
 

 

Cannon Point Development Limited 
C/- Align  
Via email  
 
 

Date:  25 February 2020 

RM No: 2010109/LU 

NOTICE OF DECISION FOR RESOURCE CONSENT APPLICATION  
RESOURCE CONSENT FOR SUBDIVISION, EARTHWORKS AND VEGETATION REMOVAL AT TACOMA 
DRIVE, UPPER HUTT 

Dear Michael, 

I write to inform you that your application for resource consent for a subdivision and land use consent for 
associated earthworks, vegetation removal and residential development was granted (our ref. 2010109/LU) 
on 25 February 2021. The decision and the consent conditions, which are outlined at the end of the decision 
report, are attached.  Please review the conditions in the attached report as you will be required to comply 
with these. It is very important that you understand and undertake the necessary actions or work to comply 
with all the conditions of your consent.   

If you have any questions or concerns about any aspect of your consent or its conditions, I would be happy 
to discuss them with you.   

Please also refer to the following general information for consent holders:  

1. You may commence your activity immediately, unless you lodge an objection to this decision with 
the Upper Hutt City Council. Your commencement date will then be the date on which the decision 
on the objection is determined.  

2. This Resource Consent will expire five years after the date of commencement of consent unless: 

a. it is given effect to before the end of that period; or 

b. upon an application made before the consent lapses for an extension of consent.  The statutory 
considerations, which apply to extensions, are set out in Section 125(1)(b) of the Resource 
Management Act 1991. 

3. If you are dissatisfied with any aspect of the decision on your consent application, you have the right 
to lodge an objection with the Council under section 357 of the Resource Management Act 1991.  
You have 15 working days from the date you receive this letter of notification within which to lodge 
your objection to the decision.  Your objection should contain a statement as to what part of the 
consent you object to and should clearly explain the reasons for your objection. On receiving an 
objection in writing, the Council shall hear the objection and may uphold the objection wholly or 
partly. 

4. The applicant needs to obtain all other necessary consents and permits, including those under the 
Building Act 2004, and comply with all relevant Council Bylaws. 

 



Please feel free to contact me on 527 2175 or by email at helen.davis@uhcc.govt.nz  if you have any 
questions or concerns. 

Yours sincerely 

  

Helen Davis 
Planning Administrator 

Copies attached: 

• Delegated Authority Decision Report 
• Approved plans and details 

 

mailto:helen.davis@uhcc.govt.nz
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DECISION REPORT – RESOURCE CONSENT 
 

APPLICANT Cannon Point Development Limited  Council 
Reference:  

2010109 and 
2010109LU SITE LOCATION 43 Tacoma Drive and Tacoma 

Drive/Larchmont Grove, Upper Hutt 
 

LEGAL DESCRIPTION Lot 2 DP 306622 and Lot 1 DP 52931  
 

DISTRICT PLAN ZONE  Rural Lifestyle, Open Space and Rural Hill 
ACTIVITY STATUS Land Use: Discretionary 

Subdivision: Discretionary 
NESCS: Discretionary  

 
1. PROPOSAL  
Subdivision 
The proposal involves a staged residential subdivision comprising a total of 45 residential lots, with associated 
earthworks and vegetation clearance for the construction of roads and services.  
 
The first stage of the subdivision will comprise:  
 

- The subdivision Lot 1 DP 52931 into two lots – being Lot 150 which will be vested as road to service the 
proposed development and a balance lot (Lot 1002) which will contain the remnant area of Lot 1 DP 
52931.  

- The subdivision of Lot 2 DP 306622 (being the site subject to residential subdivision), into Lots 1 – 11 
and a balance lot (Stage 2), along with one lot (Lot 152) to be vested as road.  

- Lot 400 and 401 will also be created at this stage which are larger ‘bush lots’ to be retained by the 
previous owner, noting that Lot 401 is subject to a QEII covenant.  
 

The second stage of the subdivision will comprise the subdivision of the balance lot from Stage 1 into:  
- Lots 13 – 46 – being residential lots 
- Lots 200, 300 and 1001 to be vested to Recreation reserve to UHCC 
- Lot 153 to be vested as road to UHCC 
- Lot 12 to be vested to Council as a Drainage reserve 
- Balance lot, Lot 1000 

 
The layout of the subdivision is set out in Macroventures scheme plans, Drawing No.’s SCH01-05. The residential 
lots will range from 448m2 to 1128m2 in area, and will be serviced either directly by a new internal road or 
smaller right of ways. It is noted that Lot 200 to be vested to Council contains the existing ‘Cannon Point’ 
Walkway as it extends from Tulsa Park through to the proposed new public road. The walkway then extends on 
from the location of the new public road into Lot 1001, which is also to be vested to Council. As a result of the 
alignment of the new road and associated earthworks, a portion of the track above the road will need to be 
realigned which will be completed by the applicant. The applicant has consulted with GWRC parks team to 
determine the best alignment of the path and this detail will be provided as part of the engineering approval 
stage.   

 
Engineering plans have been provided by Macroventures Plans which detail roading and servicing for the 
proposed subdivision. The road has been designed to ensure a two way carriageway, which terminates at a 
turning head at the end of stage 2. The road will be two lanes the entire length of the new road, though footpaths 
and parking will be reduced at times to ensure clearance from features such as wetlands, banks, and a stream. 
The typical roading widths are illustrated in Macroventures Plans RC310 -312. Landscaping within the road is 
proposed, which will be determined at the engineering approval stage for the subdivision.  
  
In regard to services, it is proposed that the development is serviced by reticulated services. The existing public 
water supply main would be extended to service the proposed development for both domestic and fire-fighting 
purposes. The existing public wastewater main located at the junction of Hartford Crescent and Tacoma Drive will 
be extended to service the site. All of the proposed lots will be able to achieve a gravity connection to the 
extended public main. In regard to stormwater, both stormwater detention and stormwater treatment are 
proposed to be incorporated into the design of the subdivision. A stormwater ‘train’ is proposed where individual 
retention tanks (both for recycling and reuse of water) will be provided along with bio-retention of a detention 
pond in Lot 12. Preliminary analysis has been undertaken and provided by Three Waters Limited to determine the 
appropriate detention volume for the site and inform the design of the proposed stormwater system, which will be 
refined as part of the engineering approval stage for the development.  
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A catchment analysis has also been undertaken by Three Waters Limited to identify the overland flow paths from 
the existing hill catchment above the proposed area of development, with cut off drains, swales and secondary 
overflow paths have been proposed to manage overland flow. The details of these engineering solutions would be 
provided at the engineering approval stage.  
 
Cancellation of ROW Easement 
As part of the proposal, it is also intended to cancel an existing ROW easement. An existing ROW over Lot 2 DP 
306622 – in favour of Greater Wellington Regional Council – provides access through to Lot 8 DP 306622 (being 
GWRC owned land). The applicant proposes to cancel this easement as it will be effectively ‘absorbed’ into the 
new road. It is noted that a road when vested must be free of encumbrances therefore the existing ROW will need 
to be revoked prior to the vesting of the new road in favour of UHCC. 
 
Land Use 
Land use consent is simultaneously sought for earthworks and indigenous vegetation clearance, residential 
development within the rural lifestyle zone and the placement of a new culvert and associated earthworks (within 
20m of a waterbody). It is noted that the applicant is also seeking resource consent from GWRC with respect to 
works within proximity to a waterbody and wetlands.  
 
Earthworks  
Earthworks are primarily proposed through the site to facilitate the construction of the road and ROWs. As part of 
these works, cut batters will also extend partially into Lots 1 and 2 near the entrance to the site to push the 
existing bank further back to provide area for a footpath along this edge. Additionally, cut and fill batters will 
extend partially into Lots 13 – 21, 18-19, and Lots 31-32 where the topography necessitates in order to achieve 
suitable fill and cut batters and extend building platforms. The proposed earthworks are shown on Macroventures 
Plans Dwg No.’s RC200 – 203. Sheets RC 200 to RC 202.  
 
The overall proposal will involve a cut of 17,730m3 and a fill of 6,330m3 leaving an excess of 11,400m3 to be 
disposed of, off site. The earthworks is over a total area of 18,030m2. Long and cross sections of the earthworks 
are shown on Macroventures Plans Dwg No.’s RC320-339.  
 
A Geotechnical Investigation was undertaken by Engeo and a report has been supplied with the application which 
assesses the suitability of the site and earthworks for the proposed development. An addendum to this report 
was also provided that further assessed the stability of the slopes below the development area along the extent 
of stage 1 and 2.  The earthworks and associated roading design are designed in accordance with the 
recommendations of the Engeo geotechnical report. The geotechnical assessment identified certain restrictions 
and recommendations for future engineering or building works, which would be anticipated to form resource 
consent conditions.  
 
