriageways will be collected and conveyed 
to outfalls through a swale and pipe network.  The network will need to be sized to 
accommodate the 1% AEP flows from tenancies and roads.  Some direct, uncontrolled run-
off to the stream is likely from adjacent stream banks and undeveloped areas, but these will 
be minor and either the same or improved over existing in terms of quality and quantity.   

7. Discharge points to the stream will need to be designed to protect the receiving environment 
from scour and erosion for flows up to 1% AEP.  The discharge points will in turn, need to be 
protected against high lateral flows from the streams flood flows.   

Hutt City Council District Plans requirement in Chapter 11 requires the primary network (pipes and 
channels) to convey a 10% AEP event.  Item 7 complies with this as well as carrying the secondary 
flow of 1% thereby satisfying the primary and secondary conveyance requirements. 

WSD devices employed by the development will need to be assessed against the requirements of 
Wellington Water Limited’s Water Sensitive Design for Stormwater: Treatment Device Design 
Guideline (December 2019) and the internally referenced documents to demonstrate compliance 
with the objectives of policies P83 and P84 and therefore the requirements of the proposed Natural 
Resources Plan. 

Overall, it is feasible to acceptably manage stormwater onsite for industrial and commercial land 
uses that may establish onsite if the land is re-zoned to the General Business Activity Area in the 
District Plan. 

Effects of overland flows and flooding from the stream is under a separate report by others. 
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Appendix A. Wellington Water Correspondence 
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Appendix B. Water Supply Flow Test Results 
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Appendix C. Affinity Analysis 
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Appendix D. Interim Water Supply Solution Acceptance Email 
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Appendix E. Water re-use example 
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Appendix 10: Traffic Assessment Report – Stantec 
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1 Introduction 
Waste Management New Zealand (“WMNZ”) proposes to develop a new Resource Recovery Park on land sited 
between State Highway 2 (“SH2”) and the Hutt Rail Line, in Manor Park. The proposal site (the “Site”) is a portion of a 
larger property, for which an application to develop the parcel of land for use by three future tenancies has been made to 
Hutt City Council (“Council”). The proposed Resource Recovery Park will serve a number of functions including the 
repair and sale of second-hand goods, material recovery, as well as a waste transfer station. The facility will used by a 
combination of WMNZ and contractors’ trucks, whilst the repair café, retail store and transfer station will be open to the 
public. 
 
For context, this report should be read in conjunction with the ‘Te Rangihaeata Tenancy Development1’ Transportation 
Assessment Report (“Te Rangihaeata TAR”), which describes the proposed wider property development, its supporting 
transport infrastructure, and associated roading improvements in connecting to the external network at Manor Park 
Road. These works are subject to a separate resource consent application. 
 
The purpose of this Traffic Engineering Report (“TER”) is to set out and describe the Site-specific activities and 
operational arrangements for establishing the proposed Resource Recovery Park. In doing so, the TER sets out and 
describes the existing transport environment and proposed upgrades that form part of the wider Te Rangihaeata tenancy 
development consent application (described in more detail in the Te Rangihaeata TAR), the nature of the proposed 
WMNZ activity and associated trip generation (which forms a component of the traffic allowed for within the Te 
Rangihaeata TAR), the internal layout and traffic operation for the Site, and then provides an audit of the development 
against the key transport provisions of the City of Lower Hutt District Plan (“District Plan”). 
 
Overall, this TER concludes that the traffic effects and operation associated with the proposed WMNZ facility can be 
appropriately accommodated within the Site, and can be absorbed by the adjacent road network with the proposed 
roading upgrades in place, as set out in full in the Te Rangihaeata TAR . 
 
 
 
 

 
 
 

1 Stantec’s ‘Te Rangihaeata ‘Tenancy Development’ Transportation Assessment Report 
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2 Site Environment 
2.1 Site Location  
The WMNZ proposal Site is located at the southern end of the wider site, referred to as Te Rangihaeata, which is 
accessed via Benmore Crescent. Figure 2-1 shows the location of the proposed Site in the context of the larger site and 
external road network.   
 

 
Figure 2-1 : Aerial Photograph of the Te Rangihaeata and WMNZ Proposal Site Extents 

As shown, the development area is bounded by SH2 to the west and the Hutt Valley Rail Line to the east. Sole vehicle 
access to the development Site will be achieved via Manor Park Road / Benmore Crescent, and through the larger Te 
Rangihaeata site.  
 
The northern extent of Manor Park Road connects with the SH2 / State Highway 58 (“SH58”) grade separated 
interchange (“Interchange”), which affords access to the strategic / arterial road network. South of the interchange, 
Manor Park Road intersects with Benmore Crescent via a priority-controlled tee-intersection. Benmore Crescent itself is 
formed as a cul-de-sac, and under the proposed Te Rangihaeata Tenancy Development works is intended to extend 
southwards as a new common private road serving the new sites to be created, including the WMNZ Site.  
 
The local roading arrangements are illustrated in the aerial photograph included at Figure 2-2, which shows the layout of 
the Benmore Crescent / Manor Park Road intersection adjacent to the Hutt Rail Line level crossing. 
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Figure 2-2 : Adjacent Roading Arrangements 

Currently Benmore Crescent has a typical carriageway width of approximately 8-9m and, with the exception of the 
intersection with Manor Park Road, there is no kerb and channel or marked centreline. Downer Construction currently 
operate a yard immediately to the southwest of the intersection (evident in Figure 2-2), which is accessed from Benmore 
Crescent. 
 
Benmore Crescent and its intersection with Manor Park Road and the adjacent rail level crossing are to be upgraded, as 
per the design detailed in the Te Rangihaeata TAR. If for some reason Council did not deem consent warranted to the 
wider site development, these upgrade works will form part of the preparatory works for the Resource Recovery Park. 

2.2 Traffic Volumes 
Further detail on the characteristics of the adjacent roads is summarised in Table 2-1. 

Table 2-1 : Adjacent Road Characteristics 

Characteristic Manor Park Road Benmore Crescent State Highway 22 

Average Daily Traffic (ADT) 1,500 400 30,000 

Road Hierarchy Access Road Access Road Regional Road 

Carriageway Width 9.2m 9m 20m 

Speed Limit 50kph3 50kph 100 kph 

 
As shown, traffic volumes on Manor Park Road include existing flows of 1,500 vehicles per day (“vpd”), whilst Benmore 
Crescent carries an estimated 400vpd. Such volumes are commensurate with the ‘Access Road’ classifications for each 
and represent the primary property access function they serve.  
 
A survey of all vehicle movements at the Benmore Crescent / Manor Park Road intersection was undertaken to 
determine current traffic patterns in this location, as illustrated in Figure 2-3 and Figure 2-4 which show the AM and PM 
peak hour periods, respectively. 
 

 
 
 
2 SH2 at Haywards Interchange 
3 Some 15m east of the Level Crossing, Manor Park Road reduces to 40kph  
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Figure 2-3 : Existing AM Peak Hour Traffic Flows 

 
Figure 2-4 : Existing PM Peak Hour Traffic Flows 

Traffic to and from Benmore Crescent is almost entirely associated with the existing Downer yard at present. As can be 
expected, almost all turning movements at Benmore Crescent are right turn in / left turn out trips to and from the 
Interchange. 

2.3 Road Safety 
A search of the Waka Kotahi NZ Transport Agency’s ‘Crash Analysis System’ database has been undertaken for the 
purposes of reviewing the road safety in the vicinity of the site. The search area included Manor Park Road from the 
Interchange to 50m past the rail crossing inclusive of the Benmore Crescent intersection, for the most recent complete 
five-year period (2017-2021), plus available data for 2022.  
 

N
XX ALL VEHICLES

(XX) HGV

3 1
21 54

5 25
0 0

0 32
0 2

BENMORE CRESCENT

EXISTING TRAFFIC FLOWS - AM PEAK HOUR (8:15-9:15)

RAIL LINE

MANOR PARK ROAD

DEVELOPMENT SITE

N
XX ALL VEHICLES

(XX) HGV

6 1
18 51

2 28
0 1

0 50
0 1

MANOR PARK ROAD

DEVELOPMENT SITE

BENMORE CRESCENT

RAIL LINE

EXISTING TRAFFIC FLOWS - PM PEAK HOUR (16:45-17:45)



 

Waste Management New Zealand // Te Rangihaeata WMNZ Facility           5 
 

Only one reported crash has been recorded in the search area and period, involving a vehicle turning into Manor Park 
Road off the Interchange losing control and colliding with the edge safety barrier. The crash was recorded as non-injury 
(i.e., damage only).  
 
The crash record does not indicate there are any existing safety issues on the immediate road network in the vicinity of 
the Manor Park Road / Benmore Crescent intersection that provides access to the Site.  

2.4 Sustainable Transport 
While there is no direct connection to the bus network, the Site has good access to the key public transport train 
services on the Hutt Valley Line via the nearby Manor Park rail station. In this regard, the proposed upgrading of Manor 
Park Road and Benmore Crescent will provide a fully connected walking route between the Site and Manor Park station. 
This, in combination with the established shared path connections which link with the suburbs to the south and to the 
north (via the recently completed connection to Silverstream bridge), provide good opportunities for staff to travel to/from 
the Site by means other than private car. 
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3 Proposed Development 
The proposal plans provide for the establishment and operation of a Resource Recovery Park. The proposal will replace 
an existing WMNZ site currently operating out of Seaview and offer a greater range of services. The development Site 
encompasses a total area of approximately 57,800m² and will include waste recovery, processing, waste transfer, and 
recycling activities. A repair café and second-hand goods store is also proposed. The components of the development 
will include:  

• Entry / exit weighbridges and kiosk / gatehouse; 

• ‘Construction and demolition’ materials handling facility; 

• ‘Refuse transfer station’, open to both public and commercial customers; 

• Recycling centre (drop-off area and retail shop);  

• Bin /skip storage & repair area; 

• Office & staff amenities building (55 staff workstations);  

• Parking:   

o staff carparking = 145 spaces (to accommodate 55x office staff and 90x truck drivers) inclusive of 20x 
EV charging spaces and allocated mobility parks.  This assumption allows for a worst-case scenario of 
all 145 staff driving independently to the Site, although in practice it is reasonable to assume parking 
demands will be less; 

o truck parking = 80 marked spaces (70x medium rigid truck parks and 10x truck and trailer parks) 
inclusive of 25x EV chargers ‘plus’ additional hardstanding; 

o cycling parking; and 

• Separate ‘truck’ and ‘bin’ wash bays; 

• Materials Recovery Facility’ for the separation / recovery of materials in waste / recyclable streams; 

• Workshop for maintenance of WMNZ trucks, including staff office and amenities; 

• 2x ‘Waste compactors’; and  

• Additional EV chargers for truck parks provided in Stage 1. 

The proposed Site development plans are included at Appendix A . 
 
The Site is expected to operate between the hours of 6am and 7pm, Monday to Sunday. A small number of heavy 
vehicles (likely to be less than 5) will travel to the Site at night. 
 
As shown within the proposal plans, the various on-site activities are purposefully distributed across the Site to ensure 
adequate circulation space is provided to accommodate safe and practicable manoeuvring of the larger vehicles that will 
visit the Site. In this regard, a clear wayfinding strategy will be developed post consent to safely direct public, private and 
WMNZ vehicles to the relevant locations within the Site. Further detail on the general internal arrangements is provided 
at Chapter 5, noting that a Traffic Management Plan (“TMP”) will be prepared to manage traffic within the Site.  
 
As described earlier, access to the Site will be achieved via the local road network of Manor Park Road and Benmore 
Crescent, this latter in turn being extended southwards as a new private road. Both the new private Te Rangihaeata 
road and Benmore Crescent are to be upgraded to a standard commensurate with their future function in 
accommodating development traffic. As such, each have been designed with regard to the industry standard 
NZS4404:2010 ‘Land Development and Subdivision Infrastructure’ (“NZS4404”) road type ‘E17’, to provide an 8.4m wide 
carriageway and footpath on the eastern side of the road. 
 
In addition, the roading improvement works proposed as part of the wider Te Rangihaeata development include 
upgrading of the Benmore Crescent / Manor Park Road intersection, to provide a new right turn bay provision for traffic 
entering Benmore Crescent, along with provision of formal pedestrian route over the adjacent level crossing that will 
provide a safe and continuous footpath connection between the Site and Manor Park rail station.  
 
These improvements, which are detailed further in the Te Rangihaeata TAR, will ensure the associated transport 
demands generated at the WMNZ Site and wider development activities can be safely and appropriately 
accommodated.     
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4 Site Traffic Generation 
4.1 Traffic Generation 
Details of the anticipated Site traffic generation have been provided by WMNZ, based on measured demands captured 
at established WMNZ facilities in Seaview4.  
 
Once the Site is fully developed, (2024) it is anticipated it would generate in the order of 600 vehicle trips per day (300 in 
and 300 out). Allowing for future growth, it is forecast that traffic generation would reach approximately 870 vehicle trips 
per day (435 in and 435 out) by 2040, depending on the growth and demand for refuse and waste management 
services. Table 4-1 summarises the trip generation forecasts associated with the various component demands.  

Table 4-1 : Forecast Development Site Traffic Generation 

Movement type Vehicle(s) Movements 
2024 

Movements 
2040 Note 

WMNZ – Office Staff Light  34 50 Office based staff. On-site between 
06:00-18:00 approx. 

WMNZ – Operational 
Staff Light 15 20 Workshop and processing staff. On-site 

between 06:00-1800 approx. 

WMNZ Drivers Light 55 80 - 

Kerbside Collection 
and Commercial 
Customers 

Heavy 145 210 
Collection vehicles serving Hutt City and 
Porirua Councils, deliveries from 
commercial and other WMNZ customers 

Internal Trucks to 
Landfill Heavy 15 25 Hauling consolidated waste to landfill 

truck and trailer units 

Other Hauling 
Operations Heavy 100 145 

Trucks currently tipping at other disposal 
sites instead tipping here for sorting / 
distribution of sorted materials to other 
destinations 

WMNZ Trucks Heavy 60 80 For overnight parking 

General Public  Light 160 225 
Light vehicles and trailers. General 
refuse and garden / green waste 07:00-
17:00 

Deliveries, Support 
vehicles and Visitors Mostly Light 20 35 Office visitors, plus maintenance/ 

support deliveries, fuel deliveries etc 

Total - 604 870 - 

 
This traffic volume would be spread over the course of the operating day, which is from 6am to 6pm Monday to Friday. 
Movements on Saturday and Sunday will be less and will involve primarily members of the public. Peak traffic generation 
periods for the Site will occur on weekdays in the early morning when drivers arrive to collect their vehicles and depart in 
trucks (either for refuse collection or distribution of sorted waste etc.), which will overlap with arrival of office and 
operational staff, and then again at the end of the day when trucks return and drivers depart in their own vehicles.  
 
It is estimated that approximately 15-20% of the total daily movements would occur within the Site’s AM peak hour, 
translating to around 90 to 120 movements initially. 

4.2 Intersection Assessment 
With all traffic associated with the WMNZ Site connecting with the wider road network via the Benmore Crescent / Manor 
Park Road intersection, detailed analysis of this tee-intersections performance with both the proposed upgrades in place 
and full Te Rangihaeata tenancy development traffic (including the forecast WMNZ traffic additions described above) 
has been undertaken, using the industry recognised SIDRA intersection analysis software. This analysis is described in 
detail in the Te Rangihaeata TAR, which is attached for reference at Appendix B .  
 

 
 
 
4 At 97-99 Port Road and 27 Seaview Road 
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By way of providing a summary here, SIDRA models have been created for the ‘base’ (existing traffic volumes as shown 
earlier in Figure 2-3 and Figure 2-4) and the forecast full development of the wider site (described in the Te Rangihaeata 
TAR), including the WMNZ Site. This development traffic scenario has been modelled with the intersection 
improvements works described in Chapter 3 and the Te Rangihaeata wider site tenants in place. 
 
The SIDRA software has a number of indicators of the expected performance of the intersection including the following: 
Level of Service5 (LoS), based on delay to motorists, graded A (excellent performance) to F (poor performance); and 
Average delay (seconds / vehicle), defining delay to the typical motorist.  
 
The resultant LoS and delays by each approach is set out in Table 4-2 and Table 4-3, for the weekday AM and PM peak 
hours, respectively. These tables mirror the same included at Section 8 of the Te Rangihaeata TAR. 

Table 4-2 : SIDRA Traffic Modelling Summary AM Peak 

Approach Movement 
Base Development* 

Delay (s) LOS Delay (s) LOS 

Manor Park 
Road (North) 

Through - A - A 

Right 4.8 A 4.9 A 

Benmore 
Crescent 

Left 4.9 A 5.1 A 

Right 6.4 A 11.5 B 

Manor Park 
Road (South) 

Left 3.0 A 3.0 A 

Through - A - A 

*2040 & Intersection Improvement Works in place 

 

Table 4-3 : SIDRA Traffic Modelling Summary PM Peak 

Approach Movement 
Base Development* 

Delay (s) LOS Delay (s) LOS 

Manor Park 
Road (North) 

Through 0.1 A - A 

Right 5.1 A 5.4 A 

Benmore 
Crescent 

Left 4.8 A 4.8 A 

Right 6.5 A 11.6 B 

Manor Park 
Road (South) 

Left 3.0 A 3.0 A 

Through - A - A 

*2040 & Intersection Improvement Works in place 

The above analysis confirms Site observations that the intersection is currently operating well at LoS A on all 
approaches and turning movements during both the AM and PM peak hours, and will continue to perform well at 
equivalent Levels of Service under the proposed site traffic scenario, with no material change to delay or queuing.  
 
Overall, the assessment shows that with full development of the Site to accommodate the proposed Resource Recovery 
Park and occupation of the wider site (as descried in the Te Rangihaeata TAR), the intersection improvements as 
proposed will provide adequate capacity at the immediate connection to the external network to accommodate the 

 
 
 
5 Level of Service (LOS) is a six-level grading system for intersection performance (A to F), where Level A represents totally 
uncongested operation with minimal delays and queues, and Level F represents highly congested operation with long delays and 
extensive queuing. 



 

Waste Management New Zealand // Te Rangihaeata WMNZ Facility           9 
 

forecast development traffic, whilst maintaining good Levels of Service. With little delay or any associated queuing at the 
Site access intersection there will be will no knock-on effects of development traffic on the adjacent Interchange, which 
is expected to continue to perform well, as confirmed by Waka Kotahi.  
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5 Internal Site Design  
5.1 Site Layout and Operation 
It is understood that all vehicles arriving to the Site to deliver refuse or collect processed waste will need to be weighed 
on arrival. In this manner, the weighbridge has been sited well inside the entrance, to allow for any occasional queuing 
that may occur from vehicles arriving together to be accommodated internal of the Site, and clear of the external private 
road. Staff vehicles, which will account for the majority of trips in the AM and PM peaks, will not need to be weighed and 
will therefore bypass the weighbridge. 
 
Once inside the WMNZ Site, vehicles will be directed (via signage and road markings) to the respective activities, with 
access to restricted areas (i.e. non-public) managed by gates/barrier arms. A number of dedicated heavy vehicle turning 
areas are provided within the Site (as shown in the proposal plans included at Appendix A ) which will be clearly 
demarcated, to avoid drivers attempting inappropriate turning manoeuvres close to buildings and structures or near key 
through traffic or pedestrian routes. 
 
As the Site will accommodate heavy vehicles as well as a variety of loading operations and associated plant, an internal 
Traffic Management Plan (“TMP”) will be developed for the facility post consent, to manage the internal movement of 
vehicles, equipment and personnel, and to ensure appropriate safety measures are employed to mitigate conflict 
(particularly between pedestrians and vehicular traffic). 
 
Where possible, parking locations have been provided close to buildings where there is a short and safe walk to offices 
or other work areas.  

5.2 Parking 
Recent changes to the National Planning Framework and District Plan have removed specific requirements to provide a 
minimum number of on-site car parks to support new developments. Accordingly, there is no specific requirement to 
provide car parking for the proposed Resource Recovery Park.  
 
Notwithstanding, the proposal plans include provision for a total of 145 on-site parking spaces to accommodate office 
and operational staff, and parking for private vehicles associated with the 90 truck drivers that will operate from the Site. 
This proposed Site parking provision will adequately accommodate the anticipated demand, allowing for all associated 
vehicles to be contained on-site and without the need to rely on the external kerbside parking along the private road. 
 
The District Plan notes that car parking facilities and spaces must comply with the requirements of the nationally 
recognised standard AS/NZS2890.1:2004 Parking facilities Part 1: Off-street Car Parking (NZS2890.1). Noting the 
ample space available within the Site, parking areas will be able to satisfy the design requirements in terms of parking 
stall and manoeuvre dimensions.  
 
Where parking is provided within a site, the District Plan requires a minimum allocation of accessible parks, and for 
these to be designed in accordance with the industry standard ‘NZS4121:2004 Design for Access and Mobility – 
Buildings and Associated Facilities (“NZS4121”). With the 145 total parks proposed, at least 4 accessible car parks must 
be provided to satisfy NZS4121. Provision for this number of parks can be suitably accommodated with these spaces 
marked in accordance with the dimension requirements and located close to building entrances. 
 
In addition to light vehicle parking, the nature of the proposed Resource Recovery Park means it will generate parking 
demand for approximately 80 trucks. Provision for this quantum of truck parking has been included in the development 
plans, with these parks designed to an appropriate length to accommodate the mixture of rigid and ‘truck and trailer’ 
truck types that will operate from the Site. 
 
The District Plan sets out the requirement for minimum cycle parking at Chapter 14, Standard 4 (e) based on the number 
of staff on-site at any given time. In this manner, 1 cycle park for every 10 staff members is required to satisfy the 
standard, meaning a total of 15 cycle parks are needed for the 145 total staff anticipated to be employed by the WMNZ 
operations. This provision can be comfortably met, as can the specific requirements around position and standard of the 
cycle stands/facilities, to be detailed further post consent.   

5.3 Loading and Servicing 
The District Plan specifies a minimum loading and servicing bay provision based on the development site’s Gross Floor 
Area (“GFA”). The WMNZ proposal plans indicate a 10,625m² total Site GFA (combined Stages 1 and 2), leading to a 
requirement for 1 loading space capable of accommodating Heavy Goods Vehicles (HGVs).   
 
The nature of the proposed WMNZ facility is such that multiple (un)loading operations will be undertaken at the various 
activities included at the Site, and as such the servicing arrangements have been designed to accommodate these 
activities in an efficient and safe manner, which far exceed the minimum District Plan requirement. Accordingly, 



 

Waste Management New Zealand // Te Rangihaeata WMNZ Facility           11 
 

dedicated (un)loading areas are provided across the facility, involving a mixture of internal ‘drive-through’ and external 
loading bays sized to accommodate the respective vehicles anticipated to be using them. In addition, adequate 
manoeuvring space is included within the Site in the form of dedicated ‘turning areas’, as illustrated by the proposal plan 
included at Appendix A . 
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6 District Plan Compliance 
An assessment of the development proposal’s compliance with the relevant transport rules and standards of the District 
Plan has been undertaken, as set out in Table 6-1 below to add context to the assessment of traffic effects.  