Standard eosion and sediment controls measures are proposed and these are detailed on the Macroventures 
Plans RC210 – 212 and 220 – 223.  
 
Vegetation Removal 
The application includes an ecological impact assessment report undertaken by Boffa Miskell which identifies the 
existing ecological environment of the site and the ecological effects of the proposal. The proposal involves the 
removal of pockets of existing vegetation to enable the formation of the proposed road, as identified in Figure 2 
of the Boffa Miskell report. The total area of indigenous removal has been estimated at approximately 500m2 of 
regenerating forest. The proposal will clear 600m2 of mixed and exotic scrub. It is proposed that the balance 
vegetation on residential lots will be protected via a covenant, with the protected areas to be delineated on the 
land transfer plan. It is noted that the bulk of the vegetation across the site will be contained in land that is to be 
vested to Council or will be subject to a QEII covenant.  
 
Residential Development 
The underlying zoning of those lots intended for residential development will be rural lifestyle. The applicant is 
seeking that the residential standards for development and use of the sites applies rather than the rural 
standards, given the proposed end use of the development. It is sought that in general, the bulk and location 
standards as well as activity standards for the residential zone apply, except for the following additional controls:  
 

(i) All buildings on Lots 1 – 11 shall be single storey only, with a maximum height of 5m  
(ii) Yard setbacks for Lots 1 – 46 shall be as per the Align Drawing MV003-DRG-LA-107-110.  
(iii) The minimum yard setback from the southern boundary for all buildings on Lots 1, 5 and 6 shall 

be 4m  
(iv) The minimum yard setback from the southern boundary for all buildings on Lots 9 – 11 shall be 

6m.  
 
The proposed setback controls for the lots are shown on the drawing titled ‘Stage 1 Setbacks’ prepared by Align.  
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Contaminated Soils – NES-CS 
An application has simultaneously been lodged with respect to the disturbance of potential contaminated soil. 
While the site is not listed on the Selected Land Use Register (SLUR), the site has a history of potential hazardous 
activities (HAIL) having occurred, including the storage of asbestos products, demolition of buildings, motor 
vehicle workshop, the presence/storage of unmarked drums and possible pesticide storage.  As such, the 
applicant has provided a combined Preliminary and Detailed Site Investigation report, prepared by Engeo Limited 
(“Engeo”). Soil sampling was undertaken in those areas identified in the assessment as having had HAIL 
activities undertaken, which are identified in Figure 1 and 2 of the Engeo report. The results of the testing are 
included in the report and conclude that all levels were below the criteria for residential human health or 
laboratory detection. However the report also noted that further testing is required once the buildings and 
stockpiles of material on the site are removed to confirm these findings.  
 
The applicant therefore seeks resource consent under the National Environmental Standard for Contaminated 
Soils (NESCS), because until further testing is undertaken, the proposed subdivision and change in use cannot be 
deemed a permitted activity under the NESCS it cannot be concluded that soil contamination does not exceed 
the applicable standard in Regulation 7.  

 
2. SITE DESCRIPTION 
The proposal involves two sites – being Lot 2 DP 306622 and Lot 1 DP 52931 - which are adjoining parcels of 
land located at the northern end of Tacoma Drive.  
 
Lot 1 DP 52931 – Tacoma Drive/Larchmont Grove property 
 

 
 
Figure 1: Aerial image of Lot 1 DP 52931 - the area to be vested as road is shown highlighted.  
 
Lot 1 DP 52931 is an 8.8ha allotment which comprises the open grassed terraces between the residential 
houses below and the vegetated hillside. The property extends from its entrance at Tacoma Drive east right 
through to the river bank. The site is largely vacant, except for a few farm sheds on the site. It is used for grazing. 
The transmission lines extend along this site. Physical and legal access to the site is obtained via either the 
Tacoma Drive entrance of Larchmont Grove entrance. The site is zoned Rural Hill.  
 
Other than the creating of a lot to vest as road as identified in Figure 1 above, Lot 1 DP 52931 will not be subject 
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to any further subdivision or works as part of this proposal.  This report will therefore focus on the subject site as 
comprising Lot 2 DP 306622 – being the site subject to the proposed residential subdivision and development.  
 
Lot 2 DP 306622 – 43 Tacoma Drive 
This site is the subject of the subdivision consent being a 52.12ha property which comprises the grassed 
terraces between the residential development of Tulsa Grove and Hartford Crescent, and extends into the 
vegetated hillside.  
 
The geological features of the site consist of a raised alluvial terrace which then rises relatively steeply with well 
vegetated hillsides containing regenerating indigenous forest and indigenous/exotic mixed scrub vegetation. The 
site contains a stream (an unnamed tributary to the Hutt River) as well as engineered drains. Two wetland areas 
have been identified on the site.  
 
The 110kV transmission lines traverse through the site along the top terrace. The site contained a range of sheds 
and building materials near the entrance to the site, however these have since been largely removed. Access 
tracks extend through the site. The site was previously used for grazing, with fencing of paddocks along the 
grassed terraces.  
 
The lower portion of the site is zoned Rural Lifestyle, while the upper extent is zoned Open Space. There are no 
other existing District Plan planning features that relate to this site.  
 
Council is aware of uncertified filling that has been undertaken on the site and this is identified as being 
contained within Lot 400. 
 
The property features easements for ROW as well as the transmission lines.  
 
The existing Cannon Point track which begins at Tulsa Park cuts through this site. 
 
The surrounding area can be characterised as follows:  
 

- Established residential development to the south – comprising the northern extent of Totara Park 
- Tulsa Park is located to the south of the site 
- Rural lifestyle properties are located to the south and south-west of the site 
- Lot 1 DP 52931 to the east – as described above 
- Vegetated and undeveloped hillside to the north, which continues into GWRC owned land 
- Similar grassed terraces rising to vegetated hillsides to the west.  

 

 
Figure 2: Aerial image of Lot 2 DP 306622 – 43 Tacoma Drive  
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3. RULES AND REGULATIONS  
3.1 National Environmental Standards 

 
It is considered that in respect of this application and UHCC’s jurisdiction, only the NESCS is applicable.  
 
NESCS 
The applicant has provided a PSI and DSI prepared by a suitably qualified and experienced practitioner (SQEP) 
which identifies several HAIL activities that have been undertaken on the site. The DSI identifies that further testing 
is required – beneath buildings and fill sites that are to be removed.   
 
Pursuant to Regulation 11(2) the proposal is a discretionary activity under the NES as it fits the criteria of Regulation 
11(1). The activity is not permitted, controlled or restricted discretionary because although a Detailed Site 
Investigation (DSI) of the piece of land exists, further sampling is required and it cannot be concluded that soil 
contamination does not exceed the applicable standard in Regulation 7.  
 
The proposed off-site disposal of disturbed soil is also likely to exceed the Permitted threshold in 8(3)(d)Iii). 
 
3.2 District Plan 
Subdivision  
The proposed subdivision involves land that is zoned Rural Hill (Lot 1 DP 52931), Rural Lifestyle and Open Space 
(Lot 2 DP 306622). Other than the creation of Lot 150, which is to be vested as road, no further subdivision is 
proposed as part of this application of the Rural Hill zoned land. The subject allotment is already less than 20ha 
in area, and therefore the subdivision of this site is a Discretionary activity. In respect of Lot 2 DP 306622, the 
creation of residential lots is contained wholly within land zoned Rural Lifestyle and as lot sizes will be less than 
the prescribed 1ha minimum lot size and shape factor for this Rural Lifestyle zone (Rule 19.5), subdivision of this 
site is a Discretionary Activity. That potion of the site zoned Open Space will not be subject to subdivision for 
residential lots but will be contained within the lots to be vested as reserve, which is a Controlled Activity. 
 
Consent is also triggered for the subdivision due to the proximity of the transmissions lines. Rule 19.18 stipulates 
that subdivisions which create building platforms within 32m of high voltage (110kV or greater) electricity 
transmission lines are a restricted discretionary activity. Proposed Lot 19 comes within 32m of the transmission 
line. 
 
Overall, the proposed subdivision is a Discretionary Activity.  
 
Land use 
The proposed vegetation clearance is a Discretionary Activity in accordance with Rule 27A.2 of the District Plan.  
 
The proposed earthworks exceed the permitted activity standards for physical area (being more than 150m2 in 
area – Rule 23.4) and cut and fill heights (Rule 23.3). Earthworks will also occur within 10m of water bodies 
(Rule 23.6). Consent is required as a Restricted Discretionary Activity for earthworks. 
 
Land use consent is also sought for reduced setback standards for the proposed residential lots, in lieu of the 
prescribed rural lifestyle zone setbacks. The application of reduced setbacks is a Discretionary Activity in 
accordance with Rule 19.2 of the District Plan.  
 