Table 6-1 : District Plan Transport Provisions Compliance Assessment 

Reference Rule / Standard Assessment of Compliance 

Chapter 14 General Rules 

14A Transport 

14A 5.1 (a) 

Any activity is permitted if it: 
I. Complies with the standards listed in 

Appendix Transport 1; and 
 

II. Does not exceed the high trip generator 
thresholds identified in Appendix 
Transport 2 

Refer to assessment of Appendix Transport 1 – 
Standards compliance below. 
 
Does not Comply. 
The proposed development triggers the high trip 
generator standard. 

14A 5.1 (b) 

Any activity is that does not comply with the 
standards listed in Appendix Transport 1 is a 
Restricted Discretionary Activity. 
Discretion is restricted to: 

I. The effects of the standard(s) not being 
met. 

Refer to assessment of Appendix Transport 1 – 
Standards compliance below.  
 

14A 5.1 (c) 

Any activity that exceeds the high trip generator 
thresholds specified in Appendix Transport 2 is a 
Restricted Discretionary Activity. Discretion is 
restricted to: 

I. The effects of the activity on the 
transport network including impacts on 
on-street parking.  

An integrated Transport Assessment, prepared 
by a suitably qualified traffic engineer/planner, 
must be submitted within any resource consent 
application under this rule.  

Since the proposed WMNZ plans provide for an 
Industrial Activity involving >5,000m² GFA, it is 
considered a High Trip Generator, and this TER 
(and the associated Te Rangihaeata TAR) has 
been prepared accordingly to assess traffic and 
transport related impacts associated with the 
new development proposal.  

Chapter 14A Transport – Appendix Transport Standards 

Standard 1 Standards for New Roads  

 

(b) Engineering Standards 
All roads must be designed and constructed in 
accordance with NZS4404:2010 Land 
Development and Subdivision Infrastructure. 

Technical Non-Compliance.  
The proposed upgrading to Benmore Crescent 
and new Te Rangihaeata site road have been 
designed to meet the standards set out in 
NZS4404 in terms of carriageway width, as 
described at Chapter 3 (and within the Te 
Rangihaeata TAR). Given the proposed lots will 
only front the eastern side of the road, a footpath 
is proposed on this side only, rather than on both 
sides as envisaged by NZS4404. The road and 
footpath design proposed have been developed 
in collaboration with the Council. 

Standard 2 Site Access and Manoeuvring Area  

 

(a) Vehicle Access (excluding separation 
distances from intersections) 
No more than two separate crossings for any 
front site. The total width of such crossings must 
not exceed 50% of the road frontage. 

There must be a separation distance of at least 
1 meter between crossings measured at the 
kerb / carriageway edge.  

Complies.  
The proposed WMNZ Site will be served by a 
single (two-way) vehicle access connecting off 
the southern end of the proposed new Te 
Rangihaeata private road.  

Complies.  
No other vehicle crossings are proposed within 
1m of the development Site access.  
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Reference Rule / Standard Assessment of Compliance 

Site access must be designed and constructed 
in accordance with Section 3 of 
AS/NZS2890.1:2004 Parking facilities Part 1: 
Off-street car parking.  

Can Comply. 
The proposed Site access can be designed to 
achieve the requisite dimension, gradient and 
formation standards of AS/NZS2890.1. 

 

(b) Separation Distances from Intersections and 
Rail Level Crossings.  
The distance between new vehicle accesses 
and all intersections must be at least: 
• National or Regional: 30m 
• Arterial or Primary Collector: 20m 
• Secondary Collector: 15m 
• Access Road: 10m 
The distance between new vehicle accesses 
and all rail level crossings must be at least 30m. 
These distances are to be measured between 
the intersecting points of the site boundaries as 
shown in Diagram 2-1 below, and also apply to 
new vehicle accesses on the opposite side of 
the road from an intersection. 
 

 
 

 
 
 
Complies.  
There are no road intersections within 10m of 
the Site access.   
 
 
 
 
 
 
Does not Apply. 
There are no level crossings in the vicinity of the 
proposed Site access.  

 

(c) Manoeuvring Area 
Sufficient area must be provided for vehicles to 
stand and queue and make all necessary 
manoeuvres without using the public road 
reserve, and without using the area provided for 
parking, servicing, loading or storage purposes.  
 
Sufficient area must be provided to allow all 
vehicles to enter and exit the site in a forward 
direction except where the access is to a single 
dwelling and accesses an Access, Secondary 
Collector or Primary Collector Road.  

 
Complies.  
As demonstrated within the proposal plans, the 
development includes sufficient on-site 
manoeuvring area to allow all vehicles including 
larger trucks, to turn on-site, without using areas 
set aside for parking loading or storage.  
Complies.  
All vehicles will be able to turn on-site, and 
therefore enter and exit in a forward direction to 
and from the external private road.  

Standard 3 Minimum Sight Distances at Railway Level 
Crossings.  

 

 

(a) Minimum Sight Distances at Railway Level 
Crossings 

New buildings, structures and activities that 
would obstruct drivers seeing approaching trains 
must be designed, located and constructed in 
accordance with New Zealand Transport Agency 
Traffic Control Devices Manual 2008, Part 9 

Does not Apply. 

The nearest railway crossing to the development 
Site is on Manor Park Road; no site structures or 
activities will obstruct sightlines of drivers at the 
level crossing, noting the Benmore Crescent / 
Manor Park Road improvements works 
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Reference Rule / Standard Assessment of Compliance 

Level Crossings and the Australian Level 
Crossing Assessment Model (ALCAM).  

proposed as part of the Te Rangihaeata site will 
improve safety at the existing rail crossing.   

Standard 4 Car and Cycle Parking and End of Trip facilities  

 

(b) Off-street parking for People with 
Disabilities 

Off-street car parking for people with disabilities 
must be provided in accordance with Section 5 
of the NZS 4121:2004 Design for Access and 
Mobility – Buildings and Associated Facilities. 

Can Comply. 
Provision of at least 4 accessible car parks can 
be provided on-site, with these designed to meet 
the dimension and marking requirements of 
NZS4121.  

 

(d) Car Parking Design Standards.  
Car parking spaces and facilities must comply 
with the requirements of AS/NZS 2890.1:2004 
Parking Facilities Off-street car parking. 

Can Comply.  
Parking spaces will be marked to comply with 
the dimension requirements of AS/NZS2890.1 
and will be formed to an appropriate surface.  

 

(e) Cycle Parking and End of Trip Facilities 
For all activities in new buildings and developments 
(including the redevelopment of existing buildings), 
cycle parking and showers must be provided in 
accordance with the minimums stated in Table 4-2. 
 
Table 4-2: Minimum Cycle Parks and Showers 

Number of 
Staff 
Members 

Number of 
Cycle Parks 

Number of 
Showers 

1-5 0 0 

6-10 1 1 

10 or more 1 per 10 staff 
members 

1 per 100 staff 
members 

* The number of staff members is the maximum 
number of full or part time staff members on the 
site at any one time. 

Can Comply. 
The 145 staff expected on-site triggers a need 
for 15 on-site cycle parks, which can be readily 
provided along with a minimum of 2 showers. 
The cycle parks will be designed as per 
requirements stated under Standard 4(e). 

Standard 5 Loading and Unloading  

 

a) Loading and Unloading Requirements for Non-
Residential Activities. 
For non-residential activities the number of loading 
spaces to be provided on-site must not be less than 
that shown in Table 5-1. 
Table 5-1: Minimum Loading Space Requirements 

Gross Floor 
Area 

Number of 
Spaces 

Minimum 
Design Vehicle 

Up to 500m2 Nil - 

501 - 1000m2 1 Small Rigid 
Vehicle 

1001 - 
3000m2 1 Medium Rigid 

Vehicle 
Greater than 
3000m2 1 Heavy Rigid 

Vehicle 

Loading facilities must be designed, constructed, 
and maintained in accordance with AS 
2890.2:2002 Parking facilities Part 2: Off-street 
commercial vehicle facilities, based on the 
minimum vehicle design stated in Table 5-1. 

Complies. 
The development proposal includes >5,000m 
GFA of industrial activity, and therefore is 
required to provide a loading bay capable of 
accommodating a Heavy Rigid Vehicle.  
The proposal plans include a number of on-site 
(un)loading areas designed to accommodate a 
variety of service vehicles (including HGVs and 
truck trailer units) that will visit the site, to match 
anticipated requirements and growth forecasts. 

 
As shown, the proposal plans align well with the traffic and transport provisions of the District Plan in satisfying the 
relevant standards, noting that the proposed design for the Benmore Crescent and Te Rangihaeata site private road 
extension deviates from the NZS4404 typology in only providing a footpath on one side of the road (rather than two). 
This is considered appropriate since development sites will only front the roads eastern side (noting the only site to the 
west is separated from the road by an established stream), with these arrangements having been developed in 
collaboration with the Council. 
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Since the development plans provide for an industrial activity involving >5,000m² GFA, the proposal triggers the High 
Trip Generator Threshold under Rule 14A 5.1(c), and as such the preparation of a Transport Assessment is required to 
examine any traffic and parking impacts that may be generated by the development on the adjacent road network. This 
TER (and related Te Rangihaeata TAR) has been prepared to examine and describe the traffic operation of the 
proposed WMNZ development and its associated impacts on the adjacent transport network, and concludes the 
associated demands can be safely and appropriately accommodated with the proposed Te Rangihaeata roading 
infrastructure and associated improvements in place at the Manor Park Road intersection.  
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7 Conclusion 
Waste Management New Zealand (“WMNZ”) proposes to develop a new waste handling and processing facility on one 
of the sites to be created from a consent application to establish three separate tenancies across the wider site referred 
to as ‘Te Rangihaeata’. 
 
The proposed WMNZ Resource Recovery Park will serve a number of functions including as a waste transfer station 
and recycling processing operation and will be used by a combination of WMNZ and contractors’ trucks, as well as 
accommodating some public visits. 
 
Access to the Site is proposed via a new private road that will be developed through the wider Te Rangihaeata site 
connecting off Benmore Crescent, with both these roads developed to a standard suitable for accommodating the full Te 
Rangihaeata traffic. The roading infrastructure will also provide a continuous footpath connection between the Site and 
the Manor Park rail station, as well as providing access to the adjacent Hutt River (walking and cycling) Trail. 
 
The scale of traffic generated by the proposed facility (which draws from existing vehicle movement data at other 
established WMNZ sites), involves existing volumes of approximately 600 vehicles per day, with these volumes forecast 
by WMNZ to increase to 870vpd by 2040. An assessment of the impacts of these development trips on the adjacent 
Benmore Crescent / Manor Park Road tee-intersection shows that development Site traffic (plus traffic associated with 
the full build-out of the Te Rangihaeata site) can be adequately accommodated, with the roading upgrades proposed as 
part of the Te Rangihaeata transport infrastructure works. 
 
The level of parking proposed at the Site will fully accommodate demands generated by the various on-site activities, 
without the need to rely on kerbside parking external to the Site. 
 
Overall, it is assessed that there is no traffic engineering reason which would preclude the granting of consent for the 
proposed development.  
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Appendix A  Proposed WMNZ Site Layout 
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Appendix B  Te Rangihaeata ‘Tenancy 
Development’ Transportation Assessment 
Report 

 
  



 

 

 
 
 
 
 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
  

Te Rangihaeata ‘Tenancy Development’ 
 

Transportation Assessment Report 
PREPARED FOR ROSCO ICE CREAM LIMITED | NOVEMBER 2022 
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1 Introduction 
Rosco Ice-cream Limited is seeking consent to develop a parcel of land between State Highway 2 (“SH2”) and the Hutt 
Rail Line, in Manor Park, for future tenancies. The proposal area extent (the “Site”) has an overall footprint of 
approximately 13.2-hectares, and is intended to be developed for a least three tenants.  
 
Whilst the current application seeks only to provide roading and civil infrastructure for the Site, this report includes 
detailed analysis of the likely future use of the Site (which includes a concurrent application for a resource recovery park 
on Area 1), to provide a robust assessment of the transport impacts and infrastructure improvements that are proposed 
to accommodate the anticipated Site traffic. 
 
Vehicle and pedestrian access to the Site will be achieved via Benmore Crescent, which is an existing cul-de-sac 
connecting to the wider road network at its northern end via a priority-controlled tee-intersection with Manor Park Road. 
It is intended to upgrade the current Benmore Crescent formation and subsequent intersection with Manor Park Road, to 
a standard capable of accommodating the future traffic expected at the Site. Improvements to the adjacent Manor Park 
Road level crossing are also proposed, which have been developed in collaboration and agreement with KiwiRail.  
 
This report considers the transportation effects of the activities envisaged to occupy the Site, and includes assessment 
of the Site connection arrangements to the external network, details of the proposed Site layout and internal movement 
network, expected Site traffic generation, a high-level review of the relevant Hutt City District Plan (“District Plan”) 
provisions, and consideration of rail, walking and cycling connectivity. A full concept design of the upgraded Benmore 
Crescent / Manor Park Road intersection and adjacent rail crossing has been developed as part of this resource consent 
application, and is presented in this report.  
 
Based on the assessment undertaken herewith, and subject to the proposed network improvement works being 
implemented on Benmore Crescent and Manor Park Road, it is concluded that the proposed development of land to 
provide for future permitted uses, a resource recovery park, and other activities that could reasonably obtain a 
discretionary resource consent at the Site, will not cause adverse safety or capacity effects on the local transport 
network that cannot otherwise be managed and mitigated. Further, the Site’s location immediately adjacent to the 
regional SH2 road corridor and established grade separated interchange with State Highway 58 (“SH58”), and good 
established proximate rail link and active mode connectivity for staff commuting purposes, ensure a good transport 
outcome. 
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2 Site Location and Transport Environment 
2.1 Site Location  
Figure 2-1 shows the location of the Site, in the context of the surrounding transport environment.  
 

 
Figure 2-1 : Aerial Photograph of Site 

As shown in Figure 2-1, the development area is bounded by SH2 to the west and the Hutt Rail Line to the east. Access 
to the development area is achieved via Benmore Crescent, which is a no exit street running generally north-south 
through the Site and connects with Manor Park Road (to the north) via a priority tee-intersection. Manor Park Road in 
turn connects with the SH2 / SH58 grade separated interchange (“Interchange”) to the north of the development Site. 
 
The local roading arrangements are illustrated in the aerial photograph included at Figure 2-2, which shows the current 
layout of the Benmore Crescent / Manor Park Road intersection adjacent to the Manor Park Road level crossing. 
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Figure 2-2: Adjacent Roading Arrangements 

Further characteristics of the adjacent roads are provided in Table 2-1. 

Table 2-1: Adjacent Road Characteristics 

Characteristic Manor Park Road Benmore Crescent State Highway 21 

Average Daily Traffic (ADT) 1,500 400 30,000 

Road Hierarchy Access Road Access Road Regional Road 

Carriageway Width 9.2m 9m 20m 

Speed Limit 50kph2 50kph 100 kph 

 
As shown, traffic volumes on Manor Park Road include existing flows of 1,500 vehicles per day (“vpd”), whilst Benmore 
Crescent carries an estimated 400vpd. Such volumes are commensurate with the ‘Access Road’ classifications for each 
and represent the primary property access function they serve.  
 
The existing roading characteristics on Manor Park Road at the Benmore Crescent intersection are illustrated in the 
photograph included at Figure 2-3.  
 

 
 
 

1 SH2 at Haywards Interchange 
2 Some 15m east of the Level Crossing, Manor Park Road reduces to 40kph  
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Figure 2-3 : View South on Manor Park Road towards Benmore Crescent Intersection (Google Earth) 

Sightlines for traffic turning at the intersection extend approximately 60m to the north (towards the Interchange) and 
>100m to the east (across the level crossing), thereby satisfying the minimum Stopping Sight Distance3 (“SSD”) 
requirement of 55m for 50kph design speeds, noting that in practice operating speeds for vehicles approaching the 
Benmore Crescent intersection on Manor Park Road from the Interchange are less than the posted speed 50kph limit, 
given the radius of the bend evident in Figure 2-3.  
 
The photograph provided at Figure 2-4 below illustrates the carriageway environment on Manor Park Road to the east 
of the Benmore Crescent intersection and shows details of the adjacent level crossing. 
 

  
Figure 2-4 : View along Manor Park Road over the Rail Level Crossing towards the Benmore Crescent 
Intersection 

 
 
 
3 Austroads Guide to Road Design Part 3: Geometric Design, 2016 – Table 5.5, based on reaction time of 2-seconds 
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The Site is currently zoned ‘General Rural’ under the District Plan as illustrated in Figure 2-5, with the adjacent areas 
being zoned a mixture of General Business, General Recreation, with some Residential. 
 

 
Figure 2-5 : Current District Plan Zoning 

2.2 Existing Traffic Patterns 
To inform the traffic analysis undertaken for this assessment, a full day classified turn count was undertaken at the 
Benmore Crescent / Manor Park Road intersection during a typical week (outside of school holidays) in July 2021, to 
capture the current traffic patterns on these adjacent streets. Figure 2-6 illustrates these recorded daily traffic profiles. 
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Figure 2-6 : Weekday Daily Traffic Volumes on Adjacent Road Network 

As shown, volumes on Manor Park Road (between Benmore Crescent and the Interchange) peak at around 130-140 
vehicles per hour (“vph”) during the AM and PM peaks. By comparison, traffic volumes on Benmore Crescent indicate 
peaks of around 40-50vph, with approximately one third of this being Heavy Goods Vehicles (“HGVs”), reflecting the 
existing industrial nature of those activities currently served by Benmore Crescent. Overall, traffic generated by activities 
located along Benmore Crescent (primarily the Downer Group works depot) account for around a third of all traffic 
movements on Manor Park Road adjacent to the Interchange.  
 
Further details of the peak hour turning movements at the Benmore Crescent / Manor Park Road intersection are 
illustrated in the diagrams included at Figure 2-7 and Figure 2-8, for the AM and PM peak hours, respectively. 
 

 
Figure 2-7 : Existing AM Peak Hour Traffic Flows 
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Figure 2-8 : Existing PM Peak Hour Traffic Flows 

As can be expected, almost all turning movements at Benmore Crescent are right turn in / left turn out trips to and from 
the Interchange. 

2.3 Road Safety 
A search of the Waka Kotahi NZ Transport Agency’s ‘Crash Analysis System’ (“CAS”) database has been undertaken 
for the purposes of reviewing the road safety in the vicinity of the Site. The search area included Manor Park Road from 
the Interchange to 50m past the rail crossing, inclusive of the Benmore Crescent intersection, for the most recent 
complete five-year period (2017-2021). The search area is shown in Figure 2-9 below. 
 

 
Figure 2-9 : Crash Study Area Extent 
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There has been one reported crash within the search area between 2017-2021, involving a vehicle turning into Manor 
Park Road off the Interchange losing control and colliding with the edge safety barrier. The crash was recorded as non-
injury (i.e., damage only). A review of any accidents occurring to date in 2022 shows no reported crashes.   
 
The crash record does not indicate there are any existing safety issues on the immediate road network in the vicinity of 
the Manor Park Road / Benmore Crescent intersection that provides access to the Site. 

2.4 Sustainable Transport 
The closest bus stops to the Site are located on the eastern side of the Hutt River, for which there are no local crossing 
opportunities to connect with the Site. 
 
A footpath located on the northern side of Manor Park Road connects through to the Manor Park rail station, as shown 
by the green line within the detail of Figure 2-10. The Manor Park Station lies on the Hutt Valley Line (Wellington – 
Upper Hutt). Trains operate from this station at a 20-minute frequency between 6:20am to 6:30pm, and half hourly 
between 6:30pm and 11:30pm. As part of the Site development, it is proposed to construct a footpath along Benmore 
Crescent and pedestrian crossing facility on Manor Park Road across the railway line, which would enhance the 
pedestrian connection between the Site and the train station. 
 

 
Figure 2-10 : Rail and Active Mode Connections in Transport Network 

A series of cycle routes and shared paths serve the surrounding area, as shown in Figure 2-10. These include the Hutt 
River Trail (western side) immediately adjacent to the Site, which is an unsealed shared path that connects the end of 
Benmore Crescent with the Hutt Valley to the south. 
 
Overall, the Site has good access to the key public transport train services on the Hutt Valley Line, via the nearby Manor 
Park rail station, and is served by established shared path connections which link with the suburbs to the south. These 
facilities provide good opportunities for staff to travel to/from the Site by means other than private car. 

2.5 Recent Network Changes 
Council has recently completed the Hutt Rail Trail (western side) connection from York Avenue (close to the Manor Park 
rail station) to Silverstream Bridge, to the north. This now facilitates walking and cycling connections between the Site 
and suburbs to the north and east (via the Silverstream Bridge).  
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3 Proposed Tenancy Development 
The Site, comprising a total useable development area of approximately 10-hectares, is to be developed for three 
tenancy areas. Although tenants have not yet been confirmed for all areas, development of the Site for a range of 
permitted rural and some commercial activities is envisaged, including a resource recovery park (that is subject to a 
separate resource consent application).  
 
The proposed access strategy for the Site includes the upgrade of the Manor Park Road / Benmore Crescent tee-
intersection, along with improvements to the existing portion of Benmore Crescent that extends into the Site, to 
appropriately accommodate the increased traffic and heavy vehicle movements generated to and from the developed 
Site. A right-turn bay is proposed to be added on Manor Park Road with associated carriageway widening, along with 
improvements to the adjacent Manor Park Road level crossing.  
 
A tenancy plan has been developed for the Site, as included at Appendix A, and provides details of the lease area 
boundaries and supporting transport infrastructure. In terms of Site access, the current Benmore Crescent carriageway 
is to be widened and upgraded, with a separate footpath provided to accommodate pedestrians. The section of Benmore 
Crescent between the Manor Park Road intersection and the Site boundary is proposed to remain as vested road, from 
which point the road will continue southwards at an equivalent formation as a ‘common private road’ through the Site 
and provide access to each of the tenancies.  
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4 Stakeholder Liaison 
4.1 Waka Kotahi Transport Agency 
Early discussions were held with Waka Kotahi regarding assessment of the associated transport impacts of the 
proposed Site development, on the operation of the State Highway Interchange. These discussions confirmed that on 
the basis there are no knock-on queuing effects arising from the increased traffic movements at the Manor Park Road / 
Benmore Crescent intersection, then no assessment or modelling of the Interchange operation would be required. 
 
As set out in Chapter 8, the detailed SIDRA assessment of the upgraded Manor Park Road / Benmore Crescent 
intersection performance with the Site’s future development traffic added, demonstrates there will be no material 
queuing or delays which could interact or cause queues to extend back to the Interchange. 