In accordance with the bundling principle of the RMA, the components of the proposal that require land use 
consent are determined as a Discretionary Activity.  
 

 
4. NOTIFICATION ASSESSMENT 
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). 
 
4.1 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 
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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 residential activity with a restricted discretionary or discretionary activity status  
 A subdivision of land with a restricted discretionary or discretionary activity status  
 A boundary activity with a restricted discretionary, discretionary or non- complying 
activity status  
 An activity prescribed by regulation made under s360H(1)(a)(i) precluding public notification 
(if any)  

 Yes 

  
Public notification is precluded under step 2 as the proposal constitutes a residential activity and a subdivision of 
land with a discretionary status. Step 3 is therefore not required with assessment resuming at step 4.  
 
It is noted that the Resource Management Amendment Act 2020 repealed section 95A(5)(b)(ii) as at 30 September 
2020.  In accordance with the transitional provisions in Schedule 12 to the RMA, any application lodged with the 
Council before that date must be processed on the basis of section 95A as it was at the time of lodgement, not at 
the time of decision. As such, the preclusion in section 95A(b)(ii) for public notification applies to this application.  
 
Step 4 – Public notification is required in special circumstances 
If public notification is not required under step 3 public notification 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 the subdivision and associated residential subdivision of a 
land zoned rural lifestyle. This is reflected as a discretionary activity in the District Plan, for which the Plan sets 
out assessment criteria and objectives and policies to assess the proposal. It is not considered that public 
notification will result in additional information material to the processing of this consent. As such I do not 
consider there to be any usual or exceptional circumstances that warrant public notification of this proposal. 
 
Conclusion  
Public notification is not required.  
 
 
4.2 LIMITED NOTIFICATION STEPS - SECTION 95B 
Pursuant to section 95B of the Resource Management Act, a 4 step process must 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  
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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? 

No 

 
While the application site is not located adjacent to, and will not affect, the Hutt River Statutory 
Acknowledgement area, it does contain a stream that connects to the Hutt River. Te Awakairangi is recognised as 
being of cultural significance to Maori. The application was circulated to Port Nicholson Block Settlement Trust 
(Taranaki Whanui ki Upoko o Te Ika); Wellington Tenths Trust; and Te Runanga o Toa Rangatira Inc (Ngati Toa). 
No comment was received.  
 
As discussed further below, the ecological effects from construction and earthworks activities is not considered to 
adversely impact on the waterbody, but rather improvements to the quality of the waterbody can be achieved on 
site. The proposal seeks to maintain the existing waterbody on the site. For these reasons, I consider that any 
effects upon persons to whom a statutory acknowledgement is made will be less than minor. 
 
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 either or both of the following, but no other activities: 
• A controlled activity (other than a subdivision) under the District Plan 
• An activity prescribed by regulations made under s360H(1)(a)(ii) precluding 

limited notification (if any) 

No  

 
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’ 
• In the case of any activity prescribed under s360H(1)(b), a prescribed 

person in respect of the proposed activity. 

No  
(see below 
assessment) 

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”.  
 
The applicant has obtained the written approval of Transpower NZ with respect to the proposal to create a lot (Lot 
19) within 32m of the transmission lines which cross the site. All other lots are the complying distance of more 
than 32m from the lines. It is noted that the applicant commissioned a report by Lummen Engineers to assess the 
effects of the proposed subdivision due to its proximity to the lines. The report concludes that each of the proposed 
lots can achieve the required ‘clearance envelope’ as set out in the NZECP34 standard (being a Transpower 
requirement) under all weather conditions, and that there is no risk to Transpower and future occupants.  
 
No other written approvals have been received. In accordance with section 95E, I have considered whether the 
proposal could adversely affect any persons. I consider there to be no affected persons as the potential 
environmental effects will be less than minor for the following reasons: 
 
Landscape and Visual Effects  
 
The applicant has provided a landscape assessment prepared by Local, which assesses the visual and landscape 
effects of the proposal including earthworks, roading and the resulting housing development.  The assessment 
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includes visual simulations to represent buildings on the subject site as seen from key viewpoints. It is noted that 
Local’s simulations are based on a worst case scenario of two-storey dwellings across all proposed lots and 
‘block’ type buildings with no articulation for rooflines or changes in building form. Visual simulations are not 
“real life views”, illustrating a two-dimensional view of a proposed development from a particular viewpoint only.  
 
Further to this assessment, the applicant’s agent Align, provided a landscaping plan to show the proposed 
landscaping along the southern boundary of the site which adjoins the existing residential properties along 
Hartford Crescent. Visual simulations were also provided by Align to show the impact of landscaping with respect 
to buildings as seen from the immediate area. It is noted that the focus of Aligns simulations is Lots 1 – 11 and 
as such there simulations are based on single storey dwellings only, which is a height restriction proposed for 
these lots.  
 
The visual analysis provided by Local determined the impact of the development from key viewing points, 
including the Hutt River and Totara Park Bridge in terms of longer range views and from Hartford Crescent and 
Tulsa Park in terms of shorter range views. Their report includes a table which identifies the scale of effect as 
seen from these viewpoints. In regard to viewpoints from the wider area, the visual effects are considered low (or 
less than minor) due to: 
  

• Limited visibility of the site due to the flat terrain of the Hutt Valley 
• The development would sit discretely in the landscape reading as an extension to the existing residential 

properties,  
• The resulting building development will be nestled below the existing vegetated hills, rather than against 

the skyline   
• The mitigation provided by existing and proposed landscaping on the site,  
• The building controls proposed on scale and building materials   

 
The report identifies a longer range viewpoint from Mangaroa Hill Road (which looks back at a higher elevation 
across to the subject site) as having a low-moderate effect. However, given the distance from the site and the 
dominance of the vegetated slopes being the main contributing factor to the appreciation of landscape as viewed 
from the other side of the river, it is considered that the effect on landscape is less than minor.  
 
The subject site also forms part of a draft Special Amenity Landscape (Cannon Point #6) which is described as a 
forested backdrop to the Upper Hutt valley urban areas and extension of the recreation trails. The proposed 
subdivision largely avoids this area being that it corresponds to the forested backdrop, and development is 
limited to the grassed terraces. From a landscape perspective, the characteristic of the site that is identified as a 
special amenity feature is the backdrop provided by the forested hillsides that continue in both directions beyond 
the subject site. The proposal subdivision and resulting development will not compromise this landscape feature 
as seen from the immediate or wider area.  
 
From the analysis provided in the application, along with the scope of the draft SAL, it is determined that the 
landscape element of the subject site which is important to the landscape values of the wider area is the 
vegetated hillsides.   
 
Given that the prominent landscape feature the site – being the landscaped hillsides – will not be altered and 
development is contained to the grassed flat terraces, and as the proposal is considered to read as an extension 
to the existing residential development, the effects of the mid to long range views of the proposed development 
are considered to be less than minor. In regard to transient views of the site from reserve areas or public roads, 
for the same reasons as identified above, the landscape effects are considered to be less than minor.  
 
In regard to the immediate area, the analysis by Local identifies that closer views from the neighbourhood are 
identified as having a low or low to moderate effect depending on the viewpoint. The immediate area comprises 
existing residential properties, local public roads and also Tulsa Park. In addition to Local’s assessment, Align 
have provided visual simulations which represent the resulting development with the building controls proposed 
of single storey and proposed landscaping. Taking into the account the control on building height and proposed 
landscaping, some of which already exists on the southern bank, the visual and landscape effect of the resulting 
dwellings is considered to be less than minor.  
 
In particular, the vegetated bank between the existing residential properties of Hartford Crescent and the 
proposed development provides a buffer in both height and setback from the existing residential properties. The 
effect of the landscaping has been shown in the simulations presented by Align, which demonstrates that 
additional landscaping will be effective in largely screening new development. The applicant has agreed that a 
final landscaping and fencing plan is to be supplied to Council to confirm appropriate species of plants and 
fencing details that will provide for screening and privacy, but not result in height or shading effects on the 
properties below.  
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The subdivision has been designed to minimise the number of buildings immediately fronting the adjoining 
properties of 19 – 37 Hartford Crescent. Due to the perpendicular alignment of Lots 1, 5, and 6, generally only 
one to two dwellings would be built within the immediate field of vision from each of these properties. Dwellings 
on lots further in the development would be obscured and set back as to not be highly visible from Hartford 
Crescent properties. It is noted that there is a difference in ground levels between the Hartford Crescent 
properties and the proposed lots, where the proposed lots are located on the terrace elevated above and 
separated by a vegetated bank. Because a setback of between 4 – 6m has been proposed for any building from 
the shared boundary, with the construction of a fence and additional planting along this boundary, only the upper 
portion of the new dwellings, such as gables and roofs, would likely be visible from these Hartford Crescent 
properties. When considering these factors, together with the proposed landscaping buffer and controls on 
building height and materials, the visibility of the resulting development is considered to be less than minor in 
respect of adjoining existing residential properties.    
 