4.2 KiwiRail 
The Hutt Valley Line level crossing on Manor Park Road is situated approximately 10m east of the Benmore Crescent 
intersection. Whilst the development of the Site will not generate any material increase in vehicle trips over the level 
crossing itself, the proposed improvement works to incorporate a right turn bay at the adjacent Benmore Crescent tee-
intersection requires widening of the Manor Park Road carriageway, which in turn will have an impact on the established 
layout of the level crossing.  
 
Accordingly, Stantec has engaged with KiwiRail on both the land use changes triggered by the proposed Site 
development, as well as the proposed Manor Park Road intersection improvement works, in relation to the associated 
impacts on the adjacent level crossing. As part of this liaison, KiwiRail requested a ‘Level Crossing Safety Impact 
Assessment’ (“LCSIA”) be undertaken, to determine the current and future risk.  
 
The LCSIA subsequently completed by Stantec identified the existing level crossing arrangement fails to satisfy 
‘Criterion 1’ (which requires all level crossings to achieve either a ‘medium’ or ‘medium-low’ risk). Notwithstanding, the 
LCSIA identified a series of recommended upgrades to improve the current crossing facility to mitigate future risk, 
including the provision of a formal pedestrian crossing facility that is currently lacking. With these improvements in place, 
the level crossing satisfies Criterion 1 with respect to pedestrians, but not for vehicles.   
 
In any situation where a level crossing fails to meet Criterion 1, a requirement for a ‘So Far As Is Reasonably 
Practicable’ (“SFAIRP”) assessment is triggered. This SFAIRP must demonstrate why compliance is not achievable, and 
that the design of the level crossing achieves as much as is ‘reasonably practicable’ to mitigate the associated risks of 
not satisfying Criterion 1.  
 
The SFAIRP undertaken by Phil McQueen Consulting (independent of Stantec) in collaboration with KiwiRail and 
Council concluded that neither grade separation nor closure of the level crossing were reasonable or practicable 
measures, and that the design developed by Stantec that captured the recommendations set out in the LCSIA (and 
described in detail at Chapter 6), is appropriate. KiwiRail has subsequently accepted the SFAIRP conclusions and 
proposed intersection and level crossing upgrade design, and a signed copy of the report is included at Appendix B .   
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5 District Plan Assessment 
Given the proposed development site is zoned ‘General Rural’ within the provisions of the District Plan, development of 
the Site for roading and infrastructure is considered a ‘discretionary’ activity. In addition, compliance is required with the 
underlying zonings permitted activity standards and the ‘Engineering Design’ provisions captured under ‘Chapter 14A – 
Transport’ (related to access and transport infrastructure).  

An assessment of the proposed roading work’s compliance with the relevant transport Rules and Standards is set out in 
Table 5-1 below.  

Table 5-1: District Plan Compliance Assessment 

Reference Rule Assessment of Compliance 

Chapter 14A Transport 

14A.5.1 (c) 

Any activity that exceeds the high trip generator thresholds 
specified in Appendix Transport 2 is a Restricted Discretionary 
Activity. Discretion is restricted to: 

I. The effects of the activity on the transport network 
including impacts on on-street parking.  

An integrated Transport Assessment, prepared by a suitably 
qualified traffic engineer/planner, must be submitted within any 
resource consent application under this rule. 

Since the proposed activities 
would exceed the 500 vehicle 
trips per day (for ‘Any Activity 
not Listed Above’ in the 
Appendix Transport 2 – High 
Trip Generator Thresholds) it is 
considered a High Trip 
Generator, and this TAR has 
been prepared accordingly to 
assess traffic and transport 
related impacts associated with 
the proposed Site development. 

Chapter 14A Transport – Appendix Transport 1 Standards 

Standard 1 Standards for New Roads  

(b) Engineering Standards 

All roads must be designed and constructed in accordance 
with NZS4404:2010 Land Development and Subdivision 
Infrastructure. 

Technical Non-Compliance.  
The proposed upgrading of 
Benmore Crescent and new Site 
access road have been 
designed to meet the standards 
set out in NZS4404 in terms of 
carriageway width, as described 
at Chapter 8. Given tenancies 1 
and 3 only front the eastern side 
of the road, a footpath is 
proposed on this side only, 
rather than on both sides as 
envisaged by NZS4404. 
Tenancy 2 will achieve its 
pedestrian access from the 
north end, with a crossing facility 
to the eastern footpath. These 
road and footpath design 
arrangements, as proposed, 
have been developed in 
collaboration with the Council 

(c) Service Lanes, Private Ways, Pedestrian Accessways and 
Walkways: 

Service lanes, private ways, pedestrian accessways and 
walkways must be designed and constructed in accordance 
with Section 3 of NZS 4404:2010 Land Development and 
Subdivision Engineering, except that Table 2-1 replaces the 
formation requirements for private ways detailed in NZS 4404. 

(Note: Table 2-1 refers to ‘residential activities’, and therefore 
does not apply to the proposed Site use).   

 

Complies. 
The proposed new Accessways 
and active mode infrastructure 
has been designed to satisfy the 
requirements of NZS4404. 
Further detail on the proposed 
Site movement network 
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 arrangements is set out at 
Chapter 9.  

Standard 2 Site Access and Manoeuvring Area  

 

(a) Vehicle Access (excluding separation distances from 
intersections) 

No more than two separate crossings for any front site. The 
total width of such crossings must not exceed 50% of the road 
frontage. 

There must be a separation distance of at least 1 meter 
between crossings measured at the kerb / carriageway edge.  

 

Site access must be designed and constructed in accordance 
with Section 3 of AS/NZS2890.1:2004 Parking facilities Part 1: 
Off-street car parking.  

 

 

Where a vehicle access serves three or more dwellings, it 
must have a minimum width of 4 meters to allow for the service 
vehicles.  

 

Existing Use Rights 
The Site has frontage to the end 
of Benmore Crescent and the 
formation extends into the Site 
as if it was an extension of the 
public road.  

Can Comply. 
Access to each individual 
tenancy will be designed to meet 
the standards set out in 
AS/NZS2890.1. 

 
Does Not Apply. 
No residential development will 
be provided for within the 
development. 

 

(b) Separation Distances from Intersections and Rail Level 
Crossings.  

The distance between new vehicle accesses and all 
intersections must be at least: 

• National or Regional: 30m 

• Arterial or Primary Collector: 20m 

• Secondary Collector: 15m 

• Access Road: 10m 

The distance between new vehicle accesses and all rail level 
crossings must be at least 30m. 

These distances are to be measured between the intersecting 
points of the site boundaries as shown in Diagram 2-1 below, 
and also apply to new vehicle accesses on the opposite side of 
the road from an intersection. 

 

 
 

Can Comply. 
The proposed new vehicle 
crossings providing access to 
the individual tenancies can 
achieve the required 10m 
separation from the Benmore 
Crescent intersection at Manor 
Park Road. 

 
Does not Apply.  
No new vehicle accesses are 
proposed to Manor Park Road, 
which accommodates the 
closest level crossing to the Site.  
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(c) Manoeuvring Area 

Sufficient area must be provided for vehicles to stand and 
queue and make all necessary manoeuvres without using the 
public road reserve, and without using the area provided for 
parking, servicing, loading or storage purposes.  
 
Sufficient area must be provided to allow all vehicles to enter 
and exit the site in a forward direction except where the access 
is to a single dwelling and accesses an Access, Secondary 
Collector or Primary Collector Road.  
 

 
   
Can Comply. 
Provision can be made within 
each of the tenancies to ensure 
vehicles stand, queue and 
manoeuvre without using the 
access road or internal parking / 
loading areas, and to also enter 
/ exit tenancies in a forward 
direction.  
 

As shown, the tenancy plan for the Site as proposed, has been designed to satisfy the relevant access and roading 
standard provisions of the District Plan, noting that whilst the proposed design for the Benmore Crescent and internal 
access road extension deviates from the NZS4404 typology in only providing a footpath on one side of the road (rather 
than two), this is considered appropriate since Area 2 to the west is separated from the road by an established stream 
and can be served by a crossing facility at its northern end to connect with the footpath on the eastern side of Benmore 
Crescent. These arrangements have been developed in collaboration with the Council. 

Since the proposed Site development and future use will result in the generation of more than 500 vehicle trips per day 
(under the category ‘Any activity not specifically listed above’ in Appendix Transport 2 – High Trip Generator 
Thresholds), the proposal triggers the High Trip Generator Threshold under Rule 14A 5.1(c). As such, the preparation of 
a Transport Assessment is required to examine the transport impacts that may be generated by the development on the 
adjacent road network. This TAR has been prepared accordingly to assess the transport impacts of the proposed site 
development and associated effects on the adjacent transport network, and concludes that the demands can be safely 
and appropriately accommodated with the proposed roading infrastructure and associated improvements in place at the 
Manor Park Road intersection. 
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6 Site Access 
6.1 Manor Park Road / Benmore Crescent Intersection 
As described earlier at Section 2.1, access to the Site is achieved via the current Benmore Crescent tee-intersection 
with Manor Park Road. At present, vehicles turning right on Manor Park Road to access Benmore Crescent are required 
to wait within the through traffic lane, noting that with the modest traffic volumes currently turning at the intersection this 
is seen as an acceptable operation.  
 
The development of the Site will trigger an increase in turning traffic volumes, such that it is appropriate to widen the 
carriageway in this location to provide for a dedicated right turn bay, to allow right turning vehicles to wait clear of 
through traffic on Manor Park Road.  
 
Figure 6-1 below shows the proposed intersection upgrade which involves the widening of Manor Park Road to create a 
right turn bay for traffic accessing Benmore Crescent and the development Site, along with upgrades to the adjacent 
level crossing. Further details of the intersection upgrade are provided by the drawings included in Appendix C. These 
concept designs are currently being further developed to provide a package of engineering drawings for review and 
approval by Council, KiwiRail and Waka Kotahi, separately from this resource consent application, and for subsequent 
physical works tender. 
 

 
Figure 6-1: Manor Park Road/ Benmore Crescent intersection upgrade 

Drawing from the detailed traffic modelling described later at Chapter 8, the design has been developed to provide 
sufficient queuing capacity to accommodate the forecast demand for right turning vehicles into Benmore Crescent at 
peak times, once the Site is fully developed. Accordingly, the proposed right turn bay and flush median allows for two 
semi-trailers to queue and wait without blocking the eastbound through lane on Manor Park Road. In addition to 
provisioning for the right turn bay, the proposed widening of Manor Park Road also allows for simultaneous right turn 
in/left turn out movements to/from Benmore Crescent. 
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6.2 Manor Park Road Level Crossing 
As intimated earlier, Stantec has undertaken a LCSIA at the Manor Park Road level crossing. A number of associated 
recommendations were identified in the LCSIA, including: 

• provision of a formal pedestrian path over the rail crossing on the southern side of Manor Park Road; 
• provision of additional fencing along the rail corridor to prevent pedestrians crossing outside of the designated area; 

and 
• installation of median islands on each of the Manor Park Road approaches, to prevent vehicles driving around the 

rail barrier arms.  

These recommendations, which have been accepted by KiwiRail as part of the SFAIRP, have been incorporated into the 
proposed intersection design and stand as a significant improvement to the current arrangements. 
 
In addition to improving safety for vehicles at the crossing, the upgrade works provide for the current Manor Park Road 
footpath to be extended to connect with Benmore Crescent, and will include a formalised safe pedestrian route across 
the rail crossing. A new section of footpath will also be constructed on the south side of Manor Park Road to the east of 
the level crossing that will connect with the Hutt River Trail, and also provide for those people who choose to walk 
between the Site and the nearby Manor Park rail station. 
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7 Forecast Site Traffic Generation 
An assessment of the proposed Site traffic generation has been undertaken based on a combination of industry 
standard sources and operational data for anticipated rural ancillary or commercial type activities, including a resource 
recovery park (that is subject to a separate resource consent application) to be operated by Waste Management NZ 
(“WMNZ”).  
 
Whilst future tenants for all areas are yet to be confirmed, information provided by WMNZ who are expected to occupy 
Area 1 that comprises approximately 58,000m² (>50% of the development area), has been used to inform the overall 
development traffic forecasts. This WMNZ data, derived from a combination of their existing sites around the region 
includes a 20-year future growth allowance, and indicates peak hour and daily traffic generation (two-way) of 180vph 
and 870vpd (at year-20).  
 
For the balance of the Site which comprises a total combined operational area of approximately 46,500m², trip 
generation rates reported for a combination of commercial activities (as defined in the District Plan) included in the 
industry standard NZTA Research Report 453 ‘Trips and Parking Related to Land Use’ (“RR453”) have been adopted, 
which indicates peak hour and daily generation of 410vph and 2,020vpd.  It is considered these generations are at the 
upper end of what could be expected for future activities in this location and, as such, represent a generous level of 
traffic activity compared with other lesser uses that could establish on the Site. 
 
The resultant forecast peak period and daily traffic generations for the total Site development, including expected HGV 
volumes, is summarised in Table 7-1 below.  

Table 7-1: Forecast Development Site Traffic Generation 

AM PM 
Daily 

Total HGV Total HGV 

590 197 590 82 2,900 

 
Under this scenario, peak hour flows in the order of 600vph and daily traffic movements of 2,900vpd are expected. 
These volumes have been carried forward to the traffic analysis presented in the next chapter. 

7.1 Trip Distribution  
With respect to trip distribution, it is anticipated Site traffic would route via a mixture of SH2 north / south and SH58, with 
the adjacent grade-separated interchange including more than adequate capacity to accommodate these movements, 
as confirmed through liaison with Waka Kotahi.  
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8 Assessment of Traffic Effects 
With development traffic associated with the proposal Site connecting to the network at Manor Park Road, an 
assessment of the performance of the Benmore Crescent / Manor Park Road intersection has therefore been 
undertaken.  
 
The intersection has been modelled using the industry-recognised SIDRA intersection analysis software, for the ‘base’ 
(existing traffic volumes as shown earlier in Figure 2-7 and Figure 2-8 ) and for the ‘with Site development’ traffic 
identified earlier at Table 7-1 added to the network. It is noted that the ‘development’ traffic has been modelled assuming 
the intersection improvements works described earlier at Chapter 6 are in place.  
 
The SIDRA software analyses intersection capacities, vehicle delays and vehicle queuing, to give an indication of the 
expected intersection performance. It calculates a number of performance indicators including the following: 
Level of Service4 (“LoS”), based on delay to motorists, graded A (excellent performance) to F (poor performance); and 
average delay (seconds / vehicle), defining delay to the typical motorist.  
 
The resultant LoS and delays by each approach is set out in Table 8-1 and Table 8-2, for the weekday AM and PM peak 
hours, respectively. 

Table 8-1 : SIDRA Traffic Modelling Summary AM Peak 

Approach Movement 
Base Development* 

Delay (s) LOS Delay (s) LOS 

Manor Park 
Road (North) 

Through - A - A 

Right 4.8 A 4.9 A 

Benmore 
Crescent 

Left 4.9 A 5.1 A 

Right 6.4 A 11.5 B 

Manor Park 
Road (South) 

Left 3.0 A 3.0 A 

Through - A - A 
*Intersection Improvement Works in place 
 

Table 8-2 : SIDRA Traffic Modelling Summary PM Peak 

Approach Movement 
Base Development* 

Delay (s) LOS Delay (s) LOS 

Manor Park 
Road (North) 

Through 0.1 A - A 

Right 5.1 A 5.4 A 

Benmore 
Crescent 

Left 4.8 A 4.8 A 

Right 6.5 A 11.6 B 

Manor Park 
Road (South) 

Left 3.0 A 3.0 A 

Through - A - A 
*Intersection Improvement Works in place 

 
 
 
4 Level of Service (LOS) is a six-level grading system for intersection performance (A to F), where Level A represents totally 
uncongested operation with minimal delays and queues, and Level F represents highly congested operation with long delays and 
extensive queuing 
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The above analysis confirms site observations that the intersection is currently operating well, at LoS A on all 
approaches and turning movements during both the AM and PM peak hours. The intersection continues to perform well 
with good Levels of Service with the proposed Site fully developed. 
 
Sensitivity testing of the intersection performance with the proportion of heavy vehicle traffic to and from Benmore 
Crescent increased from 33% to 50%, showed no substantive change in the above results. 
 
Overall, the assessment shows that with subsequent full development of the Site and the installation of intersection 
improvements as proposed, there will remain adequate capacity at the immediate connection to the external network to 
accommodate the forecast development traffic, whilst maintaining good Levels of Service. With little delay and queuing 
at this Site access intersection, there will be will no knock-on effects of development traffic on the adjacent Interchange 
which is expected to continue to perform well, as confirmed by Waka Kotahi.  
 



 

Rosco Ice Cream Limited // Benmore Crescent Tenancy Development            19 
 

9 Internal Site Design 
9.1 Proposed Movement Network 
Details of the proposed movement network for the Site are illustrated in the plan included at Appendix A. As shown, 
access to the Site will be achieved via Benmore Crescent, which is proposed to be upgraded to an appropriate standard 
that will accommodate the transport demands generated by the proposed Site development. The initial section of 
Benmore Crescent between the Manor Park Road intersection to the Site boundary is intended to remain vested as 
public road. From here, the road will continue as a common private road providing access to each of the proposed 
tenancy areas.  

9.1.1 Road Formation 
The current formation of Benmore Crescent includes an 8-9m wide carriageway and, apart from the section in the 
immediate vicinity of the Manor Park Road intersection, has no kerb and channel. A view of the existing Benmore 
Crescent formation is shown in Figure 9-1 below. 
 

 
Figure 9-1: Benmore Crescent, view from Manor Park Road 

In determining a suitable carriageway cross-section for the proposed public section of Benmore Crescent and 
connecting private access road extension, the District Plan5 points to the industry standard NZS4404:2010 ‘Land 
Development and Subdivision Infrastructure’ (“NZS4404”), which provides guidance on road formations depending on 
the land use activities they serve. Road Type ‘E17’ within Table 3.2 of NZS4404 indicates that for suburban ‘Make and 
Move’ development areas which include a primary freight access function, 2 x 4.2m wide traffic lanes and 1.5m wide 
footpaths on both sides of the carriageway are appropriate. Further detail of the NZS4404 road classification ‘E17’ is 
provided in Figure 9-2 below. 
 

 
 
 
5 Chapter 14A: Transport ‘Standard 1 – Standards for New Roads’ (b) 
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Figure 9-2 : NZS4404 Road Classification 

With the proposed internal road only sharing frontage to tenancy areas on its eastern side (noting Area 2 to the west is 
separated from the road by an established stream), it is assessed that the provision of a footpath on the eastern side of 
the road only would be appropriate in this case. 
 
These road and footpath arrangements have been discussed with Council and deemed appropriate. 
 
Accordingly, the tenancy plan provides for the current Benmore Crescent alignment to be upgraded to the NZS4404 
standard ‘E17’ described above, with the private access road extending off this continuing at an equivalent formation to 
provide access to each of the tenancy areas. Approximately 40m south of the transition from Benmore Crescent to the 
new private access road, a formed access leg will serve Area 2.  A 25m diameter turning head, to facilitate turning of 
traffic (including trucks), is proposed at the southern end of the new access road adjacent to the entrance to Area 1.  
 
With the exception of the initial portion of the access road which negotiates a gentle bend in the vicinity of the Area 2 
access leg, the roading alignment through the Site is generally straight and level, allowing for adequate sightlines to be 
achieved at the future accessways. 
 
As identified earlier (and illustrated in Figure 2-10), a number of walking and cycling routes exist within the vicinity of the 
Site, including a footpath on Manor Park Road leading to the nearby rail station, and provision for access to the Hutt 
River Trail (western side) from Manor Park Road.  As part of the recommended improvement works at the Benmore 
Crescent / Manor Park Road intersection and adjacent level crossing described earlier, the current Manor Park Road 
footpath is to be extended to connect with Benmore Crescent and will include a formal pedestrian route across the rail 
crossing. 
 
The proposed redevelopment of Benmore Crescent and construction of the new access road through the Site will 
include a footpath along the full length, providing for access to and through the development area. Cyclists accessing 
the Site from Benmore Crescent will be able to share the carriageway, with the widened cross section formed to an 
appropriate width for cyclists to safely use the shoulder. 

9.2 Individual Tenancy Access 
The proposed Site layout has been designed with consideration of achieving appropriate access to each tenancy off the 
internal access road, noting these can be located to ensure adequate sightlines are achievable along the carriageway at 
driveway interfaces. Access to Area 2 will be able to be designed to intersect with the access road at an appropriate 
angle to ensure safe operation and appropriate sight distances for turning vehicles.  
 
In addition, the District Plan provisions under Standard 2 that relate to minimum access separation from intersections; 
restricting accessways to no more than two per site; providing for vehicles to queue and stand clear of the road reserve; 
and enabling ‘forward in’ and ‘forward out’ manoeuvring (to remove the need for reversing to/from the street), can all be 
practically met and demonstrated at subsequent consent stage.  

9.3 Parking Design and Demand 
Recent changes to the National Planning Framework and District Plan have removed any requirements to provide on-
site carparking. Notwithstanding this, given the larger area of the proposed tenancies relative to the typically lower 
density of staff anticipated to be employed by future activities, it is expected that provision for sufficient on-site parking 
will be achievable. Such details will be properly addressed at subsequent consent stages.  
 
It is noted that within NZS2890.1 there are differing parking and manoeuvring dimension requirements depending on 
whether the car parking is to be assigned to casual (e.g. visitor) or regular (e.g. staff) users. Car parking areas can be 
designed in accordance with these varying standards. 
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The District Plan requires that parking for mobility permit holders should be provided and designed in accordance with 
Section 5 of NZS 4121:2004 Design for Access and Mobility – Buildings and Associated Facilities. There is no reason 
why sufficient space within the development areas to accommodate these requirements cannot be made, again with 
such details captured at resource consent. 

9.4 Cycle Parking and End of Trip Facilities 
Chapter 14, Standard 4 (e) of the District Plan sets out requirements for the provision of cycle parking and end of trip 
facilities. These requirements are based on the number of staff, and are summarised in Table 9-1 below. 

Table 9-1 : District Plan Cycle Parking Requirements 
Number of 
Staff members 

Number of 
Cycle Parks 

Number of 
Showers 

1-5 0 0 

6-10 1 1 

10 or more 1 per 10 staff 
members 

1 per 100 
staff 

members 
 
Additionally, any cycle parking facilities must meet a series of minimum standards around design and location. As with 
car parking, there is sufficient space within the tenancy areas to achieve these requirements. 

9.5 Loading and Servicing 
Chapter 14, Standard 5 (b) of the District Plan sets out minimum requirements for on-site loading and unloading 
provision for non-residential activities, as shown in Table 9-2.  

Table 9-2 : District Plan Loading Zone Requirements 

Gross Floor 
Area 

Number of 
spaces 

Minimum 
Design 
Vehicle 

Up to 500m2 Nil - 

501 to 1,000m2 1 Small rigid 
vehicle 

1,001-3,000m2 1 Medium rigid 
vehicle 

Greater than 
3,001m2 1 Large rigid 

vehicle 
 
Again, given the size of the tenancy areas created, sufficient provision to accommodate the required on-site (un)loading 
areas is achievable, as a minimum. In addition to the requirements identified above, it is recommended that during the 
design phase the specific loading requirements (e.g. frequency of loading operations, size of truck, etc) of each activity 
proposed are carefully considered so that appropriate loading and unloading facilities are provided. This consideration 
should also extend to internal circulation routes and driveways that heavy vehicles would be required to use. Such detail 
will again be appropriately captured at subsequent resource consent. 
 
 
 



Rosco Ice Cream Limited // Benmore Crescent Tenancy Development           22 
 

10 Conclusions 
Rosco Ice-cream Limited is seeking consent to develop an approximately 13.2-hectare area of land between SH2 and 
the Hutt Rail Line in Manor Park for future tenancies. Subsequent future tenancies of the Site are intended to provide for 
a range of rural ancillary and commercial activities, including a resource recovery park.  
 
Access to the Site is via Benmore Crescent, an existing cul-de-sac road connecting to the wider road network via a 
priority-controlled tee-intersection at Manor Park Road. As part of the development works it is intended to upgrade 
Benmore Crescent and its subsequent intersection with Manor Park Road, to provide the necessary widening to 
incorporate a right turn bay for traffic entering the Site (via Benmore Crescent), as well as deliver improvements to the 
adjacent level crossing, including providing a safe footpath connection between the Site and nearby Manor Park rail 
station.  
 
Analysis of the proposed traffic generation and modelling of the Benmore Crescent / Manor Park Road intersection 
confirm that, with the proposed upgrade works in place, the intersection and immediate road network can appropriately 
accommodate the forecast traffic volumes associated with the Site’s subsequent development and likely future activities. 
 
The Site’s proximity to the established grade-separated Interchange at SH2/SH58 provides an ideal connection to these 
regional transport corridors, whilst the location of the Manor Park rail station within walking distance of the Site provides 
a convenient public transport connection for staff, as an alternative to private vehicle travel.  

The Site’s internal movement network has been designed in accordance with the District Plan and the industry 
standard NZS4404, and to accommodate the quantum and type of transport demands expected to be generated by 
the future tenants.  

Overall, and based on the assessment of the type of activities that would be established at the Site, the proposed Site 
development can be supported from a traffic engineering and transport planning perspective.  
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Appendix A  Tenancy Plan Layout 
 





 

 Rosco Ice Cream Limited // Benmore Crescent Tenancy Development           25 
 

Appendix B  SFAIRP Report 
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Appendix C  Benmore Crescent / Manor 
Park Road Intersection Upgrade 
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NOTES

ROAD MARKINGS AND SIGNS

SERVICES

1. ALL SIGNS AND MARKINGS SHOULD BE IN ACCORDANCE WITH TCD / MOTSAM

1. PIPES, CABLES AND OTHER UTILITIES ON THIS DRAWING ARE BASED ONLY ON READILY
AVAILABLE RECORD PLANS AND OTHER INFORMATION. THIS INFORMATION MAY NOT BE
COMPLETE, ACCURATE NOR UP TO DATE. PRIOR TO CARRYING OUT ANY EXCAVATION
OR OTHER PHYSICAL WORKS, CONTRACTORS SHALL OBTAIN THE LATEST INFORMATION
FROM UTILITY PROVIDERS AND CARRY OUT DETAILED EXPLORATORY WORK, TRACING,
LOCATING, PROTECTION AND ALTERATIONS AS ARE REQUIRED UNDER NZS 3910 CLAUSE
5.13.

2. FOR 'EXISTING SERVICES' PLEASE REFER TO C200 SERIES DRAWINGS.

SURVEY
1. COORDINATES ARE IN TERMS OF NZGD 2000 (WELLINGTON).
2. HEIGHTS ARE IN TERMS OF WELLINGTON DATUM 1953.
3. ORIGIN OF LEVELS:

MARK NAME PIN I SO 497033.
REDUCED LEVEL 31.522m
SOURCE LINZ GDB

4. THE CONTRACTOR IS RESPONSIBLE FOR THE LOCATION AND PROTECTION OF ALL
SURVEY MARKS AND THEIR OFFSET POSITIONS.

GENERAL
1. CADASTRAL BOUNDARIES ARE INDICATIVE ONLY AND TO BE VERIFIED BY SURVEY.
2. ALL DIMENSIONS IN METRES UNLESS OTHERWISE NOTED.
3. WRITTEN DIMENSIONS TAKE PRECEDENCE OVER SCALED DIMENSIONS. ANY

DISCREPANCY SHALL BE REFEREED TO THE ENGINEER.
4. ALL LOCATIONS OF HYDRAULIC STRUCTURES TO BE CONFIRMED ON SITE.

BARRIERS
1. ALL ROAD SAFETY BARRIER SYSTEMS ARE TO BE IN COMPLIANCE WITH NZTA M23 AND

RELEVANT NZTA STANDARD DRAWINGS.
2. INSTALL ALL ROAD SAFETY BARRIER SYSTEMS IN ACCORDANCE WITH THE

MANUFACTURERS REQUIREMENTS.
3. EXISTING ROAD SAFETY BARRIERS TO BE RECOVERED, CHECKED FOR  DAMAGE AND

REUSED WITH NEW FIXING HARDWARE AS APPROPRIATE.
4. REFER TO EXISTING SERVICE SERIES C200 FOR EXPECTED SERVICE LOCATIONS
5. ALL BARRIERS TO BE INSTALLED WITH ASSOCIATED DELINEATION IN ACCORDANCE WITH

WAKA KOTAHI TM-2014

SERVICES LEGEND

WELLINGTON ELECTRIC 400V

WELLINGTON ELECTRIC 11kV

VODACOM

VODACOM (PLANNED) - POSSIBLY OBSOLETE

SEWER TRUNK MAIN

WATER

POWERCO GAS

CHORUS (INFO TO BE SOURCED)

STMSTMSTMSTMSTM

GGGG

WTRWTRWTRWTRWTR

CHR CHR CHR

400V400V400V400V400V

VOD VOD VOD

11kV11kV11kV11kV11kV
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YOU DIG
DIAL BEFORE

WARNING
BEWARE OF UNDERGROUND SERVICES

PLAN
500 @ A1SCALE 1 :

BENMORE CRESCENT

STATE HIGHWAY 2

MANOR PARK ROAD

MARY HUSE G
ROVE

TE RANGIHAEATA BUSINESS PARK

MANOR PARK STATION

SH2/SH58

SERVICES SHOWN ARE FROM READILY
AVAILABLE GIS INFORMATION
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LEGEND

ROAD SURFACING

NEW SPLITTER  ISLANDS /

NEW GRASS VERGE

NEW CONCRETE PATHWAY

NEW KERBING SM/STD

NEW MASH TL-3 W-BEAM BARRIER

NEW MASH TL-3 BARRIER END TERMINAL

CADASTRAL BOUNDARY

DESIGNATION BOUNDARY

CUT/FILL BATTERS

NEW/RELOCATED SIGN

BI-DIR. WHITE RRPM'S

MONO-DIR. WHITE RRPM'S

MONO-DIR. RED RRPM'S

LINE MARKING
ANNOTATION LEGEND:

- - - - - - - -( )-

W = WHITE
G = GREEN
Y = YELLOW

C = CONTINUOUS
I  = INTERMITTENT
B = BAR

LINE WIDTH
(mm) LENGTH

OF GAP (m)
LENGTH
OF LINE (m)

 RL = REFLECTORISED
          AND LONG LIFE

ALL LINE MARKINGS AND SIGNS TO BE IN
ACCORDANCE WITH MOTSAM AND TCD

NOTES

1. ALL SIGNS AND MARKINGS AND RRPM'S
MUST BE IN ACCORDANCE WITH TCD /
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GENERAL ARRANGEMENT
MANOR PARK ROAD - MC01
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REFER TO SERIES C200 FOR LIGHTING

RELOCATE CABINET

RELOCATE SIGN

RELOCATE SIGN

EXISTING FOOTPATH TO BE REMOVED
AND REINSTATED WITH TOPSOIL AND HYDROSEED
EXTENTS OF REMOVAL CH99 TO CH126

SIGN TO BE RELOCATED
"OVERHEAD POWER WARNING"

NEW 1.5m WIDE
CONCRETE FOOTPATH

NEW STANDARD
KERB AND CHANNEL

SIGN TO BE RELOCATED
"WX31"

REFER TO SERIES C200 FOR LIGHTING

YI-100-RL (1-1)

NEW SEMI-MOUNTABLE KERB AND CHANNEL

REFER TO DRAWINGS 200-C***

NEW SEMI-MOUNTABLE KERB AND CHANNEL

NEW MASH TL-3 W-BEAM
ON DRIVEN POSTS

TIE IN NEW W-BEAM
WITH EXISTING W-BEAM

RELOCATE CABINET

WC-100-RL

WB-900-RL

WC-100-RL

WI-100-RL (1-3)

WC-300-RL

WC-100-RL

WB-600-RL

NEW 1.5m WIDE CONCRETE FOOTPATH

YI-100-RL (1-1)
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LOW HEIGHT (<0.3m) RETAINING
DETAILS T.B.C.
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SUPERELEVATION

CHAINAGE

CUT/FILL

EXISTING LEVEL

DESIGN LEVEL

DATUM RL 31.00 

MC02 - LONGITUDINAL SECTION
SCALES - HZ  1:250

VT  1:50

LEGEND

LINE MARKING
ANNOTATION LEGEND:

- - - - - - - -( )-

W = WHITE
G = GREEN
Y = YELLOW

C = CONTINUOUS
I  = INTERMITTENT
B = BAR

LINE WIDTH
(mm) LENGTH

OF GAP (m)
LENGTH
OF LINE (m)

 RL = REFLECTORISED
          AND LONG LIFE

ALL LINE MARKINGS AND SIGNS TO BE IN
ACCORDANCE WITH MOTSAM AND TCD

NOTES

1. ALL SIGNS AND MARKINGS AND RRPM'S
MUST BE IN ACCORDANCE WITH TCD /
MOTSAM

ROAD SURFACING

NEW SPLITTER  ISLANDS /

NEW GRASS VERGE

NEW CONCRETE PATHWAY

NEW KERBING SM/STD

NEW MASH TL-3 W-BEAM BARRIER

NEW MASH TL-3 BARRIER END TERMINAL

CADASTRAL BOUNDARY

DESIGNATION BOUNDARY

CUT/FILL BATTERS

NEW/RELOCATED SIGN

BI-DIR. WHITE RRPM'S

MONO-DIR. WHITE RRPM'S

MONO-DIR. RED RRPM'S
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NOT APPROVED

NEW 1.5m WIDE CONCRETE FOOTPATH

NEW STD KERB AND CHANNEL
NEW 1m KERB TRANSITION
STD TO SEMI MOUNTABLE

RE-INSTATE EXISTING HEAVY VEHICLE CROSSING

PLAN
250 @ A1SCALE 1 :

NEW VEHICLE CROSSING
WI-100-RL (3-7)

NEW MASH TL-3
LEADING END TERMINAL

TIE-IN TO BE CONFIRMED
WITH BUSINESS PARK

BENMORE CRESCENT

TE RANGIHAEATA BUSINESS PARK

SH2/SH58

MAN
OR 

PA
RK
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OAD

NEW STD KERB AND CHANNEL

jajordaan
Callout
Yellow

jajordaan
Callout
Background
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BENMORE CRESCENT

STATE HIGHWAY 2

MANOR PARK ROAD

MARY HUSE G
ROVE

TE RANGIHAEATA BUSINESS PARK

MANOR PARK STATION

SH2/SH58

LEGEND

NOTES

1. PAVEMENT DESIGN AND EXTENTS ARE TO
BE CONFIRMED

NEW ROAD PAVEMENT

NEW CONCRETE ISLANDS/PATH

NEW PAVEMENT/SURFACING OVER RAIL

PAVEMENT DESIGN T.B.C,
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A

B

INSTALL NEW HALF BARRIER ARM FOUNDATION,
BARRIER ARM COLUMN, HALF BARRIER, FLASHING
LIGHTS AND LOW NOISE BELL. INSTALLED BY OTHERS.

NEW FENCING

INSTALL NEW FLASHING
LIGHTS BY OTHERS

INSTALL NEW
1.5m WIDE  FOOTPATH
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1 Introduction
Waste Management New Zealand Ltd (Waste Management) is proposing to construct and operate a
waste transfer facility off Benmore Crescent, Manor Park, Lower Hutt.

Tonkin & Taylor Ltd (T+T) has been engaged to provide an acoustic assessment for the construction
and operation of this facility. The work is conducted in accordance with our agreement dated 18 July
2022.

The planned Waste Management site will include operational facilities, office and maintenance
buildings, and carparking for Waste Management trucks and staff vehicles. The operational facilities
include a recycling transfer station, a construction and demolition waste recycling facility, and a
materials recovery facility.

These services are currently offered at two sites in Seaview, Lower Hutt. The development of this
facility will combine all services in a single location.

The site location is shown in Figure 1.1.

Figure 1.1: Location of proposed Waste Management site

Wider Manor
Park site
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2 Performance standards

2.1 Hutt City District Plan

The area to be occupied by Waste Management NZ is zoned General Rural in the HCDP. Properties
nearby are zoned General Residential, General Recreational, General Business, and General Rural.

The relevant noise standards are set out in Rule 14C of the HCDP. The objective of the noise rules is
stated as:

To maintain or enhance the amenity value of all activity areas by ensuring that the adverse
effects of excessive noise on the environment are avoided or mitigated.

The policies guiding the development of the HCDP rules are:

a To recognise that background noise levels are markedly different throughout the city.
b To recognise that acceptable noise levels will vary according to the nature of the principal

activities occurring within activity areas.
c To ensure that residential activity areas are protected by establishing appropriate noise levels

at the interface between residential activity areas and non-residential activity areas.
d That maximum noise levels are established within each activity area to ensure that amenity

values are protected.
e To make provision for those situations where there has already been considerable history to

the establishment of specified noise conditions.
f To recognise that noise levels may be different through a construction phase.
g To recognise that Noise Management Plans may be appropriate to manage matters beyond

those addressed in this District Plan.

The noise standards of Rule 14C are:

14C 2.1 Permitted Activity – Conditions

In all Activity Areas

(c) The noise levels shall be measured in accordance with NZS 6801:1991 “Measurement of
Sound”, and assessed in accordance with NZS 6802: 1991 “Assessment of Environmental
Sound”. The noise level is the L10 descriptor, as defined in NZS 6801:1991.

(d) The lower levels shall apply between the commencement of the lower level on a Saturday
evening and Monday morning, and Public Holidays, unless otherwise specified.

(f) All construction, demolition, and maintenance work shall comply with NZS 6803P
‘Measurement and Assessment of Noise from Construction, Maintenance and demolition
work”.

The site is zoned as General Rural, therefore the following permitted activity noise standards apply:

14C 2.1.10 General Rural Activity Area

All non-residential activities must not exceed the conditions as specified, measured anywhere
beyond the site on which the activity takes place:

Maximum 50 dBA 7:00 am – 10:00 pm

Maximum 40 dBA 10:00 pm – 7:00 am



3

Tonkin & Taylor Ltd
Waste Management NZ - Manor Park - Acoustic Assessment
Waste Management NZ

31 October 2022
Job No: 1015081 v1

2.2 NZS 6803:1999

HCDP permitted activity noise standard 14C 2.1(f) requires that all construction, demolition, and
maintenance work shall comply with NZS 6803P “Measurement and Assessment of Noise from
Construction, Maintenance and Demolition Work”. The provisional version of NZS 6803 has been
replaced with the 1999 version of the Standard.

The construction noise limits of NZS 6803:1999 are detailed in Table 2.1 and apply at 1 m from the
façade of residential dwellings. Normal construction hours are highlighted. It would be unusual for
construction work to occur outside these hours.

Table 2.1: Construction noise limits for residential dwellings taken from Table 2 of NZS
6803:1999

Time of week Time period Duration of work

Up to 14 calendar
days

Between 2 weeks
and 20 weeks

Greater than 20
weeks

LAeq LAmax LAeq LAmax LAeq LAmax

Weekdays 6:30 am – 7:30 am 65 75 60 75 55 75

7:30 am – 6:00 pm 80 95 75 90 70 85

6:00 pm – 8:00 pm 75 90 70 85 65 80

8:00 pm – 6:30 am 45 75 45 75 45 75

Saturdays 6:30 am – 7:30 am 45 75 45 75 45 75

7:30 am – 6:00 pm 80 95 75 90 70 85

6:00 pm – 8:00 pm 45 75 45 75 45 75

8:00 pm – 6:30 am 45 75 45 75 45 75

Sundays and
public
holidays

6:30 am – 7:30 am 45 75 45 75 45 75

7:30 am – 6:00 pm 55 85 55 85 55 85

6:00 pm – 8:00 pm 45 75 45 75 45 75

8:00 pm – 6:30 am 45 75 45 75 45 75

3 Project criteria

3.1 Noise

Construction is anticipated to last longer than 20 weeks and be undertaken throughout the hours of
7:30 am – 6:00 pm Monday to Saturday. The applicable construction noise limits are included in
Table 3.1. Construction noise limits apply at the 1 m from the façade of any occupied dwelling.

Table 3.1: Construction noise limits during regular hours

Hours of construction Noise limit

Monday to Saturday
7:30 am to 6:00 pm

70 dB LAeq(15min)

85 dB LAmax

Works outside of these hours will be required to comply with the limits for works greater than 20
weeks in duration in Table 2.1.
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Operation of the facility will be required to comply with the rural zone limits in the HCDP. The
permitted activity limits for this zone are included in Table 3.2. Operational noise limits apply at the
notional boundary of any occupied dwelling. The notional boundary is up to 20 m from the closest
point of the dwelling, but not beyond the property boundary.

Table 3.2: Operational noise permitted activity limits

Zone Noise limit Hours

General Rural 50 dB 7:00 am – 10:00 pm

40 dB 10:00 pm – 7:00 am

3.2 Vibration

There are no vibration limits in the HCDP. Standard practice in New Zealand is to use the vibration
guideline levels in German vibration standard DIN 4150-3:1999. These guidelines, as reproduced in
Table 3.3, when applied to residential buildings relate to the potential for vibration to cause
cosmetic damage. Vibration is only a concern during construction of the proposed development.

Table 3.3: Project vibration limits

Line Type of structure

Vibration at the foundation at a
frequency of

Vibration at
horizontal plane of

the highest floor

1 Hz to
10 Hz

10 Hz to
50 Hz

50 Hz to
100 Hz All frequencies

2
Dwellings and buildings of similar design
and/or occupancy 5 mm/s

5 to 15
mm/s

15 to 20
mm/s 15 mm/s

4 Existing environment
The existing noise environment is dominated by SH2 (sometimes referred to as the Western Hutt
Road, or the Hutt Expressway). Trains on the Hutt rail line will create isolated noise events with
elevated noise levels at the residential properties on Mary Huse Grove.

The nearest residential receivers are on Mary Hulse Grove, to the east of the site. The closest being
number 27; approximately 45 m from the nearest corner of the site. The nearest receivers to the
south are on High Street, approximately 230 m from the southern border of the site. There are no
sensitive receivers in the vicinity to the west or north.

The nearest sensitive receivers on Mary Huse Grove, and two receivers representative of the closest
receivers on High Street are identified in Figure 4.1.
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Figure 4.1: Location of nearest receivers

5 Operations

5.1 Site details

A plan of the facility is shown in Figure 5.1 and includes:

 Recycling transfer station
 Materials recovery facility
 Construction and demolition waste recycling
 Workshop
 Office facilities
 Truck wash
 Parking

The Transfer Station will operate between 7 am and 6 pm 7 days per week. Outside of those hours
some heavy vehicles will leave site from the parking area. The bulk of heavy vehicle movements

27-31 Mary
Huse Grove

1397 High
Street

1404 High
Street
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during night-time hours will be within 6 am and 7 am. The site will be open at all hours for staff
parking on the western edge of the site by Western Hutt Road (SH2).

It is anticipated that an average day will see 604 vehicle movements, including 275 light vehicle and
329 heavy vehicle movements.

Most movements will occur during daytime hours. Over the night-time period some heavy vehicles
will leave the parking area following the path closest to the western site boundary, i.e. furthest from
the closest residential receivers. Staff who arrive in personal vehicles between 10 pm and 7 am will
access staff carparking directly, without following the route around the RTS Operations workshop,
which would take them closer to the receivers.

There will be some additional operations from small industrial vehicles such as forklifts and bobcats.
These are expected to operate within buildings and on the concrete pad. The contribution of these
to the total noise situation would be negligible.

Figure 5.1: Site plan
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5.2 Noise level data

Likely operational noise levels are listed in Table 5.1 and Table 5.2.

Table 5.1: Noise levels from site operations

Activity Noise source Source data

Data source Sound pressure level
at 10 m - LpA

Modelled
sound power -
LWA

Transfer Station Front-end loader Technical datasheet
(Case 521G)

74 dB 102 dB

Small excavator
(24t)

BS5228-1
Table C.8 (10)

59 dB 87 dB

Materials
recovery facility

Baler BS5228-1
Table C.8 (4)

80 dB 108 dB

Electric materials
handler

Technical datasheet
(Liebherr)

74 dB 102 dB

Construction and
demolition waste
recycling

Incline conveyer BS5228-1
Table C.10 (21)

76 dB 104 dB

Electric materials
handler

Technical datasheet
(Liebherr)

74 dB 102 dB

Workshop Internal - General
operation areas

Sherwin, 1996.
Accessed from
ACC.co.nz

55 – 71 dB1 99 dB

Truck wash and
bin wash

Pressure washer Technical datasheet
(Karcher HD 6/15)

62 dB 90 dB

General site
activities

Electric forklift
Electric bobcat

BS52280-1
Table D.7 (96)
T+T Library

77 dB
76 dB

Not modelled,
likely
operating in
buildings

1Internal sound pressure level

Table 5.2: Noise levels from vehicles on site

Period Activity Noise source Source data

Data source Sound pressure level
at 10 m - LpA

Modelled
sound power
- LWA

daytime Trucks
accessing RTS

WM truck at
24/hour

Measured 74 dB (per truck)
(max from passby)
LWA 107 dB

116 dB
@ 10km/h

Light vehicles
accessing RTS

Utes at 17/hour T+T Library 70 dB (per ute)
LWA 98 dB

110 dB
@10km/h

Trucks
accessing
parking

WM trucks at
7/hour

Measured 74 dB (per truck)
(max from passby)
LWA 107 dB

110 dB
@10km/h
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Light vehicles
accessing
parking

Utes at 7/hour T+T Library 70 dB (per ute)
LWA 98 dB

106 dB
@10km/h

Night-
time

Trucks
leaving
parking

WM trucks at
peak of 12
movements
between 6am and
7am

Measured 74 dB (per truck)
(max from passby)
LWA 107 dB

116 dB
@10km/h

Light vehicles
accessing
parking

Utes at 8/hour T+T Library 70 dB (per ute)
LWA 98 dB

107 dB
@10km/h

6 Construction
The site will need to be cleared, new buildings constructed, and parking areas paved. The expected
phases of construction, plant used, and predicted noise levels are detailed in Table 6.1.