From the viewpoints of Tulsa Park, the Local report identifies a low-moderate effect, noting that the existing 
vegetation in the foreground and the backdrop of the vegetated hillside assists to mitigate the visual effect of the 
resulting development on the subject site. The visual representation by Local shows two-storey dwellings - being a 
worst case scenario. While buildings will be visible from this angle, subject to controls on building materials and 
landscaping that would occur by condition, the obtrusiveness of dwellings would not be as obvious as that shown 
in the viewpoint provided by Local. It is noted that views from this location are occasional, being viewed only 
when the public are using this park area. When comparing the scale of the proposed development to that of the 
natural landscape of the vegetated escarpment and the hills behind the site, it is considered that the 
development will not be obtrusive, but will be nestled back into the terraces of the site.  
 
The applicant has proposed siting, height and design controls for buildings to minimise the visual impact of the 
resulting residential development. It is acknowledged that these proposed mitigation measures will assist in 
minimising the visual prominence of the dwellings across the site as a whole – particularly from the surrounding 
residential properties.  
 
The Local report concludes that the due to the development being confined to the flat terraced land which 
features the backdrop of the vegetated hillsides, the resulting development will not be highly visible and will have 
a ‘very low’ impact on the landscape. Rather the development appears as a natural extension to the existing 
urban form of Totara Park, and to some extent continues the pattern of development on the river terraces evident 
from Riverstone Terraces through to Akatarawa.  
 
For the reasons discussed above, the landscape effects of the proposal are considered to be less than minor.  

 
Rural Character   
 
The proposal is to subdivide an area of land which is within the Rural Lifestyle Zone and as such it is appropriate 
to consider the effects in this regard. The rural lifestyle zoning applies to this site, extending up into the hill 
behind the flat terraces as well. There is also an area of Rural Lifestyle zoning on the flat of Malcom Gillies Grove, 
which comprises an established rural-residential lifestyle area. Excluding the Open Space zoning within the 
subject site, the rest of the hills and terraces to the east and west of the site are zoned Rural Hill which is 
characteristic of the zoning applied to the undeveloped hills across Upper Hutt. Otherwise the site is bordered by 
residential properties of Totara Park.  
 
It is acknowledged that the Rural Lifestyle zone would anticipate a certain level of development on the site – such 
as 1ha blocks, with dwellings and associated outbuildings. The undeveloped nature of the site to date is due to 
the longevity of ownership rather than constraints of the site for development. It is noted that the rural or farming 
elements that are apparent on the site are limited to the narrow extent of the grassed terraces. The majority of 
the site is characterised by the natural and undeveloped vegetated hillsides. This landscape feature surrounds 
most of Upper Hutt and clearly defines, both geographically and visually, the urban extents of suburbs. The 
character value attributed to the undeveloped and vegetated hillsides is more closely aligned to open space, 
rather than rural.   
 
In regard to the appreciation of the character of the site from the wider area, it is considered that the grassed 
terraces make a limited contribution to the site, and in particular, the site as a rural landscape. This is due to the 
narrowness of the grassed terraces and because they are somewhat overshadowed by the backdrop of the 
undeveloped vegetated hills and the existing residential development running parallel to the site. As such, the 
proposed development of the grassed terraces for residential rather than rural development is not considered to 
impact on rural character values.  
 
As viewed from the immediate residential properties, due to the height difference and the intervening vegetation 
of the escarpment or banks between properties along Hartford Crescent and Tulsa Grove, the appreciation of the 
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site as a rural landscape is limited. It is considered that the proposal can maintain the open space and vegetated 
outlook that these properties currently have – through the proposed layout, landscaping and building controls.  
 
The proposal is not considered to result in any rural amenity effects, in so far as the proposal is not surrounded 
by rural properties for which reverse sensitivity effects could arise. The small pocket of land to the east is used for 
limited grazing, however the proposal would not impact on this.  
 
Overall, it is considered that the proposed area for development, being the grassed terraces, is not considered 
significant in terms of rural character. Rather, the undeveloped vegetated hillsides provide the highest value in 
terms of landscape and character which will not be compromised by the proposal.  
 
 
Residential amenity – visual and privacy  
The site is adjoined by residential properties to the south, notably 9 - 37 Hartford Crescent and 6 – 14 Tulsa 
Grove. Residential properties along Tacoma Drive and Hartford Crescent also have immediate views of portions 
of the site, albeit being obstructed by existing residential development.  
 
While the proposal will result in a greater density of development across the site than envisaged for the rural 
lifestyle zone, it is not considered that the development will adversely impact on the residential amenity or privacy 
values of the immediate, including adjoining, residential properties for the following reasons.   
 
In regard to those properties immediately adjoining the site, as discussed in the landscape assessment above, 
the visibility of the resulting built development is not considered to adversely impact on views and outlook from 
these properties, due to the following factors:  

- The landform of the raised terrace which provides a natural barrier 
- Viewshafts of the vegetated hills behind will be largely unchanged, with no development proposed on the 

hill portion of the subject site 
- the alignment of lots to minimise the number of dwellings that would be located along the interface with 

the existing adjoining residential properties,  
- the proposed minimum setback from the bank of between 4 – 6m, 
- The existing and proposed intervening vegetation  
- The restriction to building height for Lots 1 – 11.  
- Controls on building materials, such as reflectivity and colours  

 
It is proposed to restrict dwellings on Lots 1 – 11 to single storey, as these are the lots that are most closely 
related to the existing residential area, with six of the proposed lots sharing a common boundary. The restriction 
on the height is to minimise the potential building bulk effect as seen from the adjoining residential properties 
and to ensure that given the higher elevation of the site, overlooking from a second storey will not occur. The 
remainder of the building sites for the lots in the development are located at a notable distance back from the 
interface with existing residential properties and therefore a restriction on building height is not considered 
necessary. The combination of the building height and setback controls, along with the proposed landscaping 
means that once established, it is only likely that the upper portions of the resulting dwellings on the site will be 
visible from the residential properties below. This has been illustrated on the Align simulations.  
 
Lots 1, 5 and 6 are aligned such that they each present an extended boundary to existing adjacent properties in 
order to limit the number of new dwellings positioned along this boundary. Because of the narrower lot shape of 
Lots 9 – 11, an increased setback of 6m is proposed to buildings on these lots from the common boundary with 
the existing residential properties. Additionally, the fact that the proposed dwellings will be sited on an elevated 
terrace, and set back from the edge of the bank which slopes down to the existing residential properties along 
Hartford Crescent, means there is a buffer, both topographically and visually, between the existing and proposed 
dwellings. The topographical and site layout considerations, combined with the restriction to building height and 
proposed landscaping, are considered to mitigate the visual effect of building bulk as seen from the existing 
residential properties below. 
 
It is not anticipated that the resulting dwellings will impact on privacy values of the existing residential properties 
given the difference in elevation of the residential properties to the terraces on the subject site as well as the 
proposed setback and height controls for buildings along with the fencing and landscaping buffer. In regard to 
fencing and landscaping along this boundary, a final plan will be submitted to Council detailing the type of fencing 
and plants. Fencing is required for security and safety as well as to ensure an instant barrier while planting 
establishes. The fencing and planting barrier between the two properties will mean that overlooking from the 
backyards of the proposed lots down onto the adjoining existing residential properties will be minimised, if not 
avoided.  
 
As noted previously, landscaping is proposed along the interface (comprising a vegetated bank) with 17-37 
Hartford Crescent properties. It is acknowledged that the planting will have the benefit of providing a visual buffer 
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and screening, while not introducing a new landscape element, given that there is existing planting in this 
location already.  The applicant has agreed to provide a final landscaping plan that will detail fencing details and 
plant species for this area, noting that while screening is sought, plants will need to be selected which would not 
have an adverse shading effect on the properties below. Overall however, it is considered that the additional 
planting will enhance the amenity values of the subject site as seen from adjoining properties as well as provide 
a visual buffer and screening of the proposed development.  
 
In regard to those properties not directly adjoining the site, but which are in the immediate area, separated by 
roads or other residential properties, as noted in the landscape assessment above, the visibility of the resulting 
development as seen from the surrounding area is not considered to be obtrusive, but rather the development 
can nestle into the landscape. Additionally, the proposed building controls, including building height and setback, 
along with the proposed landscaping buffer are considered to effectively mitigate the potential visual and amenity 
effects associated with the proposed development in the context of the immediate residential area.  
 