Table 6.1: Phases and associated noise levels

Stage or Phase Noise source Source data

Data source Sound pressure
level at 10 m - LpA

Duty cycle over
15-minutes

Site clearance Excavator 20t Library 74 dB 80%

Trucks Library 72 dB 80%

Bulldozer Library 76 dB 80%

Chainsaw Library 68 dB 50%

 Earthworks Bulldozer Library 76 dB 80%

Excavator 20t Library 74 dB 80%

Trucks Library 72 dB 80%

Roller Library 78 dB 80%

 Paving Asphalt paver + tipper lorry BS5228 75 dB 100%

Construction of
buildings

Hand tools (rattle gun) Library 65 dB 80%

General works Library 67 dB 100%

Mobile crane Library 73 dB 50%

The two largest sources of vibration during general construction projects are piling and vibratory
rolling. Piling is not anticipated for this site. If it is required as part of foundation construction, it is
unlikely to be perceptible at any receivers due to the distance of the site buildings from the nearest
residences.

Vibratory rolling may be required during earthworks. Prior measurements showed the vibration on a
concrete foundation from a vibratory roller was approximately 1.6 mm/s Peak Particle Velocity (PPV)
at 20 m from the works.
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7 Predicted noise levels

7.1 Operation

Operational noise levels have been modelled using the industry standard software SoundPlan 8.2. In
order to assess compliance during the daytime and night-time hours two scenarios were assessed:

 Daytime operation – All plant operating including transfer station and vehicles on site.
 Night-time peak operation – limited Waste Management vehicles leaving/parking and light

vehicles of staff arriving and parking.

The daytime scenario accounts for all mobile plant in the operational buildings operating
continuously over a full daytime period alongside vehicle movements on site.

The night-time scenario is based on the expected number of workers arriving on site by light vehicle
during the busiest 15-minutes between 6 am and 7 am, and the advised number of heavy vehicles
leaving site parking between 6 am and 7 am.

Noise levels were calculated at the closest three properties on Mary Huse Drive and two indicative
properties on High Street, as shown in Table 7.1.

Table 7.1: Worst-case operational noise levels at nearby receivers

Address 27 Mary Huse
Grove

29 Mary Huse
Grove

31 Mary Huse
Grove

1397 High
Street

1404 High
Street

Daytime 46 dB 48 dB 46 dB 36 dB 37 dB

Night-time 25 dB 27 dB 26 dB 30 dB 28 dB

Operational noise levels are compliant with Rule 14 C 2.1.10 during both the daytime and night-time
period.

A noise survey undertaken by T+T in March 2022 showed that background noise levels on and
around Mary Huse Grove fluctuated around 45-51 dB(A) when measured during one of the quietest
periods of the day for motorway traffic (12.40pm - 1.40 pm).

The anticipated noise levels due to operation of the site during the day will be similar to the existing
noise environment and the effects of the proposed development on nearby residential receivers are
considered reasonable.

7.2 Construction

Construction noise levels at the closest sensitive residential receiver, 27 Mary Huse Grove, have
been predicted. All works in each phase of construction are assumed to be operating concurrently at
the closest location to the property and therefore this represents a conservative estimate of the
maximum noise level which may be experienced.

All groundwork and site preparation phases are assumed to be active over the entirety of the site
and may be as close as 45 m to the property. Construction of the site buildings will be 90 m from the
property at the closest point.

The estimated noise levels from each phase are provided in Table 7.2.
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Table 7.2: LAeq(15 min) at the closest sensitive receiver (27 Mary Huse Grove) during construction

Phase of construction Site clearance Earthworks Paving Construction of
buildings

LAeq(15min) at facade 67 dB 69 dB 65 dB 54 dB

Construction noise levels are compliant with NZS 6803 as experienced at the closest property during
all phases of work. All more distant receivers will also comply with the 70 dB daytime noise limit.

Calculated noise levels do not account for topographical features. Therefore, actual noise levels are
likely to be lower due to the noise screening from the rail bund.

It is unlikely that vibration from the construction activities will be perceptible at the nearest
residential properties.

8 Summary
Waste Management is proposing to construct and operate a waste transfer facility off Benmore
Crescent, Manor Park, Lower Hutt.

Construction of the facility is required to comply with the noise limits contained within NZS
6803:1999. A conservative assessment of noise during the expected construction phases
demonstrated that the noise levels will comply with these limits at the closest property. All other
properties will experience lower noise levels.

This site is currently zoned General Rural and to be a permitted activity the operations have to meet
the rural zone noise limits during the day and at night. A noise model of the site operation was
developed and modelled noise levels at all nearby residential properties comply with the General
Rural zone noise limits. Operation of the site complies with the permitted activity noise standards.

9 Applicability
This report has been prepared for the exclusive use of our client Waste Management NZ, with
respect to the particular brief given to us and it may not be relied upon in other contexts or for any
other purpose, or by any person other than our client, without our prior written agreement.

We understand and agree that our client will submit this report as part of an application for resource
consent and that Hutt City Council as the consenting authority will use this report for the purpose of
assessing that application.

Tonkin & Taylor Ltd
Environmental and Engineering Consultants

Report prepared by: Authorised for Tonkin & Taylor Ltd by:

.......................................................... ...........................….......…...............

Aaron Healy Chris Hillman
Acoustic Consultant Project Director

AAHE
T:\Wellington\TT Projects\1015081\1015081.1000\IssuedDocuments\20221031 Manor Park WMNZ Acoustic Assessment Final .docx
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20 January 2023 

 

 

Resource Consents Team 

Environmental Consents Division 

Hutt City Council 

Private Bag 31912 

Lower Hutt     5040 

 

Attention: Resource Consents Team 

 

 

Dear Sir/Madam, 

 

Resource Consent Application - 30 Benmore Crescent, Manor Park 
 

On behalf of the applicant, Rosco Ice Cream Ltd, we submit an electronic version of a resource 

consent application for earthworks at the above address. 

 

This application is made pursuant to section 88 of the Resource Management Act 1991, and 

incorporates all information required by Form 9 and Schedule 4 to the Act. 

 

Please issue an invoice for the processing fee deposit required by Council.  The applicant intends 

to make payment of the fee via internet banking.  We trust the attached information is satisfactory 

and look forward to your favourable response. 

 

If you have any further queries, please do not hesitate to contact me on (04) 472 2261. 

 

Yours faithfully 

Spencer Holmes Limited 

 

 

 

David Gibson 

Associate - Planning 

 

adg@spencerholmes.co.nz 

 

 

 
Enc: RC Appln 
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FORM 9 

APPLICATION FOR RESOURCE CONSENT UNDER SECTION 88 OF THE RESOURCE 

MANAGEMENT ACT 1991 

 

 

TO:  Hutt City Council 

  Private Bag 31-912 

  LOWER HUTT 5040 

 

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

• A land use consent:  For earthworks related to construction of roading and installation 

of civil infrastructure to serve future tenancies.  

 

2. Activity & Classification: 

 

The earthworks have been assessed as a restricted discretionary activity pursuant to rule 14I 2.2(a) 

of the District Plan. 

 

3. The location to which this application relates:  

 

Street Address: 30 Benmore Crescent, Manor Park 

 

 
Figure 1: Location Aerial - Extract from GRIP Maps 

 

4. The owner of the site is: - 

 

Section 1 SO 493901 (RT 738223) is owned by Te Runanga O Toa Rangatira Incorporated.  The 

Applicant has entered into a joint venture agreement with the owners. 

 

5. There are no other activities that are part of the proposal to which the application relates.  

Application 

Site 
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6. Are any additional resource consents are needed for the proposed activity.  

 

While the site is not listed on the GWRC SLUR register, a detailed site investigation (DSI) has 

been undertaken, which identified that the site has been subject to some historical activities 

included on the Hazardous Activities and Industries List (HAIL).   

 

We note that a previous land use consent application for bulk earthworks (RM220258) includes 

consent under the NES Contaminated Soil.   

 

Additionally, an application to GWRC will be made concurrently with this earthworks application.  

The GWRC Council application will include consents / permits for an urban development 

associated with earthworks over 3,000m2.  

 

7. Attached, in accordance with Clauses 6 & 7 of the Fourth Schedule of the Resource 

Management Act 1991, is an assessment of environmental effects in the detail that 

corresponds with the scale and significance of the effects that the proposed activity may have 

on the environment.  

 

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

 

9. Attached is an assessment of the proposal against Section 104(1)(b) Resource Management 

Act 1991 including any relevant objectives, policies or rules. 

 

10. Also attached is any information required to be included in this application by the District 

Plan, a Regional Plan, the Resource Management Act 1991, or any regulations made under 

that Act. 

 

The relevant assessment of environmental effects, proposal plans and other information required 

by the Hutt City District Plan are attached. 

 

 

 

        Rosco Ice Cream Limited 

        by their duly authorised agent 

         

         

        ................................................ 

        David Gibson for Spencer Holmes Limited. 

         

        Date: January 2023 

 

 

Address for Service:     All Invoices to: 

Spencer Holmes Limited    Rosco Ice Cream Limited 

Surveyors, Engineers & Planners   Attn: Richard Burrell 

PO Box 588       

WELLINGTON  6140      

 

Telephone: (04) 472-2261    029 244 1913 

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

 

 

1. Record of Title 

2. Site Layout Plans 

3. Earthworks Plans 

4. Civil Engineering Drawings  

5. Transportation Assessment 

6. Landscape & Visual Assessment 

7. Three Waters Infrastructure Assessment 

8. KiwiRail Consultation 

9. Waka Kotahi Consultation 

10. Iwi Consultation 

11. GWRC (Flood Protection) Consultation 

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

 

 

1 THE PROPOSAL 

1.1 Background 

 

The site was previously taken by the Crown in the 1950’s for railway and motorway purposes and 

more recently used in association with the upgrading of State Highway Two, which adjoins the 

property.  Upon completion of the highway works, the site was offered back to Ngati Toa Rangatira 

under their claims settlement.  Te Runanga O Toa Rangatira Inc. acquired the land in March 2020.  

Subsequently, the applicant and Te Runanga O Toa Rangatira Inc. have formed a joint venture to 

develop the land. 

 

The applicant has recently obtained land use consent to undertake bulk earthwork at the site under 

RM220258.  Regional consents have also been obtained for the bulk earthworks and culverts works 

at the site WGN230031[38481][38482][38483].  Additionally, a further application for various 

resource consents related to urban development associated with the earthworks will also be lodged 

with Greater Wellington Regional Council, concurrently with this application. 

1.2 Site History & Locality  

 

This site was originally part of the Hutt River valley floor and used for horticultural activities.  The 

original alignment of Dry Creek ran more directly (to the south-east) into the Hutt River.  The 

realignment of the Wairarapa Rail Line in the mid-1950s resulted in Dry Creek being diverted and 

realigned to run to the south-west and more parallel with the (now) State Highway Two (SH2).  

The original alignment of the Wairarapa Railway has now become an internal access road through 

the site.  A railway workers village was also established on the site in association with construction 

of the realignment of the Wairarapa Rail Line.  

 

By the 1970’s the southern portion of the site was being used for gravel and concrete batching 

associated with the construction of SH2.  The central area was still used for horticultural activities 

with a number of sheds and greenhouses.  The northern portion was occupied with a number of 

houses and cabins, which would appear to be from the railway workers village.  Some of the more 

substantial houses survived into the late 1980s.   

 

By the mid-1990s the buildings associated with the former railway workers village had been 

removed and various yard based industrial activities and sheds had established at the northern end 

of the property.  In particular, the area between the railway and the realigned Dry Creek has been 

cleared and was used for (we understand) the abrasive blasting and coating of steel. 

 

During late 1990’s and early to mid-2000’s various parts of the site on the eastern side of the 

realigned Dry Creek were filled substantially.  The remainder of the site is largely vacant, though 

a paintball recreational activity and related obstacles was established at the southern end of the site 

during this period.   

 

From the mid-2000’s to the mid-2010’s a number of medium sized industrial yard based activities 

had established at the northern end of the site off the end of Benmore Crescent. 

 

From 2015, construction of the Hutt Expressway and Manor Park / SH58 interchange began.  The 

various yard based activities continued until the expressway was completed.  
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An aerial photograph of the site circa 2021 is shown at Figure 2 below.  
 

 
Figure 2:  Aerial of Site – Extract from GRIP Maps 

1.3 Site Description 
 

The subject site is known as 30 Benmore Crescent, Manor Park and is located between State 

Highway Two (SH2) and the Wairarapa Rail Line, just to the south of the interchange with State 

Highway 58 and Manor Park Road.  To the south of the site is the Hutt River corridor (GWRC 

owned), which includes cycling / walking trails.  The works also involve off-site works within the 

legal road corridor of Benmore Crescent, Manor Park Road and within the Wairarapa Rail Line.  
 

As the site is bounded by transport routes and the Hutt River it does not have any adjacent private 

neighbours.  To the east, on the other side of the railway line there is a small enclave of residential 

properties on Mary Huse Grove. 
 

Dry Creek runs through the site for a distance of approx. 620m.  The average width of the stream 

is less than 3m within the site.   

1.4 Legal Description 
 

Section 1 SO 493901 (RT 738223) is owned by Te Runanga O Toa Rangatira Incorporated.  The 

property has an area of 13.2121 ha.  
 

A copy of the title is attached (Attachment 1).  Encumbrance 11676592.2 is registered on the title 

in favour of the New Zealand Transport Agency.  This encumbrance limits or specifies 

requirements for the follow on the site: 

• Noise sensitive activities. 

• Objections against state highway activities. 

• Restricting state highway activities. 
 

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

Application Site 
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1.5 Description of Proposal 

 

1.5.1 Proposed Lease Areas 

It is proposed to lease the site with three tenants initially.  The overall layout of the site and the 

lease areas is shown on Harris Architects plan 2028 Rev C included as Attachment 2. 

 

The term of the leases would be less than 35 years (including renewals), and thus does not require 

a subdivision consent.  We note that Lease Area 3 may be split into further sub-tenancies in the 

future.   

 

A private access road would be extended into the site from the end of Benmore Crescent to provide 

access to the lease areas.  A 25m wide corridor containing Dry Creek would be excluded from the 

lease areas.   

 

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

 
Table 1:  Subdivision Configuration 

Lease 

Area 
Area (ha) Description 

1 5.6901 
Lease site for proposed resource recovery park.  Accessed via private 

driveway from end of Benmore Crescent. 

2 2.4612 
Lease site for rural ancillary services on western side of Dry Creek.  

Accessed via private driveway from end of Benmore Crescent. 

3 2.0665 

Lease sites (3 or more) for rural ancillary services on eastern side of 

Dry Creek.  Accessed via private driveway from end of Benmore 

Crescent. 

 

 

1.5.2 Future Uses of Lease Areas 

In respect of Area 1, the applicant has entered into a heads of agreement with Waste Management 

Ltd to establish a resource recovery park.  A resource recovery park is a form of transfer station 

that is based around recycling and recovery of particular forms of waste.  While a transfer station 

is not a permitted activity, it is provided for as a discretionary activity under rule 8B 2.3(e).  

Therefore, the use of Area 1 for a resource recovery park is anticipated by the District Plan.  Waste 

Management Ltd are applying for a land use consent in respect of Area 1 to establish and operate 

a resource recovery park under a separate, but concurrent resource consent application.  

 

The intended use of Areas 2 & 3 is not known at this stage.  However, we note that rural ancillary 

activities and some commercial activities would be permitted.  In addition, we note that 

commercial recreation, visitor accommodation, cafes/restaurants, retirement villages and intensive 

farming operations are provided for as restricted discretionary activities by the District Plan.  

Therefore, Areas 2 & 3 could be utilised by a range of activities, albeit that some activities my 

need to be authorised by further resource consents.   

 

The permitted building coverage for the site is 1,000m2, which would be utilised by the proposed 

resource recovery park.  Therefore, any additional buildings within Areas 2 & 3 would also require 

further resource consents. 
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1.5.3 Benmore Crescent / Manor Park Road 

Vehicle access to the site will be from the end of Benmore Crescent.  Benmore Crescent is a short 

street off Manor Park Road and the Manor Park access ramp for State Highway Two.   

 

It is anticipated that heavy vehicles will access the site, including trucks for the resource recovery 

park.  Therefore, widening of the intersection of Benmore Crescent and Manor Park Road is 

required.  Refer to the attached traffic report and intersection upgrade drawings by Stantec at 

Attachment 5.   

 

The intersection of Benmore Crescent and Manor Park Road is controlled by Lower Hutt City 

Council, while the access ramp for SH2 is under the control of Waka Kotahi.  The design of the 

intersection upgrade works have been undertaken in consultation with Waka Kotahi.  As SH2 is 

subject to a designation, the written approval of Waka Kotahi is required in accordance with 

section 176 of the RMA.  Consultation is currently underway with Waka Kotahi regarding details 

of the intersection and access ramp upgrade works.  It is anticipated that a formal approval from 

Waka Kotahi will be obtained in the near future and submitted before processing of this application 

is completed. 

 

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

 

1.5.4 Manor Park Road Level Crossing 

In conjunction with the upgrades to the intersection of Benmore Crescent and Manor Park Road, 

the level crossing over the Hutt Valley section of the Wairarapa Railway Line is also proposed to 

be upgraded.  Refer to the attached traffic report and level crossing upgrade drawings by Stantec.   

 

The upgrade works are required due to the widening of the nearby intersection of Benmore 

Crescent and Manor Park Road.  The works involve widening of the vehicle carriageway for the 

level crossing (which will include raised medians) as well as adding a separate pedestrian crossing 

point beside the level crossing.   

 

Stantec, on behalf of the applicant, has undertaken consultation with KiwiRail regarding the design 

of the proposed upgrade works.  This has resulted in a “so far as is reasonably possible” (SFAIRP) 

agreement being signed by KiwiRail in respect of the proposed upgrade works to the level 

crossing.  A so far as is reasonably possible approach is required as the level crossing and the 

proposed upgrades do not fully comply with the “level crossing risk assessment guidelines” 

(LCRAG).   

 

As the Wairarapa Railway Line is subject to a designation, the written approval of Kiwi Rail is 

required in accordance with section 176 of the RMA.  Consultation is currently underway with 

Kiwi Rail regarding the level crossing works.  It is anticipated that a formal approval from Kiwi 

Rail will be obtained in the near future and submitted before processing of this application is 

completed. 

 

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

 

1.5.5 Internal Driveway Access 

The initial section of the private driveway within the site will appear as an extension of Benmore 

Crescent.  The driveway will then form a ‘T’ intersection with a second driveway turning to the 

south-east, while the main driveway continues toward the south-west, over the upgraded culvert 
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crossing of Dry Creek and into Area 2.  This initial section of the driveway involves an 8.5m wide 

carriageway, 0.15m kerbs and with a 1.5m footpath on the eastern side.  

 

The second driveway runs around the south-eastern side of Dry Creek and extends approx. halfway 

down the site providing access to Areas 1 & 3.  This section of the driveway involves an 8.4m 

wide carriageway, 0.15m kerbs and with a 1.5m footpath on the eastern side. 

 

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

 

1.5.6 Civil Infrastructure Services 

The supply of three waters services to the site has been investigated by Vecta Ltd in their report 

included as Attachment 7. 

 

The Vecta report notes that the provision of a standard water supply network for the subdivision 

is not possible due the current restrictions within the existing reticulated water supply.  These 

restrictions include the small size of the existing reservoir (232m3) supplying Manor Park as well 

as restrictions due to pipe sizes in the network.   

 

1.5.6.1 Sewer 

A trunk sewer main (Ø825mm) runs through the site.  The trunk main passes under the railway 

line from the Mary Huse Grove area and passes under Dry Creek.  The trunk main then runs down 

the alignment of the existing access track on the western side of the stream.   

 

New shared private drains and public sewer mains will be installed for the proposed lease areas as 

shown on the civil engineering drawings included at Attachment 4.  The new sewage network for 

Areas 1 & 3 on the eastern side of Dry Creek would run down to the southern area of the site, 

where the sewer pipe would cross over the stream (via a pipe support bridging structure) to join 

the trunk main. 

 

1.5.6.2 Stormwater 

New private stormwater networks would be installed for the proposed lease areas.  There would 

be separate networks on each side of Dry Creek, which would discharge to the stream via 

specifically designed stormwater outlet systems.  The layout of the stormwater networks is shown 

on the civil engineering drawings included at Attachment 4.   

 

As large areas of the site would be sealed with impervious surfaces, the stormwater networks will 

include water sensitive design features to treat the quality of stormwater run-off for the discharge 

of stormwater from the site to Dry Creek.   

 

The waste management resource recovery park in Area 1 will utilise water harvesting and re-use 

for vehicle washdown and WC flushing.  This will require a number of above ground rainwater 

storage tanks, which will reduce the volume of stormwater discharged from the site.   

 

1.5.6.3 Water Supply 

A new watermain Ø200mm will be extended into the site from Manor Park Road, commencing on 

the eastern side of the railway line.  The new watermain would pass under the railway crossing 

and then run along Benmore Crescent to the site.  Within the site, the watermain would run down 

the private driveway.  The new water main would feed a number of storage tanks on each tenancy 

area to hold water for suppling potable water to the proposed lease areas and also for fire-fighting 

purposes.   
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Given the water supply limitations, the future buildings would require sprinkler systems, which 

would be fed from the on-site storage tanks. 

 

The on-site water storage tanks are an interim solution until such time as LHCC undertakes an 

upgrade to the Manor Park Reservoir and the local reticulated networks.  A financial contribution 

would be payable by the applicant toward the cost of the water network upgrades.  

 

1.5.7 Landscaping 

Landscaping around the periphery of the site will be undertaken as shown on the Boffa Miskell 

plans included as Attachment 6.  Riparian planting for restoration of Dry Creek would also be 

undertaken as recommended by Boffa Miskell.   

 

The landscaping proposal includes planting within the Hutt River Corridor owned by GWRC.  

Consultation is currently underway with GWRC’s Flood Protection team regarding details of the 

planting.  It is anticipated that a formal agreement from GWRC will be obtained in the near future 

and submitted before processing of this application is completed. 

1.6 Earthworks 

 

Bulk earthworks for the formation of useable areas and possible future building platforms have 

been approved under land use consent RM220258.   

 

Additional earthworks related to the construction of roading and installation of civil infrastructure 

to facilitate future tenancies of the site are required to form the internal access roads, upgrade 

Benmore Crescent and the intersection with Manor Park Road, upgrade the level crossing over the 

Wairarapa Railway Line as well as install drainage and other servicing infrastructure.   