In terms of the consideration of the outlook from existing neighbouring dwellings, it is considered that the 
potential for adverse amenity effects associated with outlook will be mitigated by restrictions placed on the 
location, height and design of buildings along with the retention of vegetation. It is acknowledged that by setting 
back the proposed buildings from the bank along with the proposed building height restriction and landscaping, 
the potential impact on the outlook of the existing residential properties toward the north will not be disrupted to 
a degree that would have an adverse effect. Views of the vegetated hillside to the north will remain a dominant 
landscape feature as seen from these properties.  
 
For these reasons, the proposal is not considered to adversely impact on residential amenity, including outlook 
and privacy, of the adjoining residential properties.  
 
Traffic Effects 
The proposal will result in a new internal public road (proposed Lots 150, 152 and 153) extending from the end of 
Tacoma Drive, and smaller right of ways within the development to service the proposed new allotments. Council’s 
consultant engineer has reviewed the proposed internal layout and advised that the typology is acceptable and will 
provide adequate vehicle and pedestrian access and connection to the existing roading network. As street parking 
will be available within the proposed internal road, it is not expected that the proposed subdivision will result 
in parking spill over onto Tacoma Drive or Hartford Crescent. As such, the proposed subdivision has the capacity 
to meet its parking demands on site.  
 
It was identified in the pre-application discussions for this development that pedestrian connection through the 
site was important to open up the recreation opportunities to the wider Totara Park community, primarily being the 
Cannon Point walkway. Footpaths have been provided which will connect the development to the existing footpath 
on Tacoma Drive/Hartford Crescent, as well as provide a benefit of a loop track from the Cannon Point Walkway to 
the Tulsa Park reserve area.   
 
In regard to the local roading network it is noted that from the roundabout on the end of California Road (past the 
bridge), the roading network is split providing connector roads through the suburb, dispersing traffic once it leaves 
the bridge. Council’s Roading Manager has advised that the local street network from the bridge onwards would 
have no issues accommodating the extra vehicle movements resulting from the proposed subdivision. The proposal 
for an additional 45 allotments is estimated to equate to a 4% increase to traffic within Totara Park, simply based 
on the existing number of residential properties within this suburb. This is considered a modest increase in traffic 
movements which can be absorbed into the local roading network in a manner that is both safe and non-disruptive 
to the carrying capacity of the surrounding roading environment. 
 
In regard to the effect of the additional traffic from the proposed development on the intersection with SH2, 
comprising the Totara Park bridge, an analysis was prepared by Tim Kelly Traffic Planning. The assessment included 
a modelling exercise for the SH2 intersection, where it is noted that the main traffic issue for Totara Park residents 
is the build-up during peak times at this intersection. It is acknowledged that the build-up at the intersection is an 
issue known to Council already and as such a potential upgrade (subject to funding) to the carrying capacity of the 
lanes between the bridge and the SH intersection has been proposed. Modelling of the impact to the ‘Level of 
Service’ as a result of the additional traffic from the proposed subdivision include a scenario of no upgrades to the 
intersection/bridge. The results of the modelling undertaken for this scenario showed that the impact of the 
increased number of vehicles could result in a 3 second increase in the average delay during peak times at this 
intersection. This effect is an impact to the ‘level of service’ or efficiency rather than a direct safety issue. Council’s 
Roading Manager has reviewed the proposal and analysis and confirms that the proposed development and 
resulting traffic movements can be accommodated within the existing intersection capacity, albeit with a potential 
reduction in level of service for existing users. Overall however, this is not a safety effect and the increase in traffic 
numbers is not so significant as to cause an unacceptable effect on efficiency.  
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For these reasons, it is considered that the potential adverse traffic safety and efficiency effects associated with 
the proposal will be less than minor.   
  
 
Ecological effects 
An ecological impact assessment was undertaken by Boffa Miskell, noting that their assessment guided the 
layout of the subdivision and location of the road to avoid existing natural wetlands and minimising impact on 
existing watercourses as well as indigenous vegetation clearance. As part of Boffa Miskell’s assessment, the 
existing natural components of the site, including vegetation groups, wetlands, watercourses, habitats and fauna 
were identified and mapped, which are described in section 3.0 of their report and identified on Figure 2 in their 
report.  
 
The regenerating forest (Community B) present within the site is consider to be ecologically significant, triggering 
the rarity criteria of Policy 23 of the RPS. The scrubland (Community C) is not considered to be significant as it 
does not trigger any of the criteria and it contains high proportions of exotic and weedy incursions. It is noted that 
there is a draft Significant Natural Area and Landscape across the site, which includes the scrubland. The report 
considers that the waterways through the proposed development are not significant waterways. There are two 
wetland areas on the site which can be considered as significant natural wetlands according to the PNRP criteria, 
as identified on Figure 2 of the report.   
 
Section 6 of the report addresses the ecological effects of the proposal, of which the following summarises this 
assessment:  
 

- The proposed works primarily affect the grazed pasture habitat, with small areas of native vegetation 
clearance. The loss of pasture is considered to have a negligible ecological value and therefore the 
overall effect is determined as very low.  

- The clearance of approximately 0.05ha of regenerating forest is proposed, which is part of a 
community which comprises over 250ha on the hills above the site. The type of vegetation removed 
is also a common community throughout the Hutt Valley and therefore on a catchment basis, the 
small loss is determined to have a very low overall effect.  

- The clearance of approximately 0.06 ha of the mixed native and exotic scrub is proposed, which will 
equate to around 1.4% of the community on this site. Mahoe-dominated scrub is a very common 
early successional community in the Wellington Region, and therefore the overall effect of this loss is 
considered to be very low.  

- The impact of vegetation clearance on the loss of habitats and avifauna is considered to be very low 
due to the small extent of clearance compared to the remaining coverage of these vegetation 
communicates across the site and surrounding area.  

- Similarly, the habitat loss for lizard species is considered negligible relative to the scale of the 
habitat present in the surrounding areas. The report notes that it is the margins of the vegetation 
communities that will be removed, which is typically less populated by lizard species.  

 
The report identifies that the natural wetlands are a result of blocked or poorly installed culverts under the 
existing track and that if these culverts were unblocked, it is likely the wetlands will partially drain. The applicant 
has identified the wetland areas as being features to be protected and will be providing a planting and 
maintenance plan at the engineering approval stage which sets out how the wetlands can be managed to ensure 
their integrity. It is noted that GWRC are also involved with reviewing this aspect of the development and will have 
their own requirements in this regard.  
 
In regard to the stream that traverses the site (Lot 12), the existing culvert will be replaced with a bottomless box 
culvert. The report identifies that while there will be a temporary disturbance from replacing the culvert, the 
replacement culvert will allow a natural stream to develop, resulting in an overall net gain in terms of ecological 
value. 
 
The report identifies the residual risk of sediment control measures being compromised and extraneous material 
entering wetland and stream habitats, which is noted as a moderate to very high effect. The application includes 
sediment control plans, which will form part of an ECMP, which will be employed to avoid sediment entering the 
stream and wetland areas. In regard to the box culvert replacement, it is noted that consent is being sought from 
GWRC, for which specific sediment control measures will be required  
 
In terms of the increase in impermeable surface from roading and subsequent building development, stormwater 
retention and treatment is proposed and will be implemented through bio-retention (pond on Lot 12 and 
wetlands). It is noted that GWRC are currently reviewing the proposal with respect to earthworks and the resulting 
development in this regard as well. Council’s consultant engineer and Wellington Water had advised that the 
proposed design for stormwater detention and treatment is appropriate and achieves the outcomes of 
stormwater treatment guidelines.   
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It is noted that the vast majority of the vegetated hillside within the application site will be vested to Council as 
reserve. The benefit of this area of land being vested is that it provides a continuation of the hillside corridor 
along the Hutt River which is either owned by GWRC or UHCC, providing both ecological and recreational benefits.  
The applicant has proposed that the indigenous vegetation that remains within the lot boundaries of proposed 
residential lots will be protected via a covenant. These areas will be identified on the final land transfer plan and 
restrictions on the removal of vegetation will be set out for future owners through a consent notice condition. 
Following on for the analysis of the Boffa Miskell report, it is concluded that relatively small area of vegetation 
loss and associated impact is notably outweighed by the proposed protection of the remainder of the vegetation 
across the site.  
  
 
The ecological report concludes that no offsetting is considered necessary, taking into account the overall low 
effect (with mitigation measures) the proposal will have.  In summary, I agree with the conclusions reached in the 
ecological report in that the development has been designed to minimise impact on the existing natural 
environment and that with the proposed mitigation measures, the ecological effects of the proposed subdivision 
and associated earthworks will be less than minor.   
 
It is noted that the site is subject to a proposed Significant Natural Area, which covers the vegetated hillsides of 
the site as well as the smaller area of vegetation along the bank above Tulsa Park. The SNA is described as the 
Akatarawa Forest (UH009), which extends from Riverstone Terraces through to Akatarawa. Excluding the small 
areas of vegetation clearance along the margins of this area, all vegetation will remain and in line with the 
assessment made above, the proposal is not considered to compromise the potential SNA.   
 
Earthworks and Construction effects  
As part of the application, the applicant has provided a Geotechnical Investigation Report (prepared by Engeo) 
which provides an investigation and assessment of the development plans against the suitability and stability of 
the earthworks across the application site. An addendum to the geotechnical report was subsequently provided by 
Engeo to address slope stability matters arising from their initial report. There are a number of recommendations 
with the geotechnical report which have been considered and adopted throughout the overall design, including 
recommended batter slopes and requirements for specific design of foundations for certain lots, which is 
addressed in the s104 assessment of this report.  
 
A flood assessment was also prepared by Three Waters Limited which determined that subject to detailed 
engineering design, the site can accommodate runoff from the hills above and accommodate increased flows from 
the development as to not cause an inundation risk to the proposed future lots or downhill neighbouring properties.    
 
Council’s Consultant Engineer has reviewed the reports and has raised no issues with the analysis and 
recommendations made within these reports, which will be further analysed at the engineering approval stage for 
the development. 
 
The proposed earthworks primarily involve excavation for the construction of the road centrally through the site 
and installation of services. Cut benches and batters as part of the excavation for the road will extend into proposed 
Lots 14 – 19 and Lot 31 to provide for a building platform, otherwise the remaining lots will be left as is for future 
residential development.  It is estimated that the overall earthworks will result in 14,100m3 of surplus cut material 
which will be taken off site. The number of truck movements associated with this is expected to be 1740 round 
trips. It is noted however that the works are staged and therefore it can be expected that construction traffic and 
activity will be staggered.   
  
The proposed earthworks will not significantly alter the existing landform associated with the application site, 
notably the elevated terrace. The purpose of the earthworks is to construct a road through the site which involves 
reshaping sections of the site where land rises or drops based across the length of the site. The works will result in 
cut and fill batters which will largely form part of the road corridor, and be regressed and/or landscaped. The layout 
of the subdivision seeks to maximise the use of the existing flatter terraces and not alter the slopes which are the 
more visible aspects of the site when viewed from the surrounding area. As such, it is considered that 
the overall earthworks proposed across the application site will be sympathetic to the existing contours and result 
in a landform that will not be incompatible or visually prominent when viewed from the surrounding environment.   
 
To manage or mitigate the effects associated with earthworks and construction, the applicant will submit an 
Earthworks and Construction Management Plan (ECMP) to Council prior to earthworks or construction works 
occurring on the site. This plan will detail the construction methodology and control measures for earthworks and 
construction activities, including silt and sediment control, traffic management, vibration and noise and dust 
control. It is noted that the report will take into account the recommendations of the Boffa Miskell report with 
respect to earthworks in proximity to vegetation (to remain) and waterways. These control measures are standard 
practices implemented to minimise effects of earthworks and construction and it is expected that adherence to 
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these measures, along with the fact that earthworks and construction are for a temporary period, can ensure that 
effects are less than minor.  
 
There is an expectation that development will result in temporary effects such as construction noise and 
additional traffic. The key to ensuring these effects are tolerable by surrounding properties is adherence to 
appropriate working hours and control of heavy truck movements.  In respect of heavy truck movements, it is 
noted that the proposal will involve a large volume of excess cut material being transported off site. The site has 
a relatively short and good connection to the main road within Totara Park and it is anticipated that truck 
movements can be managed to avoid sensitive hours (such as the peak morning commuting time). It is noted 
that the proposed development is being staged as well, which will provide breaks to construction and earthwork 
activity.  
 
While there will be temporary disruption during the construction period that will be noticeable to surrounding 
residents, it is considered that the associated effects can be mitigated or managed to be less than minor, for the 
reasons discussed above. 
 
Servicing Effects  
The proposal will involve the extension to the existing public service network for sewer, stormwater and water 
supply. Wellington Water have reviewed the proposal and identified that there are no known capacity issues 
within the existing infrastructure and therefore it is not expected that there would be adverse effects on the 
network as a result of the development. It has been identified that pressure testing of water supply is required 
and booster pumps may be required and an assessment of the existing pump station at Totara Park is required at 
the detailed design stage. The applicant is aware of this and such testing will be undertaken as part of the 
engineering approval stage of the development and any upgrades required will be undertaken at the developer’s 
expense.  
 
In respect of stormwater, the proposal incorporates both stormwater retention and treatment principles, which 
have been reviewed by Wellington Water as an acceptable solution. This includes the requirement for individual 
storage tanks which will include provision for reuse/recycling of water on residential lots and a bio-retention pond 
on Lot 12.   
 
It has been noted that the proposed subdivision will cut across an existing hill catchment and intersect overland 
flow paths. The applicant is proposing cut off swales to create a secondary overflow path to collect and direct 
stormwater runoff form the uphill catchments to the proposed road culverts so that it can be managed and 
directed offsite. The large catchment coming down into the site from the hills above the site currently enters and 
exits via formed streams/drains. Several of the stream/drains are highly modified though the proposed 
stormwater. Detailed design of this modelling will be provided at the engineering approval stage. However, it has 
been determined as part of initial analysis that there is a means to ensure that stormwater flows from the uphill 
catchment within the development site will not cause a nuisance within the subdivision nor to existing properties 
located downhill.  
 
 
Contaminated soil 
The applicant has provided a combined PSI/DSI prepared by a SQEP (Engeo) which identifies HAIL activities that 
have been undertaken on the site. Engeo undertook site sampling at 12 locations, analysed these and provided a 
risk assessment. The results are detailed in the Engeo report, and in summary no exceedances for heavy metals 
were recorded above residential human health criteria and all other contaminants were recorded below the 
laboratory limit of detection.  
 
The DSI concludes that further sampling is required when the buildings and stockpiles at the site are removed, 
given that testing under and around buildings is best completed when they are removed. It is noted that the 
buildings have been recently removed by removal specialists. Any risk of asbestos contained within the buildings 
themselves is a worksafe matter and not part of the NESCS assessment – which is concerned with the land.  
 
The DSI report also identified that further sampling should be undertaken on stockpiles of fill material that were 
identified on the site and at the location of a formerly blocked culvert.  
 
The applicant has identified that further testing and analysis of the soil will be undertaken in these locations, as 
per the recommendations of the DSI report. In the event that elevated levels of contaminants are found and 
remedial works are required, a remedial action plan/site management plan (the “RAP and “SMP”) will be prepared, 
which outlines the procedures and controls to implement for dealing with contaminated soil. Off-site disposal of 
excavated material is proposed where soil is found to have elevated levels of contaminants. If remedial works are 
required on site, a validation report or final testing of soil at the completion of these works will be undertaken to 
provide evidence that these areas of land are suitable for residential development.  
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Given the results of the sampling undertaken so far, it is not anticipated that any levels or extent of contaminated 
soil will be found through further testing that cannot be adequately managed through standard remedial measures. 
Provided that this is carried out in accordance with accepted practices for the remediation of contaminated sites, 
it is highly unlikely to present a risk to human health or the environment. As such, it is considered that the effects 
with regard to potentially contaminated soil are less than minor.  
 
For the reasons listed above, the effects of the proposed subdivision, subsequent residential development and 
associated earthworks and vegetation clearance are considered to be less than minor. Accordingly, 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 same reasons as discussed under step 4 of public notification above, I consider that there are no special 
circumstances that would warrant the limited notification of the proposal. 
 
Conclusion  
Limited notification is not required.  
 
4.3 NOTIFICATION DECISION 
In accordance with the notification steps identified above, the application shall proceed on a non-notified basis.  
 

 
 
 

5. S104 ASSESSMENT  
When considering an application for resource consent, the Council must consider the matters set out in section 
104 of the RMA.  Of particular importance is section 104(1) which states: 
 
(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. 

 
5.1 ASSESSMENT OF ACTUAL OR POTENTIAL EFFECTS ON THE ENVIRONMENT UNDER S104(A) 

 
The environmental effects of the proposal have been discussed previously in section 4 of this report. The matters 
discussed and the conclusions reached are also applicable to section 104(1)(a) considerations. In the interest of 
brevity the assessment provided in section 4 will not be replicated here. Instead, the following provides additional 
assessment in light of the requirements under s104.  
 
Earthworks and vegetation clearance 
The proposed earthworks are supported by geotechnical assessment, which has determined that the site is suitable 
for the proposed development. Engeo’s report makes recommendations which have been carried over as consent 
conditions and further design detail will be provided at the engineering approval stage. Consent conditions include 
the requirement for the works to be designed, supervised and verified by a geotechnical engineer.  
  