 

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

1.7 Flooding 

 

The District Plan indicates that the site is subject to inundation.  We also note that permitted 

standard 8B 2.1.1(q) only allows buildings to be located on land above RL28.0 msl. 

 

The northern and western areas of the existing site are generally above RL28.0.  Nevertheless, the 

applicant has engaged River Edge Consulting Ltd to undertake a flooding analysis of the site.  As 

a result River Edge have undertaken new modelling of the Hutt River, which indicates that there 

would be limited flooding of the lower areas of the site and that the 440 year flood level (including 

freeboard) is much lower than RL28.0.  

 

Nevertheless, the proposed bulk earthworks under RM220258 would elevate the site so that it is 

not subject to flooding from the Hutt River or Dry Creek.  A flooding report by River Edge 

Consulting was attached to the bulk earthworks application.  This flooding report also assessed the 

flooding potential from Dry Creek and found that the site (following the completion of bulk 

earthworks) would not be inundated by Dry Creek.   
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2 PLANNING PROVISIONS 

2.1 Zoning 

 

The site is located in the General Rural Activity Area.  The Wellington Faultline Study Area 

passes through the site.  Part of the site is shown to be within the secondary river corridor of the 

Hutt River.  In addition, parts of the site are subject to the State Highway and Railway Corridor 

Buffer Overlays.  

 

The TNZ 3 designation lies to the west covering the Haywards Interchange on State Highway 2 

and which is shown to extend up to 6.5m into the site for distance of approx. 140m.  The TNZ 3 

designation also covers the intersection of Benmore Crescent and Manor Park Road.  The NZR 3 

designation for the Wairarapa Rail Line adjoins to the east and covers the Manor Park level 

crossing.   

 

 
Figure 3:  Site Zoning – extract from LHCC Online District Plan Maps 

2.2 Compliance with District Plan Standards 

 

2.2.1 Earthworks 

Earthworks (additional to those under RM220258) are required to provide the roading and civil 

infrastructure needed for future use of the site.  Specifically, these earthworks are related to the 

construction of the private road to access the future tenancy areas, as well as undertaking upgrades 

and widening of the existing section of public road within Benmore Crescent and its intersection 

with Manor Park Road.  Earthworks are also required for trenching to install sewage and 

stormwater drainage, water supply and other services.  Some further earthworks are required for 

Application Site 
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the construction of an upgraded level crossing over the Wairarapa Railway Line for the Manor 

Park Road crossing.   

 

The earthworks for the private access road involves disturbance of an area of 4,800m2 and 

changing the ground level by up to 0.6m vertically for excavation and 0.3m vertically for filling.  

The volume of these earthworks is approximately 650m3.   

 

The earthworks for the upgrades to the public road (Benmore Crescent and Manor Park Road) 

involves disturbance of an area of 2,870m2 and changing the ground level by up to 0.9m vertically 

for excavation and 1.2m vertically for filling.  The volume of these earthworks is approximately 

620m3.   

 

Therefore, a land use consent as a restricted discretionary activity under rule 14I 2.2(a) is required 

for the proposed earthworks to exceed a quantity of 50m3. 

2.3 NES on Soil Contamination 

 

The National Environmental Standard for Assessing and Managing Contaminants in Soil to Protect 

Human Health (the NES) came into force on 1 January 2012.  Regulation 5(7) outlines the land to 

which the NES applies.  That is, the NES applies to land where a HAIL activity is, has or is more 

likely to have been undertaken on the piece of land. 

 

Consequently, there are two issues that need to be considered for the proposed works.  Firstly, has 

there been a HAIL activity undertaken on the site?  If not, the NES does not apply.  Secondly, even 

if there has been a HAIL activity on the site, the NES only applies to that part of the site where the 

Hail activity was/is undertaken (i.e. “the piece of land”). 

 

With respect to the first matter, the site is not listed on the GWRC’s Selected Land Use Register 

(SLUR).  The SLUR lists sites where a HAIL activity is known to have been undertaken.   

 

Nevertheless, a Detailed Site Investigation (DSI) has been undertaken over the site by Engeo Ltd.  

The DSI confirmed some historical HAIL activities at the site, and soil testing identified some 

elevated levels of some heavy metals and polycyclic aromatic hydrocarbons (PAH).  However, the 

levels of these contaminants are at acceptable levels for the use of the site for commercial / 

industrial activities.  The DSI report was submitted for the bulk earthworks application 

(RM220258) and resource consent approved under the NES.   

 

The activities to which the NES applies are outlined at Regulations 5(2) – 5(6).  These activities 

include removing a fuel storage system (Subclause 2), soil sampling (Subclause 3), disturbing the 

soil (Subclause 4), subdivision (Subclause 5) and changing the use of a site to a use where the site 

may cause harm to human health (Subclause 6).   

 

The site is zoned General Rural.  Residential activities are only permitted on sites over 15ha.  The 

site is less than 15ha and is not proposed to be subdivided.  The site is intended to be used for a 

resource recovery park and for rural ancillary services.  Thus it is highly unlikely that the lots will 

be used for residential activities.  Therefore, the risk to human health from any potential soil 

contamination is minimal, if any. 

 

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

where: 

• a detailed site investigation of the piece of land must exist; 
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• the report on the detailed site investigation must state that the soil contamination does not 

exceed the applicable standard in regulation 7; 

• the consent authority must have the report; 

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

with. 

 

As mentioned previously, the DSI submitted for RM220258 concludes that the level of soil 

contamination is acceptable for commercial / industrial uses.  The DSI recommends the use of 

management plans for mitigation of any contamination risk associated with the proposed 

earthworks being considered under RM220258.  Thus the works would be undertaken in 

accordance with any relevant conditions prior to any change of use of the site. 

 

Therefore, we consider that the land use consent for earthworks to construct roading and civil 

infrastructure to facilitate future use and tenancies at the site is a controlled activity under 

regulation 9(3) of the NES.  

2.4 Activity Status 

 

The assessment of the provisions of the Operative District Plan in the preceding sections shows 

that the proposal to undertake earthworks related to roading construction and installation of civil 

infrastructure and services to facilitate future use and tenancies at the site must be assessed as the 

following: 

 

• Land Use Consent for earthworks related to construction of roading and installation of civil 

infrastructure.  As the earthworks would exceed the permitted standards for quantity of 

earthworks, the earthworks are a restricted discretionary activity under rule 14I 2.2(a). 

• Land Use Consent for a change of use of the potentially contaminated site, which is a 

controlled activity under the NES.  
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3 ASSESSMENT OF EFFECTS ON THE ENVIRONMENT 

3.1 Introduction 

 

This assessment of environmental effects on neighbouring properties and the wider community 

has been prepared in such detail as corresponds with the scale and significance of the effects that 

the proposal may have on the environment.  

 

The effects arising out of this application that we consider would potentially impact on the amenity 

of neighbours and the wider community, including physical effects are listed below: 

 

• Landscape / Visual effects; 

• Traffic effects; 

• Servicing effects; 

• Construction effects; 

• Contamination effects; 

• Flooding effects. 

3.2 Landscape and Visual Effects 

 

The earthworks and proposed roading and infrastructure will allow the site to be tenanted by 

creating three areas for future use and leasing.  Areas 1 & 3 cover the main land area on the south-

eastern side of Dry Creek.  This area will be split in two given its size and to coincide with the 6ha 

area (Area 1) which is intended to be leased to Waste Management Ltd for the purpose of operating 

a resource recovery park and processing facility.  Area 3 comprises three parts, which may be 

subject to separate leases in the future.  The main useable portion is a triangular area to the north 

of Area 1, with two small areas on either side of the private access road at the entrance to the site.  

A tenant(s) for Area 3 has not yet been secured.  Area 2 contains the long strip of land on the north-

western side of Dry Creek beside State Highway Two.   

 

Resource consent for bulk earthworks to raise the site above flooding levels and to shape the 

surface for site drainage control has recently been granted by Council (RM220258).  The effects 

on the landscape and visual amenity values from the bulk earthworks have been considered and 

taken into account as part of the approval of RM220258.  Therefore, the landscape and visual 

effects of the bulk earthworks are not considered further as part of this application.   

 

While the site is zoned rural, it is an isolated land parcel separated from other private property by 

State Highway 2, the Hutt River and the Wairarapa Railway Line.  Additionally, there are no other 

rural properties nearby.  The closest rural property is associated with the Belmont Quarry on 

Hebden Crescent, which is a kilometre away on the opposite side of SH2.  More importantly, the 

site has not been used for any rural activity since the 1950’s when it was used in association with 

the realignment of the Wairarapa Railway Line.  Subsequently it has been used in association with 

the construction and upgrading of SH2.  During this time the site has been subject to the disposal 

of surplus material from these transport infrastructure projects and other developments over the 

last few decades.  

 

As a result, the site exhibits very little rural character, particularly in terms of landscape and visual 

values associated with the site.  This is confirmed by the Assessment of Landscape Effects report 

undertaken by Boffa Miskell (Attachment 6) in respect of the site and the proposed works to 

facilitate future tenants for the site.  
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Currently the rural land use provisions of the District Plan anticipate a single building or group of 

buildings covering 1,000m2 on the site up to 8m high – with no specific controls on the design and 

appearance of the building(s).  The restriction of 1,000m2 of building for the whole site will 

continue to apply.   

 

The Landscape Effects assessment by Boffa Miskell has undertaken a visual assessment of the site 

from many vantage points, both near and far.  The proposal includes landscape planting around 

the perimeter of the site as well as improvement planting of the riparian margins of Dry Creek.  

The conclusion reached by Boffa Miskell is that potential visual effects of the anticipated future 

use and tenancy of the site are generally neutral, or low adverse at worst with the mitigation 

planting proposed.  

 

Consequently, we consider that the landscape and visual related effects by the proposal to construct 

roading and install infrastructure for future tenancies are less than minor. 

3.3 Traffic effects 

 

The site is located close to the Manor Park / SH58 interchange on State Highway 2.  The Manor 

Park train station is also less than a kilometre away.  As well the Hutt River Trail for walking / 

cycling is close by.  Thus the site is well positioned for easy access to transport networks for all 

modes of transport.   

 

Currently, the site generates little traffic as it has not been actively used in recent years, previously 

it has been used for construction related works for the SH2 upgrades, filling operations and a 

paintball recreational activity.  The permitted uses of the site include any rural activity and rural 

ancillary activities including piggeries, forestry and prospecting.  We also consider that some 

commercial activities would be permitted provided they are not industrial in nature (as defined in 

the District Plan), do not involve retailing or is not a service station.   

 

Therefore, the site could be used for many permitted activities where the baseline for traffic related 

effects is set by the High Trip Generator limits of 500 vehicle trips per day.   

 

The anticipated traffic effects from the likely future uses and tenancy of the site have been assessed 

by Stantec in their Transportation Assessment (included as Attachment 5).  The transportation 

assessment includes the traffic generation from the proposed resource recovery park so as to 

provide a wholistic assessment of future traffic volumes and related effects on the transport 

networks.   

 

As per the Transportation Assessment, the forecast daily traffic movements from future use of the 

site is estimated to be in the order of 2,900 vehicles per day.  This exceeds the 500 limit per day, 

and so the traffic effects from the site on the transport network and on-street parking should be 

assessed. 

 

Consequently, the Transportation Assessment recommends that local roading upgrades are needed 

at the intersection of Benmore Crescent and Manor Park Road (which is essentially at the bottom 

of the access ramp to the SH2 interchange) to create a right turn lane on Manor Park Road and to 

allow a wider swept path for trucks turning left out of Benmore Crescent.  The details of the 

intersection upgrades are shown in the drawings included with the Transportation Assessment. 

 

Given the proximity of the intersection to the SH2 interchange, the design of the intersection 

upgrade has been undertaken in consultation with Waka Kotahi.  Consultation is on-going with 

Waka Kotahi regarding the detailed design aspects of the upgrade.  Consequently, we anticipate 
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obtaining approval from Waka Kotahi in due course, including their approval in terms of section 

176 RMA.   

 

A flow on effect of upgrading the intersection, is that the width and alignment of the nearby level 

crossing on Manor Park Road will also require improvements.  These improvements include a 

widened carriageway, raised medians and the creation of a separated pedestrian crossing of the 

railway line.  The details of the level crossing upgrades are also shown in the drawings included 

with the Transportation Assessment. 

 

KiwiRail have been consulted regarding the proposed level crossing upgrade works.  This has 

resulted in a “so far as is reasonably possible” (SFAIRP) agreement being signed by KiwiRail.  

Consultation is on-going with KiwiRail regarding the proposed works.  Consequently, we 

anticipate obtaining approval from KiwiRail in due course, including their approval in terms of 

section 176 RMA.   

 

The Transportation Assessment has considered the likely traffic generated by the future uses of 

the site and recommends that traffic improvements are undertaken.  With these upgrade works in 

place, the conclusion of the Transportation Assessment is that the future traffic from the likely use 

of the site would not impact on the capacity of the local road network, which in turn means that 

there is no flow on effects for the State Highway 2 interchange. 

 

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

than minor. 

3.4 Servicing Effects 

 

The subject site is generally remote from Council services.  Though a trunk sewer main runs 

through the site.  Therefore, the services to the site have required specific solutions that have 

involved variations to the traditional methods of providing complying services as outlined in the 

District Plan and NZS 4404.   

 

3.4.1 Stormwater 

In terms of stormwater control, drainage systems are provided to direct stormwater runoff from 

each lot and from the private driveway to Dry Creek.  It should be noted that Dry Creek is the only 

viable option for discharge of stormwater from the site.   

 

For Area 2 on the western side of the site, a swale drain would be installed at the top of the batter 

along the length of Dry Creek, which would discharge to Dry Creek via a specifically designed 

rip-rap outlet.  The swale drain would allow the stormwater to be treated by the grassed swale prior 

to discharge to the creek. 

 

Areas 1 & 3 on the eastern side, would have stormwater control via traditional piped networks that 

collect stormwater from the future users and the private driveway, that is also discharged to Dry 

Creek via three rip-rap outlets.  These piped networks would also contain proprietary treatment 

systems (Vortechs systems designed by Stormwater 360) to provide treatment of the stormwater 

prior to discharge to the creek.   

 

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

 

We also note that stormwater re-use will be facilitated by the future uses of the site, which will 

help reduce the volume of water discharged from the site.    
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3.4.2 Water Supply 

The local water network is inadequate to service the site and the future activities.  This is due to 

the small size of the Manor Park reservoir and the small diameter of the pipes within some sections 

of the existing reticulated network.  Therefore, a specifically designed water supply system is 

proposed to service the site.  This solution would be an interim solution, until such time as Council 

can upgrade the reservoir and network.  We note that a specific development contribution may 

need to be paid in conjunction with the further development and buildings on the site, as a 

contribution towards funding of the water supply upgrade works.  

 

A new watermain would be laid to the site from Manor Park Road, from the eastern side of the 

railway.  This water supply would provide a domestic supply to the site and the three lease areas, 

but would be insufficient for fire-fighting supply to large buildings and the buildings proposed for 

the resource recovery park.  Therefore, on-site tank farms are proposed that would be trickle feed 

from the new extended mains, and then used with a pump system to supply water to sprinkler 

systems for buildings.   

 

Details of the existing water supply network and the proposed water supply solutions are provided 

in the Three Waters Infrastructure Assessment at Attachment 7.  

 

3.4.3 Sewer 

A trunk sewer main Ø825mm passes through the site.  There is also a Ø300mm branch plus an 

existing local sewer main at the northern end of the site, which can be utilised by future activities 

on the site.  For the remainder of the site, a new sewer network would be installed running down 

the eastern side of Dry Creek.  At the southern end, the new sewer main would cross over the 

creek, supported on a pipe bridge.  The sewer would then connect into the trunk network at a 

manhole located within GWRC property.  

 

3.4.4 Services Assessment 

These proposed servicing arrangements do not fully comply with the District Plan and NZS 4404.  

However, they have been designed to meet the equivalent performance objectives of these 

documents.  Hence the servicing arrangements are appropriate for the site and the future users, and 

do not result in adverse effects on Council’s existing networks or to other users of those networks. 

3.5 Construction Effects 

 

Site development works such as the construction of driveways and services associated with the 

future use of the site have the potential to generate a range of effects.  In our experience of this 

type of development, construction effects relating to noise, dust, run-off & erosion and truck 

movements are the key aspects that need to be addressed. 

 

These nuisance effects are only associated with the construction period, which is anticipated to be 

over a six month period for this development.  Thus these effects will not be permanent and are 

simply to enable future uses of the site. 

 

Noise effects can be minimised through the use of muffled machinery and limiting the working 

hours to the normal daytime period.  In addition, the provisions of NZS 6803:1999 “Acoustics – 

Construction Noise” will apply in respect of noise during construction activities in the residential 

area.  The consent holder will be bound by these provisions and any other conditions of a consent 

approval. 
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Dust may only be a problem during dry and windy weather events.  Dust suppression measures 

can be undertaken to avoid the adverse effects of dust blown from the site by dampening the 

working area.  A water truck would be available at the site for this purpose.  If weather conditions 

are more extreme stopping works may be required to alleviate dust problems.   

 

The earthworks for the private and public road works would be undertaken separately in two 

different stages to minimise the disturbed area at any particular time.  As the earthworks would 

primarily involve excavation of the road alignments and re-filling with base-course material, there 

would be little opportunity for sediment in stormwater run-off to leave the site.  Nevertheless, silt 

fencing is proposed along the top of the batter adjacent to the creek to avoid sediment entering the 

creek corridor.  Thus the potential for a sediment discharge is low and can be minimised with 

appropriate site management and controls. 

 

The remaining works would be to excavate for the stormwater outlets to the creek.  During 

construction of the stormwater outlets, a silt fence would be constructed along the water’s edge to 

minimise sediment entering the stream from the disturbance of the bank.  

 

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

 

A Construction Management Plan would be utilised by the contractor in order to ensure 

appropriate measures are put in place during the earthworks and construction activities to control 

the site and avoid adverse effects beyond the site.  A condition is proposed for a Construction 

Management Plan to be submitted to Council for approval prior to services installation and 

driveway construction works commencing. 

 

Construction of the infrastructure and driveway access areas will require delivery of drainage metal 

and also the delivery of pipes, manholes & concrete etc.  The truck movements associated with the 

works will require management to ensure as little disruption as possible to traffic on Manor Park 

Road.  The Construction Management Plan should also include matters to be utilised to control 

truck movements to and from the site during the construction process.   

 

Overall we consider that these potential construction effects can be appropriately managed by good 

work practices and site management.  These measures can be enforced through the proposed 

consent conditions that seek to control dust, noise, truck movements & silt laden storm-water run-

off from impacting on the local environment.  We therefore consider that any adverse construction 

effects of the proposed development will be less than minor. 

3.6 Contamination Effects 

 

The previously submitted Detailed Site Investigation by Engeo notes that there may be 

contaminants in the soil (heavy metals and PAH) at the site.  However, the level of contamination 

is sufficiently low so as not to be a health risk to workers and occupants of the site while the site 

is used for commercial and/or industrial type activities.  As a result, Engeo have prepared various 

Site Management Plans (SMPs) for the site relating to procedures during soil disturbance.  The 

bulk earthworks approved under RM220258 includes conditions for the earthworks to be 

undertaken in accordance with the Engeo Site Management Plans and that a Site Validation Report 

is submitted upon completion of the earthworks.   

 

Provided the bulk earthworks and site preparation works are undertaken in accordance with SMPs, 

the subsequent Site Validation Report may include a Long Term Site Management Plan outlining 

any restrictions that may need to be adhered to in the future.  The installation of drainage networks, 
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services and construction of the driveway would involve earthworks for which specific SMP’s 

would be required and can mitigate the potential effects of soil contamination at the site. 

 

Therefore, we consider that any potential effects from soil contaminant during the earthworks, in 

association with the driveway construction and installation of services, are less than minor.  

3.7 Flooding Effects 

 

The site is identified on the District Plan maps as being within the secondary river corridor of the 

Hutt River.  Permitted activity condition 8B 2.1.1(q) specifies that any building or structures within 

the secondary river corridor must be located on land that is above RL28.0 (msl).   

 

The topographic survey of the site confirms that large areas of the site are already higher than 

RL28.0 (msl). 

 

Nevertheless, the applicant has engaged River Edge Consulting to undertake a flooding hazard 

analysis of the site.  The flooding analysis has considered the Hutt River flooding in a 440 year 

event, as well as a 100 year event in the Dry Creek stream that runs through the site.   

 

The flood modelling work and assessment by River Edge Consulting confirms that once the site is 

filled via the earthworks approved under RM 220258 the site would be flood free.   

 

Therefore, the potential flooding hazard at the site is avoided by the preceding earthworks such 

that the risk of flooding is minimal. 
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4 DISTRICT PLAN ASSESSMENT 

4.1 Objectives and Policies 

 

Section 104(1)(b)(vi) of the Resource Management Act requires the Council to consider the 

relevant provisions of the District Plan when assessing applications for resource consent.  This 

includes the relevant objectives and policies of the District Plan, which in this case are considered 

to be: 

 

General Rural Activity Area 

 
Objective 8B 1.1.1 To maintain and enhance the open character and amenity values which are 

prevalent in rural areas. 
 

Policy 8B 1.1.1(a)  To allow for those activities which are appropriate in rural areas and which 

maintain and enhance the open character and amenity values of rural areas 

together with the intrinsic values of ecosystems. 
 

Policy 8B 1.1.1(b)  To ensure that sites are of a size that the open space character and amenity 

values of rural areas are maintained and enhanced. 
 

Policy 8B 1.1.1(c)  The preservation of the natural character of wetlands, lakes and rivers and their 

margins, and the protection of them from inappropriate subdivision, use, and 

development. 

 

The landscape assessment undertaken by Boffa Miskell notes that the site is not rural in character.  

Nevertheless, the proposal includes additional planting of the existing riparian area and also around 

the perimeter of the site to maintain and enhance the open character of the existing views to the 

site.  The site is adjacent to the Hutt River Corridor and maintains the natural character of the Hutt 

River and the river trail environment.  Therefore, the proposed earthworks to construct a driveway 

and install services is consistent with this objective and its policies.   
 

Objective 8B 1.2.1 To recognise those elements within the site that determine the character, amenity 

values and adverse effects of flood hazards of rural areas and manage them 

appropriately. 
 

Policy 8B 1.2.1(a) To ensure the character and amenity values of rural areas are retained and 

enhanced through specific minimum site area conditions for dwellings. 
 

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

buildings. 
 

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

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

flood hazard on development. 
 

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

Secondary River Corridors. 
 

Policy 8B 1.2.1(f) To ensure that buildings and structures in the Primary or Secondary River 

Corridor of the Hutt River have no more than minor adverse effects on flood 

protection structures. 
 