To manage the earthworks and construction effects, the applicant is required to submit an ECMP for approval prior 
to undertaking any earthworks on the site.  The ECMP shall include details relating to traffic management, 
measures to prevent dirt being tracked onto public roads, and measures to manage noise, vibration, dust and 
sediment run off. Overall, it is considered that subject to the mitigation measures and compliance with 
consent conditions, the environmental effects of the proposed earthworks are less than minor.  
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With respect to vegetation clearance, as discussed previously in this report, the amount of clearance is considered 
to be minor, with the effect of the removal of this vegetation outweighed by the proposed protection of remaining 
indigenous vegetation and protection of wetland areas. To ensure that vegetation clearance is limited to the extent 
identified in the application documentation, consent conditions have been imposed restricting clearance and also 
requiring the protection of the remaining vegetation through the requirement for a land covenant and associated 
consent notice.  

 
Geotechnical matters – site development  
Engeo have provided a geotechnical assessment which assesses the potential hazards and risks to the 
development.  The report identified the potential hazards across the site as being:   
 
• Uncontrolled Fill; 
• Failure of the steep hillsides above and below the proposed subdivision and above the proposed cut; 
• Rockfall from existing and proposed cuts; and 
• Stormwater and the impact of this on slope stability. 
 
It is noted that since the report was produced, changes have been made to the layout and number of lots 
proposed to take into account feedback received on geotechnical matters. The proposed earthworks design 
adopts the recommendations for slope batters to deal with the risk of rockfall and slope stability.  
 
The area of uncontrolled fill is an old fill site used by the previous owner and this is located in proposed Lot 1001 
(which is to be vested to Council as reserve) and Lot 400, which is a large balance lot to be retained in the 
ownership of the previous owner of the site. There are also small pockets of fill across the site, however these will 
be removed or levelled out as part of the earthworks associated with the construction of a road. A condition is 
recommended to be placed as a consent notice on Lot 400 to make note of the area of uncontrolled fill on this 
site and that any buildings proposed in this area will be subject to engineering review of the ground conditions. It 
is not anticipated that this area will be subject to residential development, nonetheless any future development 
will be subject to this consent notice requirements for further investigation.   
 
The initial report identified that further assessment of the stability of the slopes on the site and identification of 
any setbacks was required to confirm the suitability of the proposed lots. This was subsequently assessed and a 
report was provided by Engeo which covers both stages of the development (the Engeo report states the slope 
stability report does not cover stage 2 - however the reference to stage 2 in the Engeo report is in respect of a 
potential future stage not part of this application). The report identifies setback distances required from the crest 
of the slopes below the development and identified restrictions that apply if buildings were to be located within 
‘Area 2’ or ‘Area 3’. The report identifies that subject to specific engineering design for buildings, it is possible to 
build on the areas identified as ‘Area 2’ and ‘Area 3’. Conditions of consent have been imposed to this effect. It is 
noted that each of the lots contains a reasonable area to accommodate a building platform that would not 
require a building to extend into ‘Area 2 or 3’. No setback was identified as necessary with regard to the slope of 
the hillside above the site, noting the recommendation from Engeo that the continued vegetated nature of this 
hillside is important for erosion and stormwater control. Vegetation will not be removed on the hillside and will be 
protected in perpetuity.  
 
In respect of stormwater and overland flows, a catchment analysis was undertaken by Three Water Limited which 
concludes that the main cut off drain can accommodate increased run off from the 1% AEP storm event. In 
particular, it has been demonstrated that there would not be a risk of inundation in a 1 in 100 year plus climate 
change storm event from the catchment. Overflow paths will be accommodated through street drainage and 
bunding. The proposed stormwater design for the development seeks to attenuate stormwater across the site to 
achieve stormwater neutrality. Conditions of consent have been imposed requiring that the detail of the stormwater 
management across the site will be dealt with through the engineering approval stage.  
 
Council’s consultant engineer has reviewed the geotechnical reports and has not raised issues with the 
development in this regard. Conditions are imposed including that the recommendations made within the 
geotechnical report are adopted in the final design for earthworks and stormwater management that will be 
reviewed at the engineering approval stage. Accordingly, the proposal is not considered to raise geotechnical 
concerns either for the future development or for the surrounding environment.  
 
Roading and Servicing 
Council’s consultant engineer and Wellington Water have reviewed the roading and servicing arrangement for the 
development and have found the proposed engineering design for the subdivision to be suitable. It is noted that 
detailed design of roading, wastewater, stormwater and water supply will be provided at the engineering approval 
stage. 
 
The proposed internal roading layout to service the development is acceptable for a residential setting, with 
provision for a two way carriageway, parking, and footpaths either side for the majority of the road’s length. Those 
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sections where the road narrows and it is reduced to one footpath and no parking are considered logical and are 
not considered to impact on the functionality or safety of the road and footpath. Specific details with regard to 
construction details and landscaping within the roading corridor will be confirmed through the engineering approval 
stage.  
 
In respect of servicing the site, Wellington Water’s assessment has concluded that the proposal can be supported 
in terms of wastewater drainage, water supply and stormwater management, subject to the consent conditions 
that have been recommended by Wellington Water. These conditions have been imposed.  
 
As a greenfield site which will result in additional impermeable surface, the management of existing and increased 
stormwater flows is required in line with the requirements of the GWRC’s plans. The proposal includes a Stormwater 
Management Strategy that involves individual retention tanks on lots, bio-retention via the storage pond on Lot 12 
and also controls for stormwater treatment. Wellington Water have reviewed this and find the proposal acceptable 
to mitigate the effects of stormwater on the receiving environment.  
 
It is noted that as part of the proposed stormwater management for the site a detention pond will be created on 
Lot 12, which will be vested to Council as drainage reserve. Engineering design and calculations will be provided 
at the engineering approval stage with the focus of ensuring that the detention pond does not present a risk of 
overtopping – noting that there are residential properties located below Lot 12.  Landscaping is also proposed 
within Lot 12, for which a plan will be provided at the engineering approval stage.  
 
A range of consent conditions have been imposed with respect to roading and servicing, namely details that will be 
worked through as part of the engineering approval stage. Any requirements on future owners (such as regarding 
the installation and maintenance of onsite stormwater systems) have been imposed as consent conditions that 
will be listed within a consent notice.  
 
Overall, it is concluded that the proposed development can be adequately serviced, without adverse effects to the 
existing infrastructure nad receiving environment.  
 
Contamination 
A DSI has been undertaken, but has concluded that further sampling is necessary when buildings and stockpiles 
are removed. The results of the testing to date are shown in the Engeo report which identifies that except for minor 
exceedances at TP06 locations, all levels were below either the criteria for residential occupation or below 
laboratory detection. Taking this into consideration and the relatively small area where further testing is required, 
it is reasonable to expect that any areas that may contain contaminated soil can be remediated. The applicant has 
proposed that further testing will be undertaken and should the results of this testing necessitate a RAP/SMP, this 
will be prepared and supplied to Council and remedial works will be undertaken in accordance with this plan. An 
RAP/SMP set out mitigation methods that will be in place to protect the health and safety of workers and the 
environment from any contaminants on site. Conditions of consent to this effect have been proposed. As such, it 
is considered that the adverse effects on human health and the environment resulting from this proposal will be 
properly mitigated. 
 
Landscape, Character and Residential Amenity  
An assessment of the effects with respect to landscape and rural character has been undertaken previously in 
section 4 of the report. For the subject site, it is consider that amenity or value of the landscape is linked to the 
aesthetic and undeveloped quality of the vegetated slopes. The visual element that contributes to the open space 
landscape and amenity will be protected.  
 
As seen from the wider area, the proposed development is considered appropriate to the natural landform and 
the resulting dwellings will be a minor unobtrusive element in the context of the broader landscape. In regard to 
the immediate residential environment, while some of the resulting houses will be visible from residential 
development in the immediate area, the intrusiveness of the visual element of buildings will be mitigated by 
controls on building height and materials as well as existing and proposed planting. To ensure that the proposed 
mitigation is achieved, conditions of consent are proposed requiring submission of a final landscaping plan and 
then planting and maintenance of landscaping undertaken. Consent conditions have also been imposed as part 
of a consent notice on the title, requiring that building heights, setbacks and building materials are in accordance 
with the restrictions put forward as part of this proposal.  
 
Overall it is considered that the proposed landscape and character effects as well as effects on residential 
amenity are mitigated to a degree where they can reasonably be considered to be less than minor.   
 