Policy 8B 1.2.1(g) To mitigate the effects of flood hazards on buildings and structures in the 

Primary and Secondary River Corridors by managing their location, size and 

scale. 

 



Application for Land Use Consent  Spencer Holmes Limited 

30 Benmore Cres (S200380) 22 of 27 January 2023 

The Dry Creek corridor runs through the site, the riparian environment of the creek would be 

supplemented with additional planting as required by this policy.  The flooding effects from the 

Hutt River and Dry Creek have been analysed and the site would not be subject to flooding upon 

completion of the earthworks as per RM220258.  Therefore, the secondary river corridor notation 

in the District Plan is not particularly relevant for the development.   

 

Earthworks 

 
Objective 14I 1.1 To ensure that earthworks are designed to maintain the natural features that 

contribute to the City’s landscape. 
 

Policy 14I 1.1(a) To ensure that earthworks are designed to be sympathetic to the natural 

topography. 
 

Policy 14I 1.1(b) To protect significant escarpments, steep hillside areas, and the coastal area by 

ensuring that earthworks are designed to retain the existing topography, protect 

natural features, and prevent erosion and slips. 

 

The proposed earthworks are to constructed roading and install civil infrastructure, which does not 

involve any substantial change to the topography.  The site is on the valley floor and does not 

involve risks of slips and erosion.  

 
Objective 14I 1.2 To ensure earthworks do not affect adversely the visual amenity values, cultural 

values or historical significance of an area, natural feature or site. 
 

Policy 14I 1.2(a) To protect the visual amenity values of land which provides a visual backdrop to 

the City. 
 

Policy 14I 1.2(b) That rehabilitation measures be undertaken to mitigate adverse effects of 

earthworks upon the visual amenity values. 
 

Policy 14I 1.2(c) To protect any sites with historical significance from inappropriate earthworks. 
 

Policy 14I 1.2(d) To recognise the importance of cultural and spiritual values to the mana whenua 

associated with any cultural material that may be disinterred through 

earthworks and to ensure that these values are protected from inappropriate 

earthworks. 

 

The site is not highly visible in the landscape, and is surrounded by transport networks.  Despite 

the moderate extent of the earthworks, landscape planning is proposed around the site periphery 

and along the Dry Creek corridor.   

 

Conclusion 

 

The overall intention of these objectives and policies are met by this proposal.  The proposed 

roading and infrastructure has been designed around the earthworks approved under RM220258.  

Appropriate servicing of the sites and future tenancy areas can be achieved.   

 

Due to the history of the site, it is not noted for its rural character and does not display rural 

amenity.  As part of the development, planting of Dry Creek will be undertaken as well as planting 

around the perimeter of the site.  Therefore, the amenity of the site will be improved and potential 

visual effects avoided.   

 

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

 

Due to the proposed earthworks required to construct the driveway and civil infrastructure so as 

to achieve useable areas for future activities, together with the proximity of the wellington 

Faultline, specific mitigation conditions are proposed.  Therefore, we propose the following 

conditions for the subdivision. 

5.1 Suggested Conditions 

 

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

provided with the application. 
 

2. A Construction Traffic Management Plan (CTMP) must be submitted to the Compliance 

Officer for approval, at least 10 working days prior to any work commencing.  The CTMP 

must include, but not be limited to, the following matters: 
  

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

unload and manoeuvre; 

2. Times and days of construction activities; 

3. Expected duration of construction activities; 

4. Expected volume and frequency of heavy vehicle movements; 

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

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

6. How dirt on vehicles leaving the site will be controlled; 

7. All transport corridor traffic management must be to the NZTA COPTTM and 

must be in conjunction with a Work Access Permit issued by the WCC Network 

Operations Transport Asset Performance team via Submitica as necessary. 
 

3. A final Earthworks Management Plan (EMP) must be submitted to the Compliance 

Officer for approval, at least 10 working days prior to any work commencing.  The plan 

must include methods to address erosion, silt and dust control measures to be used at the 

site, including: 
  

1. Erosion and sediment controls on the site; 

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

3. All vehicles (including trucks) to be substantially cleaned of dust, mud or other 

nuisance material before exiting the site; 

4. An accidental discovery protocol. 
 

4. The earthworks and other work must be carried out in accordance with the EMP to the 

satisfaction of the Compliance Officer.  The erosion and sediment control measures must 

not be removed until the site is remediated to the satisfaction of the Compliance Officer.  
  

Note:  If necessary, the Compliance Officer may require changes to the implementation 

of the EMP, to address any problem that occurs during the work or before the ground 

surface protected by grass or other materials. 
 

5. Working hours for the earthworks and construction are to be as follows: 

• Monday to Saturday: 7.30am to 6pm (No work on Sundays or Public Holidays) 
 

6. Silt and stormwater run-off must be controlled for the duration of the works.  Earth or 

debris must not collect on land beyond the site.  Untreated stormwater runoff must not 

enter the Council’s stormwater system.   
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7. Any soil or demolition material that falls on the road, footpath, berm or neighbouring 

property, must be cleaned up immediately.  The material must not be swept or washed 

into street channels or stormwater inlets, or dumped on the side of the road.  The clean-

up must be carried out to the satisfaction of the Council’s Compliance Monitoring Officer. 
 

8. The consent holder must ensure that the discharge of dust created by the earthworks, 

transportation and construction activities is suitably controlled to minimise dust hazard 

or nuisance.  The controls must be implemented for the duration of the site works and 

continue until the ground surface has been stabilised by construction, paving or planting. 
 

9. A landscape plan must be submitted for approval prior to landscape works commencing.  

The landscape works must be implemented by the consent holder within 3 months of 

completion of construction.  The plantings must be monitored for 18 months from time 

of planting in order to allow for plant establishment to the satisfaction of the Council’s 

Compliance Monitoring Officer.  Within this period monitoring includes the removal of 

weeds within the vicinity of the plantings and the replacement of plants that die, or are 

removed unlawfully, with plants of the same species and original size.  Any plants that 

fail must be replaced at the expense of the consent holder.  
 

10. A general monitoring condition. 

 

Aside from the above, we anticipate that the standard conditions Council normally impose on 

land use consents of this nature will be sufficient to ensure that the proposed earthworks are 

carried out in a manner that is consistent with Council’s expectations for development in the 

district. 

 

 

 

6 ALTERNATIVES CONSIDERED 

 

An assessment of possible alternatives is only required when the proposal would result in 

significant adverse effects.  The proposed earthworks to construct roading and install infrastructure 

will not result in significant adverse effects. 
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7 ASSESSMENT OF NOTIFICATION AND AFFECTED PERSONS  

 

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

7.1 Public Notification Assessment 

 

With reference to Public Notification Step One under s.95A(3), the applicant does not request 

public notification, s.95C does not apply, and the application does not include the exchange of 

reserve land.   

 

In terms of Public Notification Step Two under s.95A(5), the application is for a restricted 

discretionary activity (rule 14I 2.2(a)) where there is no expressed provisions that public 

notification is precluded.  Therefore, Public Notification Step Three must be considered.  This is 

despite section 17.2.2(a) of the District Plan stating that “public notification of applications for 

resource consent for all restricted discretionary activities need not be required”. 

 

For Public Notification Step Three under s.95A(8), the assessment of effects at Section 3 

concluded that the adverse effects of the proposed earthworks are not more than minor, after taking 

into consideration the criteria under s.95D.  In addition, for Public Notification Step Four, we 

consider that there are no special circumstances relating to the application.  Therefore, public 

notification of the application is not required. 

7.2 Limited Notification Assessment 

 

Regarding Limited Notification Step One under s.95B(2), the application does not involve 

customary rights groups or customary marine title groups, nor does it involve land subject to a 

statutory acknowledgement.   

 

In assessing Limited Notification Step Two under s.95B(6), the application is for a restricted 

discretionary activity (rule 14I 2.2(a)) where there is no expressed provisions that limited 

notification is precluded.  Therefore, Limited Notification Step Three must be considered.  Again, 

this is despite section 17.2.2(b) of the District Plan stating that “limited notification of applications 

for resource consent for all restricted discretionary activities need not be required”. 

 

To assess the application in terms of section 95E (for Limited Notification Step Three), the 

proposed earthworks have been assessed in terms of the neighbouring properties.  We note that the 

bulk earthworks for the site are assessed under a separate land use consent (RM220258).  The 

landscape and visual effects of the subsequent earthworks for construction of roading and 

installation of infrastructure, together with the proposed mitigations have been assessed and found 

to be less than minor.   

 

The proposed development involves off-site works, which involve works on requiring authority 

assets.  Therefore, an approval process as per section 176 of the RMA is required for these off-site 

works.  Consultation with the relevant requiring authorities, as well as Iwi consultation, is outlined 

in Section 8 below.   

 

However, in terms of sections 95A to 95E, and anticipating successful consultation with requiring 

authorities, there would be no affected persons by the proposal.   

 

To assess the application in terms of section 95B(10) (for Limited Notification Step Four), we 

consider that there are no special circumstances relating to the application that apply to other 

parties.  Therefore, limited notification of the application is not required. 
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7.3 Notification Conclusion 

 

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

installation of infrastructure can meet the requirements of the Act for Council to determine that 

public or limited notification is not required. 

 

 

 

8 CONSULTATION 

8.1 Waka Kotahi 

 

As the roading improvements to the intersection of Benmore Crescent and Manor Park Road are 

within the TNZ 3 designation, approval from Waka Kotahi is required in terms of section 176 of 

the Act.  The applicant is currently in discussions with Waka Kotahi regarding the intersection 

works. 

 

The design of the roading upgrade has been undertaken with input from Waka Kotahi.  

Nevertheless, the applicant is currently consulting with Waka Kotahi on the engineering details 

and conditions to be applied to the works. 

 

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

8.2 Kiwi Rail 

 

The upgrade of the level crossing on the Wairarapa Line at Manor Park Road is within the NZR 3 

designation.  Therefore, approval from Kiwi Rail is required in terms of section 176 of the Act.  

The applicant has been in discussions with Kiwi Rail regarding the level crossing works, which 

has resulted in a “so far as is reasonably practical” assessment being undertaken and agreement 

with Kiwi Rail. 

 

Subsequent to the “so far as is reasonably practical” agreement, the applicant is currently 

consulting with Kiwi Rail the engineering details and conditions to be applied to the works. 

 

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

8.3 Iwi Authorities 

 

While the works do not directly affect the Hutt River (Te Awakairangi) a tributary, referred to as 

Dry Creek, runs through the site.  The Hutt River is subject to statutory acknowledgements with 

Taranaki Whānui ki Te Upoko o Te Ika and also Ngati Toa Rangatira.   

 

Consequently, the applicant has supplied a copy of the resource consent application to both Iwi 

Authorities and invited their feedback.  Once any response is received, this will be communicated 

to Council.  

8.4 GWRC 

 

An aspect of the landscape and visual mitigation is to undertake planting within the adjacent land 

to the south of the property that is owned by GWRC.  The applicant is currently consulting with 

GWRC officers regarding approval of the proposal for planting on the Council’s land.   

 

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

 

The proposed earthworks will have the following positive effects: 

 

• The proposal meets the intention of the RMA in terms of sustainable management of what is 

in reality an urban land resource, as the site is in an established urban area and in close 

proximity to transport networks. 

• The proposed roading and infrastructure provides areas for tenants that can accommodate a 

range of potential rural and some commercial activities that will enhance the economic and 

social wellbeing of both current and future occupiers and owners. 

• The proposal will result in the efficient use of resources as it utilises existing infrastructure 

wherever possible and includes upgrades as appropriate.   

 

 

 

10 ASSESSMENT OF PART 2 RMA  

 

We consider that the proposed earthworks are entirely consistent with the main purpose of the Act, 

which is the sustainable management of resources.  In particular, the development can be 

incorporated into the local environment with appropriate mitigation which provides for the future 

wellbeing of the applicant and community in terms of their social and economic needs.  In doing 

so any adverse effects are less than minor. 

 

We have considered the matters of national importance and do not believe that any of the particular 

matters are applicable to the subject site.  There are no other matters under Part II of the Act that 

are relevant to the proposal that have not already been addressed in this application.  Overall, it is 

considered that the proposed activity would be consistent with Part II of the Act. 

 

 

 

11 CONCLUSION 

 

The proposal for earthworks to construct roading and install civil infrastructure has been assessed 

as a restricted discretionary activity pursuant to rule 11I 2.2(a) of the District Plan.  

 

We have assessed the adverse effects of the proposal and included mitigation measures in respect 

of potential visual landscape effects and effects during construction.  Therefore, we are of the view 

that the proposal will have less than minor adverse effects on the environment with the mitigation 

measures proposed. 

 

Our conclusion is that the proposal is not inconsistent with the objectives and policies of the 

District Plan.  The proposal will be a sustainable use of resources and consistent with section 5 

outcomes.  There are no matters of national importance relevant to the proposal.  The proposal is 

also not inconsistent with any section 7 matters.  

 

Therefore in our view, consent can be granted to the proposal pursuant to s104B of the Act on a 

non-notified basis with appropriate conditions as suggested. 
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	Executive Summary
	1.0 Introduction
	1.1 Scope of the report
	1.1.1 Boffa Miskell Limited (BML) have been engaged by Building Solutions to undertake an Assessment of Landscape Effects for a proposal to develop 5.785 hectares (the development Site) of a 13.2-hectare property for a resource recovery park operation...
	1.1.2 The development Site and wider property is zoned General Rural Activity Area and is situated at 30 Benmore Crescent, Manor Park in Hutt City, refer Appendix 2 Map 1.
	1.1.3 The following Assessment of Landscape Effects evaluates the landscape and visual effects of the proposed development on the immediate and surrounding environment character.

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

	1.3 Assessment Process
	1.3.1 This assessment follows the concepts and principles outlined in Te Tangi a te Manu: Aotearoa New Zealand Landscape Assessment Guidelines0F . A full methodology is outlined in Appendix 1 of this report. The effects ratings are based upon a seven-...
	1.3.2 An initial site visit was carried out in March 2022. This was to the Site and area immediately surrounding to understand existing site conditions, character, and visibility of the Site. Additional site visits in April and September 2022 were to ...
	1.3.3 The Hutt Landscape Study Landscape Character Description (2012) and Hutt City Landscape Evaluation Draft Technical Assessment (2016) were used to inform this report. The documents were used to prepare the GWRC Regional Policy Statement (2013), t...
	1.3.4 A review of the Te Awa Kairangi/Hutt River Environmental Strategy1F  and Management Plan and Operations Manual2F  also informed this assessment, providing further context and strategic direction on the Te Awa Kairangi/Hutt River values, manageme...
	1.3.5 Appendix 2 includes a series of visual illustrations. These are intended to indicatively represent the proposed building locations and heights and assist in understanding the potential visibility of built development and effect on the landscape....


	2.0 Proposal Description
	2.1.1 A separate resource consent application has been submitted to seek approval for bulk earthworks that will result in a flat site for the proposed resource recovery park development. This assessment has been carried out based on new ground levels ...

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

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

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

	3.5 Hutt City Council District Plan (HCDP)
	3.5.1 The Site is zoned General Rural under the Hutt City Council District Plan (HCDP). The Area Wide Issues section of the HCDP describes a wide range of anticipated use within the General Rural zone with a single objective at 1.10.7 “to protect and ...
	3.5.2 The HCDP describes the General Rural Activity Areas at 8B 1.1.1 as follows in relation to Open Space Character and Amenity Values:
	Generally, the rural area is different from urban and rural residential areas because of the large land parcels and the low intensity of both the activities and buildings. To ensure the retention of the open space character and amenity values of the r...
	3.5.3 Policy 8B 1.1.1 states:
	(a) to allow for those activities which are appropriate in rural areas and which maintain and enhance the open character and amenity values of rural areas together with the intrinsic values of ecosystems.
	3.5.4 Policy 8B 1.2.1 outlines Minimum Requirements for Sites and Buildings, in particular in relation to character and amenity and flood hazard management, noting: The size and shape of sites, the number and size of buildings and the location of buil...
	3.5.5 Policy relevant to landscape and visual effects assessment follows with Explanation and Reasons: Minimum conditions which determine when and where buildings are located on a site contribute to the character, amenity values and adverse effects of...
	3.5.6 The proposed development will enable operation of a resource recovery park business. The activity has been assessed as non-complying under the District Plan.
	3.5.7 General Rural Activity Area allows for a broad range of activities and includes permitted activity standards for development. Relevant to landscape and visual effects assessment, is a permitted building height of 8 metres (from pre-bulk earthwor...
	3.5.8 There is also a Manor Park specific rule to manage flood risk that requires building on land over 28.0 msl which requires parts of the site to be raised through bulk earthworks (a separate consent application).
	Other relevant HCDP matters
	3.5.9 The HCDP does not contain rules that prevent the clearance of vegetation onsite. Therefore, under the current District Plan all vegetation onsite can be removed as a permitted activity (i.e. no resource consent required). This is an important pa...
	3.5.10 The location of the Wellington Faultline and Wellington Fault Special Study Area overlay will influence development onsite. The proposed development plan outlines the location of the Wellington Faultline which has been defined through a geotech...

	3.6 Non- statutory material
	3.6.1 The following are the key non-statutory documents that relate to understanding the landscape values, development and management of Te Awa Kairangi/Hutt River which is adjacent to the site.
	3.6.2 The landscape study and evaluation reports were prepared to inform the Hutt City Council District Plan review that is currently being prepared and to give effect to the GWRC RPS. The landscape reports assist in understanding landscape context an...
	3.6.3 The River Strategy and Management Plans outline management priorities, issues, opportunities, and implementation and provide context to considering the values associated with the river. The Future of the Te Awa Kairangi/Hutt River Corridor plan ...
	3.6.4 A River Corridor Plan Project is identified in the River Corridor Plan with a proposal to carry out native planting adjacent to the Site and downstream of the Pomare rail bridge.  Planting in the River Corridor design guide includes potential to...


	4.0 Existing Environment
	4.1.1 This section describes the existing Site and its landscape context, including landscape values and available viewing audiences. This provides the baseline for the assessment of effects.
	4.2 Landscape Context
	4.2.1 The site is located approximately 7km north of central Lower Hutt, to the west of the established residential area of Manor Park, between State Highway 2 (SH2) and the Wairarapa railway line. Appendix 2, Figure 1 shows the site and surrounding c...
	4.2.2 The Te Awa Kairangi/Hutt River runs along the southern boundary of the Site. There is approximately 50 metres between the Site boundary and the Hutt River Trail public walkway. Vegetation cover and rising topography between the trail and the sit...
	4.2.3 To the north-west of the site, beyond the wider property boundary and SH2 corridor, the topography rises sharply up into the Belmont Hills. The Belmont Hills escarpment is part of the steep, heavily vegetated escarpment landscape that runs along...
	4.2.4 The Site is located at the western edge of the river flats landscape where there is a mix of land use. The most prominent built features are the road and rail corridors, including SH2 and the interchange located approximately 100 metres to the n...
	4.2.5 There is residential development to the south of the Site beyond the river (Pomare) and north and east beyond the rail line (Manor Park). There is also residential development in the Stokes Valley hills, approximately 400 metres to the east beyo...
	4.2.6 The Manor Park Golf Course (part of the Hutt River Special Amenity Landscape (SAL)) occupies a large area to the north-east of the site contributing to the open space and vegetated character of the river corridor, while the housing along Mary Hu...
	4.2.7 Industrial and infrastructure related land uses are also evident in the landscape with Belmont Quarry, Allied Concrete and a paving company located along Hebden Crescent and the Haywards Sub Station on Haywards Hill Road. At the entrance to the ...
	4.2.8 The Belmont Hills to the west of SH2, the Stokes Valley hills, the river, SH2 and the rail corridor create a local landscape pattern that is complex with a visible mix of land use and character. The steep escarpment, hill sides and river corrido...
	4.2.9 In the wider context, the Site is located within the Hutt Valley Character Area3F  as identified in the Hutt Landscape Study which includes the Hutt Valley floor and the lower portion of the hill slopes to the east. The Hutt Landscape Study (201...
	4.2.10 The Hutt City Landscape Evaluation4F  describes two Special Amenity Landscapes (SAL’s) that form part of the surrounding landscape context of the Site. These are the Hutt River SAL along the southern boundary of the Site and Manor Park, and the...
	4.2.11 The Belmont Hills SAL extends down to the valley floor parallel to the north-western Site boundary on the opposite side of the 50m wide Hebden Crescent and SH2 road corridor. The SAL has high5F  sensory, and shared and recognised values, and me...
	4.2.12 The Te Awa Kairangi/Hutt River SAL borders the southern boundary of the Site and has been assessed as having very high shared and recognised values due to the significance of the recreational values in this area. Cultural and heritage associati...
	4.2.13 The Site is not located within either SAL and the Site is a comparatively small component of the wider landscape context.

	4.3 Site Description
	4.3.1 Appendix 2, Figure 2 provides an aerial view of the site and immediate surrounds. The aerial view also shows boundary conditions, vegetation cover and the location of Dry Creek. Further vegetation clearance has occurred across the Site and wider...
	4.3.2 The development site occupies a 5.8-hectare, wedge shaped, southwestern end of a 13.2 property in Manor Park. There are currently two options to access the Site, travelling through the wider property and over one of two bridges across Dry Creek ...
	4.3.3 Dry Creek runs along the north-western boundary of the site with a proposed twenty-metre planted corridor (via a separate earthworks consent) and building setback the entire length of the stream as it passes through the wider property. Existing ...
	4.3.4 Less than ten metres beyond the southwestern corner of the site is the Hutt River Trail with a pedestrian and cycle bridge crossing over Dry Creek. The trail turns a 90-degree bend with a section of timber paling fence between the site and the t...
	4.3.5 The eastern Site boundary drops steeply down to a narrow track at the bottom of the adjacent railway line embankment. To the north-east of the development Site is another flat area of disused land that is part of the wider property.
	4.3.6 There is a currently a bank that roughly divides the development Site into north-eastern and south-western parts (refer to Image (b) below). The north-eastern, more elevated portion of the site has mixed vegetation cover with piles of topsoil an...
	4.3.7 There is currently an open culvert lined with mature trees that delineates the north-eastern site boundary and the eastern boundary runs along the rail corridor. Refer image (c) and (d) above.
	4.3.8 The south-western portion of the site encompasses flatter ground with a mix of vegetation (refer to Image (e) below).
	4.3.9 Across the site there are areas of concrete hardstanding, gravel yards, piles of building materials and piles of soil. There are several tall light poles, of a similar size and height to streetlights and associated with past site use.  The poles...
	4.3.10 The Site, the wider property and the surrounding area are not typically rural in character. There are no areas of agricultural or horticultural use, no fencing, yards or sheds that might prompt a viewer to appreciate a rural character. The site...


	5.0 Assessment of Effects
	5.1.1 Landscape and visual impacts result from natural or induced change in the components, character or quality of the landscape. The proposed development will result in formal establishment of industrial type use including a range of buildings and s...
	5.1.2 The landscape and visual effects generated as a result can be perceived as:
	5.1.3 The degree to which landscape and visual effects are generated depend on several factors, these include:
	5.1.4 Change in a landscape does not of itself, constitute an adverse landscape or visual effect.
	5.1.5 The effects considered below are:
	5.2 Natural Character Effects
	5.2.1 In terms of natural character, the highest degree of naturalness occurs where there is the least amount of human induced modification. A change in land use and development as proposed will alter the natural character of the site. The significanc...
	5.2.2 Dry Creek runs along the north-western boundary of the site, flowing from the Belmont Hills to the west and meeting Te Awa Kairangi/Hutt River to the southwest of the site. There are a range of conditions along the length of the creek margins as...
	5.2.3 There are two existing culverts within the bed of Dry Creek with bridges that currently provide access to the Site. The presence of these culverts and bridges contributes to the level of modification of the Creek. Earthworks that have occurred a...
	5.2.4 The Creek is well vegetated, but it is a modified environment with previous land use having negatively impacted natural character of the stream and stream corridor through native vegetation removal, weed species establishing and changes to natur...
	5.2.5 At a broader scale, the site sits adjacent to the Hutt River/Te Awa Kairangi corridor. The river corridor is a widely recognised landscape feature of the Hutt Valley that, along with seismic activity, played a key part in the formation of the la...
	5.2.6 Due to human settlement in the valley landscape, the natural elements, patterns and processes associated with the river are modified and heavily managed.  In the immediate vicinity of the Site the Hutt River expresses a moderate level of modific...
	5.2.7 The natural character is influenced by the presence of the Pomare rail bridge, recreation access tracks, significant areas of weed species and a large area of exotic planting established to stabilise the river edge and protect the area from rive...
	5.2.8 Although the condition of this reach of the river and surrounding landscape is affected by flood management structures, housing development and planting of exotic riparian vegetation, the river and its vegetated margins provide a wildlife corrid...
	5.2.9 The Hutt River/Te Awa Kairangi corridor adjacent to the site expresses a moderate-low level of natural character.
	5.2.10 The Hutt River/Te Awa Kairangi corridor is adjacent to the development Site. There is no proposed development activity outside the Site boundary. The Proposed Landscape Planting Plan (refer to Appendix 2, Figures 3.1 and 3.2) includes a proposa...
	5.2.11 Proposed development will be set back from Dry Creek by a minimum of ten metres from the water flow centre line. This provides space for some existing vegetation to be retained with a proposal to clear weed species and establish new native plan...
	5.2.12 The proposal to establish Site access from the northeast will enable two existing culverts and bridges to be removed from Dry Creek. This will take away some of the elements of modification of the creek and enable water to flow more naturally. ...
	5.2.13 The proposed development will result in the removal of all vegetation from within the Site. This includes large trees that provide shade to the creek. The short-term effect on natural character of Dry Creek from Site vegetation clearance will b...
	5.2.14 In the broader context of the Hutt River corridor, the proposed development will have a neutral effect on the natural character of the Hutt River. There will be a loss of vegetation across the Site and no discernible improvement to the water qu...
	5.2.15 Vegetation removal and construction of buildings, fencing and lighting will alter the experiential values associated with the part of the River Trail between the Pomare Bridge and the Taita Rock area on the opposite side of the River to the Sit...
	5.2.16 Without planting to help screen development onsite from the Hutt River, there will be an adverse effect on the experiential component of the natural character of the Hutt River as a viewer passes the Site. Proposed buildings within the site (th...
	5.2.17 The post development condition of Dry Creek and the Hutt River/Te Awa Kairangi environment will both continue to exhibit moderate-low natural character. The Table below provides a summary of natural character components and effects.

	5.3 Landscape Effects
	5.3.1 Landscape character is derived from the distinct and recognisable pattern of elements that occur consistently in a particular landscape. It reflects particular combinations of geology, landform, soils, vegetation, land use and features of human ...
	5.3.2 The site is part of the Hutt Valley landscape as described in section 4.2 above. At a landscape scale, the development site is part of a comparatively small area of flat land, sandwiched between the Hutt River to the south and east (a Special Am...
	5.3.3 Other than an absence of built development, the site and wider property does not exhibit any rural character and is not part of a wider area of recognisable rural landscape pattern. There is no agricultural or horticultural land use at the site ...
	5.3.4 The character of the property is most heavily influenced by the pattern of clearings and weed growth within a framework of taller trees along the length of Dry Creek, along the southern and eastern boundaries of the site and a stand that runs ro...
	5.3.5 There are areas of established vegetation across the property, however overall, the area is unused and unmanaged. There are large areas where weeds are establishing on previously cleared ground and other areas where compaction of the ground and ...
	Assessment of landscape effects
	5.3.6 The proposed development will enable establishment of a resource recovery park operation. A bulk earthwork consent application to establish a flat development area across the Site is currently under consideration by Hutt City Council. The site d...
	5.3.7 The Site comprises a relatively small portion of the river flats and is contained by the varied land use and built features at a local scale (within approximately 500 metres of the site). The small size of the Site and location in relation to th...
	5.3.8 The proposed development will alter the character of the Site by enabling built development and use that would not ordinarily be anticipated in a rural zone. While the stream corridor will be protected adjacent to the Site (20m width along the s...
	5.3.9 The proposed landscape plan (refer Appendix 2, Figures 3.1 and 3.2) has been developed to provide for new vegetation to be established at the site boundaries and within the Te Awa Kairangi/Hutt River corridor. This planting will, in time, help p...
	5.3.10 At a local scale (site and immediate surroundings), the proposed development will impact the character of the Hutt River/Te Awa Kairangi landscape context, changing the character of one side of the river landscape for approximately 500m of the ...
	5.3.11 The landscape plan includes an area of planting within the river corridor. The planting includes a native revegetation species mix with taller species to help mitigate visual effects of the proposed development. Once established (at 5 years) th...
	5.3.12 Both the addition of visible built development and new native vegetation will not be out of character in the immediate area and will be experienced along a short section of the trail by people moving through a varied landscape pattern of mixed ...
	5.3.13 The Site is part of a wider landscape that includes the Hutt River/Te Awa Kairangi and Belmont Hills Special Amenity Landscapes. However, the magnitude of change from the proposed development in relation to the scale of those landscapes will be...
	5.3.14 In summary, whilst the Site will undergo a substantial land use change through the proposed development, the Site does not form part of a wider rural landscape that exhibits a consistent rural landscape character across a large area. As a small...
	5.3.15 The proposed landscape planting plan will integrate proposed development into the landscape, establishing site boundary vegetation and a new edge condition along a short section of the Te Awa Kairangi/Hutt River Trail where large buildings will...
	5.3.16 The proposed development (including landscape planting) will result in low adverse effects at a wider landscape scale, with low-moderate effects on the local landscape character due to mature vegetation removal and the introduction of large-sca...

	5.4 Visual Catchment
	5.4.1 The visual catchment and viewing audience of the proposal was determined through three site visits and desktop assessment of aerial photography and mapping.
	5.4.2 In summary, the visual catchment is confined to limited views through vegetation to parts of the site from the Hutt River Trail (approximately 500m of the trail and on both sides of the River and south of the site around the pedestrian bridge ‘C...
	5.4.3 The site is visible from the Mary Huse Grove intersection with Manor Park Road, from the small play area and river connection path on Mary Huse Grove and from the pedestrian overpass at Manor Park rail station. More distant views down into and a...
	5.4.4 Section 4.2 of this report and the associated images in that section describe the site characteristics that influence the visual catchment with photographs from within the site. In summary, existing vegetation on site and in the surrounding land...
	5.4.5 Appendix 2 contains a selection of representative viewpoints (considered in detail below) with an indicative outline of proposed building development across the Site. These visual representations are intended to illustrate potential effects of t...

	5.5 Visual Amenity Effects
	5.5.1 Visual amenity is one component of what contributes to the amenity values of a place. Amenity value is defined as:7F  ‘those natural or physical qualities and characteristics of an area that contribute to people’s appreciation of its pleasantnes...
	5.5.2 Visual amenity effects are influenced by a number of factors including the nature of the proposal, the landscape absorption capability and the character of the site and the surrounding area. Visual amenity effects are also dependent on distance ...
	5.5.3 Due to the location of the Site at the edge of the valley floor, the site and surrounding topography, and development and vegetation patterns in the wider landscape, there are limited public vantage points from which views towards the site are o...
	5.5.4 Public vantage points include parts of adjacent and nearby roads (SH2, Hebden Crescent and Mary Huse Grove) and the Hutt River/Te Awa Kairangi River Trail. From SH2 and Hebden Crescent, development within the Site will be visible from the roads,...
	5.5.5 Viewer sensitivity to change is considered higher for the river trail as people will be moving more slowly past the site either on foot or by bike. While there is a mix of conditions along the length of the river trail, including visible built d...
	5.5.6 Visual effects from public vantage points have been assessed as ranging from low-moderate adverse to none as described below.
	5.5.7 The Site shares a boundary of approximately 390m in length with the Hutt River/Te Awa Kairangi margin. Between the water’s edge and the Site boundary is a varied landscape, with mixed vegetation cover including willows along the river edge, open...
	5.5.8 River trail users are exposed to a variety of conditions along the trail as described above and evident on site. The trail provides a recreation opportunity in a relatively natural environment setting. Users will be sensitive to any change that ...
	5.5.9 Appendix 2 VS1 (Figure 2) shows a view to the site from the Hutt River Trail on the opposite side of Te Awa Kairangi/Hutt River. Between Taita Rock and the Pomare Rail Bridge (approximately 500m of the Hutt River Trail) views are intermittently ...
	5.5.10 Along the trail on the northern side of the river, the Site boundary is situated beyond an existing line of vegetation that runs parallel to the trail (refer to Appendix 2 VS2 (Figure 5). Proposed buildings will be set well back from the viewer...
	5.5.11 Travelling in a westerly direction along the trail, the proposed development will be visible as the viewer passes under the Pomare rail bridge, where there is an open view across the site to the two largest buildings. Appendix 2 VS3 (Figure 8) ...
	5.5.12 While the buildings will appear large in these closer views to the site from the trail, there will be intervening vegetation to help screen views and space between the large buildings will allow intermittent views to the hills beyond. The exist...
	5.5.13 The proposed development will not be visible beyond the vegetation along Dry Creek as viewed from the River Trail beyond the south west corner of the site. The view is illustrated in Appendix 2 VS7 (Figure 18). The existing paling fence across ...
	5.5.14 Mitigation planting as proposed along the southern site boundary will provide some screening of the proposed development over time. Native planting will be in keeping with the mixed vegetation character along the river corridor and aligns with ...
	5.5.15 Appendix 2 VS 4 (Figure 10) shows the view of the proposed development from the footpath and entrance to a public walkway connecting Mary Huse Grove to the Hutt River Trail. The view illustrates the visual effect with Figure 11 showing the miti...
	5.5.16 Appendix 2 VS 5 (Figure 13) is a view from the opposite end of Mary Huse Grove at the intersection with Manor Park Road. The view is more distant, but the buildings are similarly set in the context of a foreground of a street view and houses.
	5.5.17 A viewer driving or walking along the road would not be highly sensitive to the addition of further buildings in the landscape as they will be viewing the Site in the context of existing residential development. The visual effects from Mary Hus...
	5.5.18 Transitory views of the site are available from SH2 and Hebden Crescent as a viewer passes the site in a vehicle. Appendix 2 VS6 illustrates a view from Hebden Crescent.
	5.5.19 There is a variety of land use either side along the length of SH2 as it passes through the Hutt Valley. Drivers pass areas of light industrial and business use, residential areas, the SH2 interchange areas and rail stops and areas where the ri...
	5.5.20 The following analysis is based on observations from the Site visit looking out to the wider landscape for houses visible from the site (refer to Image below) as well as from desk-top research. The location of the site and surrounding land use ...
	5.5.21 Appendix 2 VS2 (Figure 20) illustrates a view of the proposed built development on the site as seen from the end of Aldersgate Grove. Detailed assessment from three residential areas where views to the site can be obtained is outlined below.
	5.5.22 The nature and location of the Site lends itself to a change in use that can be accommodated without significant change to the character and quality of the wider landscape, provided recommendations as outlined below are adopted. Localised visua...


	6.0 Recommendations
	6.1.1 The following mitigation measures are recommended to minimise adverse landscape and visual effects. If implemented the measures will assist with the development integrating into the surrounding landscape and provide opportunity to support natura...
	1. The proposed landscape plan will be implemented prior to construction of development on site. The Landscape Plan will include the following:

	7.0 Conclusions
	7.1.1 While currently zoned General Rural, the Site does not display a typically rural character, is not part of a wider rural landscape and does not contribute in any significant way to the rural character of the Hutt Valley.
	7.1.2 The proposed development will result in a change to the character of the Site. Development can be spatially and visually contained by existing and proposed vegetation and land use and the implementation of a mitigation landscape plan as describe...
	7.1.3 The site forms a relatively small component part of the wider Hutt Valley landscape and development will not unduly detract from the amenity, character and values associated with the receiving landscape, provided planting within the site can be ...
	7.1.4 The landscape and visual effects are summarised in the table below. This includes the effects without mitigation and the effects with mitigation.

	APPENDIX 1:
	Natural Character and Landscape Effects Assessment Method

	Resource_Recovery_Park_App2and3_FinalLVEA_Issued20221220.pdf
	BM210903_01_LandscapeContext_A3L.pdf
	BM210903_03_1_ProposedLandscapePlan_A3L_401.pdf
	BM210903_03_2_ProposedLandscapePlan_A3L_402.pdf
	BM210903_04_CrossSections_A3L_403.pdf
	BM210903_TeRangahaeata_Business_Park_Figures_202201206.pdf
	BM210903_Appendix3_DPZone_A3L.pdf

	Tenancy dev LVEA attachments 20230112.pdf
	BM210903_Tenancy_01_LandscapeContext_A3L.pdf
	BM210903_Tenancy_02_ProposedDevelopment_A3L.pdf
	BM210903_Tenancy_03_ProposedLandscapePlan_A3L.pdf
	BM210903_Tenancy_04_DPZones_A3L.pdf

	1015081 T+T Manor Park Wellington Fault study 070721.pdf
	Appendix B - Borehole Logs.pdf
	SL1-A_Final_20210506
	Report
	SL1-A
	Photos & Monitoring


	SL1-B_Final_20210506
	Report
	SL1-B
	Photos & Monitoring


	SL1-C_Final_20210506
	Report
	SL1-C
	Photos & Monitoring


	SL3-A_Final_20210506
	Report
	SL3-A
	Photos & Monitoring


	SL3-B_Final_20210506
	Report
	SL3-B
	Photos & Monitoring


	SL3-C_Final_20210506
	Report
	SL3-C
	Photos & Monitoring




	221219_Benmore Cres WMNZ_TER.pdf
	1 Introduction
	2 Site Environment
	2.1 Site Location
	2.2 Traffic Volumes
	2.3 Road Safety
	2.4 Sustainable Transport

	3 Proposed Development
	4 Site Traffic Generation
	4.1 Traffic Generation
	4.2 Intersection Assessment

	5 Internal Site Design
	5.1 Site Layout and Operation
	5.2 Parking
	5.3 Loading and Servicing

	6 District Plan Compliance
	7 Conclusion
	Appendix A  Proposed WMNZ Site Layout
	Appendix B  Te Rangihaeata ‘Tenancy Development’ Transportation Assessment Report
	DESIGN WITH  COMMUNITY  IN MIND
	Appendix B.pdf
	1 Introduction
	2 Site Location and Transport Environment
	2.1 Site Location
	2.2 Existing Traffic Patterns
	2.3 Road Safety
	2.4 Sustainable Transport
	2.5 Recent Network Changes

	3 Proposed Tenancy Development
	4 Stakeholder Liaison
	4.1 Waka Kotahi Transport Agency
	4.2 KiwiRail

	5 District Plan Assessment
	6 Site Access
	6.1 Manor Park Road / Benmore Crescent Intersection
	6.2 Manor Park Road Level Crossing

	7 Forecast Site Traffic Generation
	7.1 Trip Distribution

	8 Assessment of Traffic Effects
	9 Internal Site Design
	9.1 Proposed Movement Network
	9.1.1 Road Formation

	9.2 Individual Tenancy Access
	9.3 Parking Design and Demand
	9.4 Cycle Parking and End of Trip Facilities
	9.5 Loading and Servicing

	10 Conclusions
	Appendix A  Tenancy Plan Layout
	Appendix B  SFAIRP Report
	Appendix C  Benmore Crescent / Manor Park Road Intersection Upgrade
	DESIGN WITH  COMMUNITY  IN MIND
	Appendix C.pdf
	Sheets and Views
	310204837-01-100-C100-Layout1
	sheet

	310204837-01-100-C101-Layout1
	sheet

	310204837-01-100-C102-Layout1
	sheet


	RAIL CROSSING.pdf
	310204837-01-100-C301-C301
	Sheets and Views
	C301
	sheet



	310204837-01-100-C307-C307
	Sheets and Views
	C307
	sheet




	insert.pdf
	Sheets and Views
	310204837-01-100-C600-Layout1
	sheet






	20221031 Manor Park WMNZ Acoustic Assessment Final .pdf
	1 Introduction
	2 Performance standards
	2.1 Hutt City District Plan
	2.2 NZS 6803:1999

	3 Project criteria
	3.1 Noise
	3.2 Vibration

	4 Existing environment
	5 Operations
	5.1 Site details
	5.2 Noise level data

	6 Construction
	7 Predicted noise levels
	7.1 Operation
	7.2 Construction

	8 Summary
	9 Applicability

	S200380L01(full).pdf
	View Instrument Details
	1 Introduction
	2 Site Location and Transport Environment
	2.1 Site Location
	2.2 Existing Traffic Patterns
	2.3 Road Safety
	2.4 Sustainable Transport
	2.5 Recent Network Changes

	3 Proposed Tenancy Development
	4 Stakeholder Liaison
	4.1 Waka Kotahi Transport Agency
	4.2 KiwiRail

	5 District Plan Assessment
	6 Site Access
	6.1 Manor Park Road / Benmore Crescent Intersection
	6.2 Manor Park Road Level Crossing

	7 Forecast Site Traffic Generation
	7.1 Trip Distribution

	8 Assessment of Traffic Effects
	9 Internal Site Design
	9.1 Proposed Movement Network
	9.1.1 Road Formation

	9.2 Individual Tenancy Access
	9.3 Parking Design and Demand
	9.4 Cycle Parking and End of Trip Facilities
	9.5 Loading and Servicing

	10 Conclusions
	Appendix A  Tenancy Plan Layout
	Appendix B  SFAIRP Report
	Appendix C  Benmore Crescent / Manor Park Road Intersection Upgrade
	DESIGN WITH  COMMUNITY  IN MIND
	310204837-01-100-C100-Layout1
	sheet

	310204837-01-100-C101-Layout1
	sheet

	310204837-01-100-C102-Layout1
	sheet

	310204837-01-100-C301-C301
	Sheets and Views
	C301
	sheet



	310204837-01-100-C307-C307
	Sheets and Views
	C307
	sheet



	310204837-01-100-C600-Layout1
	sheet

	Executive Summary
	1.0 Introduction
	1.1 Scope of the report
	1.1.1 Boffa Miskell Limited (BML) have been engaged by Building Solutions to undertake an Assessment of Landscape Effects for a proposed development of a 13.2-hectare property (the Site).
	1.1.2 The Site is zoned General Rural Activity Area and is situated at 30 Benmore Crescent, Manor Park in Hutt City, refer Appendix 2 Map 1.
	1.1.3 The following Assessment of Landscape Effects evaluates the landscape and visual effects of the proposed development on the immediate and surrounding environment character.

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

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


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

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

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

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

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


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

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


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

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

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

	5.5 Visual Amenity Effects
	5.5.1 Visual amenity is one component of what contributes to the amenity values of a place. Amenity value is defined as:6F  ‘those natural or physical qualities and characteristics of an area that contribute to people’s appreciation of its pleasantnes...
	5.5.2 Visual amenity effects are influenced by a number of factors including the nature of the proposal, the landscape absorption capability and the character of the site and the surrounding area. Visual amenity effects are also dependent on distance ...
	5.5.3 Due to the location of the Site at the edge of the valley floor, the site and surrounding topography, and development and vegetation patterns in the wider landscape, there are limited public vantage points from which views towards the site are o...
	5.5.4 Sensitivity to change in the view from the roads is not considered high as viewers pass the site within a short period of time with the site to the side (not in front) and no views across the whole site due to topography and vegetation.
	5.5.5 Viewer sensitivity to change is considered higher for the river trail as people will be moving more slowly past the Site either on foot or by bike. While there is a mix of conditions along the length of the river trail, including visible built d...
	5.5.6 Visual effects associated with the proposed development from public vantage points have been assessed as ranging from low to very low as described below.
	5.5.7 The Site shares a boundary of approximately 390m in length with the Hutt River/Te Awa Kairangi margin. Between the water’s edge and the Site boundary is a varied landscape, with mixed vegetation cover including willows along the river edge, open...
	5.5.8 River trail users are exposed to a variety of conditions along the trail as described above and evident on site. The trail provides a recreation opportunity in a relatively natural environment setting. Users will be sensitive to any change that ...
	5.5.9 Between Taita Rock and the Pomare Rail Bridge views are intermittently available to the site through the stands of river edge willow planting. Refer to Image (j) above. Development of Area 1 will likely be visible in views from the river corrido...
	5.5.10 Along the trail on the northern side of the river, the Site boundary is situated beyond an existing line of vegetation that runs parallel to the trail. Future buildings within Area 1 will likely be visible from parts of the trail. Development w...
	5.5.11 Travelling in a westerly direction along the trail, the Site is visible as the viewer passes under the Pomare rail bridge, where there is an open view into the site (refer to Image (k) below). Proposed planting will be effective in mitigating v...
	5.5.12 Future buildings within Area 1 might be visible above the existing and proposed boundary and river corridor planting (refer to the Landscape Plan at Appendix 2). The proposed development will not necessarily result in any higher density of buil...
	5.5.13 Development and activities within Area 1 could be visible beyond the vegetation along Dry Creek as viewed from the River Trail beyond the south west corner of the site. The existing paling fence across the creek will screen close views across t...
	5.5.14 Mitigation planting as proposed along the southern site boundary will provide some screening of the future development over time. Native planting will be in keeping with the mixed vegetation character along the river corridor and aligns with wo...
	5.5.15 Image (m) below shows the view towards the Site from the footpath and entrance to a public walkway connecting Mary Huse Grove to the Hutt River Trail. A person will see this view in passing with future development at the edges of Areas 1 and 3 ...
	5.5.16 The eastern end of the site is visible from the opposite end of Mary Huse Grove at the intersection with Manor Park Road. The view is more distant, but future development would similarly be set in the context of a foreground of a street view an...
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