Reserves and Financial Contributions 
As part of the proposal, areas will be vested to Council as recreation reserve. Lot 200 comprises the first part of 
the existing Cannon Point walking track and Lot 1001 contains the balance lot that extends through the subject 
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site. Lot 1001 also contains other tracks which GWRC have identified as having potential for upgrade to extend the 
public walking track network in this area. Through consultation with GWRC and UHCC, it was identified that the 
vesting of this land for recreation would provide a positive benefit to the wider public, in securing the Cannon Point 
Walkway at the minimum. That portion of the track located above the proposed road will require realigning as it 
currently cuts through proposed lots. The applicant has consulted with GWRC’s parks team in this regard and a 
new alignment through Lot 1001 will be arranged and completed by the applicant. Details of this will be provided 
at the engineering approval stage. Overall, the formalisation of the track and vesting into Council is a positive 
benefit to the wider community and provides an opportunity to extend public access in this area.   
 
Rule 25.1 states that a Reserve and Leisure Facilities Contribution is required for the development of an additional 
dwelling or new allotment, at a rate of 4% of the land market value of the net site area of the allotment. The proposal 
will create 45 new residential allotments, Lot 400 which will contain a development entitlement and one balance 
lot. Contributions are payable on additional lots created and are based on the net site area of a site up to 1000m2. 
In this case, there will be 46 additional lots created in total (being the proposed 45 residential lots and Lot 400) 
and the existing entitlement with the balance lot. A condition has been imposed requiring that contributions shall 
be paid to Council for 12 additional lots in stage 1 and 34 additional lots in stage 2, prior to Council issuing the 
S224c certificate for this subdivision.   
 
It is noted that land will be vested to Council as reserve as part of this development. The area of land to be vested 
to Council meet the criteria of Chapter 25 of the District Plan in terms of its significance to the community for open 
space, ecological and scenic values and recreational opportunities. Both UHCC’s and GWRC’s parks teams are 
supportive of the vesting of this area to Council, noting that the walkway is referenced in Council’s Open Space 
Strategy as providing walking, hiking and mountain biking opportunities.  Accordingly, it is considered appropriate 
that the value of this area as a reserve is offset against the contribution that will be payable on the additional lots. 
The valuation of the land will be established at the same time as the residential lots and will be deducted from the 
total amount payable for the residential lots. The condition of consent requiring payment of financial contributions 
reflects this.  

 
Summary 
For the above reasons, and as detailed further in section 4 above, the proposed subdivision is considered to have 
less than minor and therefore acceptable environmental effects.  

 
 

5.2 ASSESSMENT OF THE RELEVANT PROVISIONS OF STATUTORY PLANNING DOCUMENTS UNDER 
S104(B) 
 

The consent authority must have regard to any relevant provisions of any National Policy Statement, National 
Environmental standard, a New Zealand Coastal Policy Statement, a Regional Coastal Policy Statement, a Regional 
Policy Statement and a plan or proposed plan.   
 
NPS/NES Freshwater Management 
In respect of NPS or NES, it is noted that the NPS and NES for Freshwater Management set out objectives and 
policies to primarily ensure the well-being of water bodies. It is acknowledged that GWRC are reviewing the 
proposed subdivision with respect to these matters and GWRC is the regulatory authority responsible for 
administering the NES for Freshwater Management. The proposal requires resource consent from GWRC under 
the NES with respect to proximity of works (proposed road and associated earthworks) to the wetland areas. GWRC 
have provided initial advice that the proposed development which includes protecting and planting around the 
wetland as well as managing the hydrological inputs and output from the wetlands can be supported. It is also 
noted that GWRC are supportive of the wetlands being included in reserve land and vested to Council as this will 
provide maintenance opportunities.  
 
It is identified that the proposal includes the protection of the identified wetlands and also the remediation of any 
potentially contaminated soils within the site. The proposal also involves a comprehensive overland flow and 
stormwater management systems that consider the whole catchment and the receiving environment, addressing 
both stormwater detention and treatment. As such, it is considered that the proposal is consistent with the 
objectives and policies and outcomes sought by the NPS and NES for Freshwater Management.  
 
NPS – Urban Development 
NPS on Urban Development  
In assessing this application, the Council has had regard to its obligations under the National Policy Statement on 
Urban Development, which came into effect on August 2020, replacing the NPS on Urban Development Capacity. 
 
The NPS recognises the national significance of 
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• having well-functioning urban environments that enable all people and communities to provide for their 
social, economic, and cultural wellbeing, and for their health and safety, now and into the future 

• providing sufficient development capacity to meet the different needs of people and communities. 
 
Upper Hutt (as part of Wellington) is identified in the NPS as being a Tier 1 urban environment, which is identified 
as a targeted area because of the fast pace of growth.  
 
A Housing and Business Development Capacity Assessment (HBA) was completed for the Wellington region, which 
includes Upper Hutt in 2019. The HBA evaluates housing and business demand over a 30 year period from 2017-
2047 and identifies that just over 5600 dwellings should be antipcaited in urban Upper Hutt by 2047. The 
assessment also estimates that the city can currently provide for 3,500 homes through infill and identified 
greenfield sties within the existing urban area. This means that UHCC is looking at a significant shortfall of up to 
2100 homes by 2047.  In short, there is insufficient supply.  
 
In respect of assessing proposals for residential development, the NPS requires that Council’s must give effect to 
the objectives and policies of the NPS-UN in their decisions. The following and polices are relevant:  
  
Objective 1: New Zealand has well-functioning urban environments that enable all people and communities to 
provide for their social, economic, and cultural wellbeing, and for their health and safety, now and into the future.  

Objective 2: Planning decisions improve housing affordability by supporting competitive land and development 
markets. 

Objective 3: Regional policy statements and district plans enable more people to live in, and more businesses 
and community services to be located in, areas of an urban environment in which one or more of the following 
apply:  

(a) the area is in or near a centre zone or other area with many employment opportunities  
(b) the area is well-serviced by existing or planned public transport  
(c) there is high demand for housing or for business land in the area, relative to other areas within the 

urban environment.  

Objective 4: New Zealand’s urban environments, including their amenity values, develop and change over time in 
response to the diverse and changing needs of people, communities, and future generations.  

Objective 5: Planning decisions relating to urban environments, and FDSs, take into account the principles of the 
Treaty of Waitangi (Te Tiriti o Waitangi).  

Objective 6: Local authority decisions on urban development that affect urban environments are:  

(a) integrated with infrastructure planning and funding decisions; and 
(b) strategic over the medium term and long term; and  
(c) responsive, particularly in relation to proposals that would supply significant development capacity.  

Policy 1: Planning decisions contribute to well-functioning urban environments, which are urban environments 
that, as a minimum:  

(a) have or enable a variety of homes that:  
(i) meet the needs, in terms of type, price, and location, of different households; and  

(ii) enable Māori to express their cultural traditions and norms; and  

(b) have or enable a variety of sites that are suitable for different business sectors in terms of location and 
site size; and  

(c) have good accessibility for all people between housing, jobs, community services, natural spaces, and 
open spaces, including by way of public or active transport; and  

(d) support, and limit as much as possible adverse impacts on, the competitive operation of land and 
development markets; and  

(e) support reductions in greenhouse gas emissions; and  
(f) are resilient to the likely current and future effects of climate change.  

 

Policy 2: Tier 1, 2, and 3 local authorities, at all times, provide at least sufficient development capacity to meet 
expected demand for housing and for business land over the short term, medium term, and long term.  

Policy 6: When making planning decisions that affect urban environments, decision-makers have particular 
regard to the following matters: 

(a) the planned urban built form anticipated by those RMA planning documents that have given effect to 
this National Policy Statement  
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(b) that the planned urban built form in those RMA planning documents may involve significant changes to 
an area, and those changes:  
(i) may detract from amenity values appreciated by some people but improve amenity values 
appreciated by other people, communities, and future generations, including by providing increased and 
varied housing densities and types; and  

(ii) are not, of themselves, an adverse effect  

(c) the benefits of urban development that are consistent with well-functioning urban environments (as 
described in Policy 1)  

(d) any relevant contribution that will be made to meeting the requirements of this National Policy 
Statement to provide or realise development capacity  

(e) the likely current and future effects of climate change.  

Policy 11: In relation to car parking:  

(a) the district plans of tier 1, 2, and 3 territorial authorities do not set minimum car parking rate 
requirements, other than for accessible car parks; and  

(b) tier 1, 2, and 3 local authorities are strongly encouraged to manage effects associated with the supply 
and demand of car parking through comprehensive parking management plans.  

The proposal would achieve the provision of additional houses by utilising land that is positioned well to connect 
to existing infrastructure as well as read as an extension to an existing urban form.  
 
The NPS identifies that development capacity is infrastructure-ready if there is adequate existing infrastructure to 
support the development of the land. While this site is zoned rural, it is located strategically on the edge of the 
existing urban form, able to connect into existing infrastructure.  
 
Upper Hutt has a known shortfall of housing supply and the subject site presents a greenfield development that 
will enable an extension of residential development and the provision of houses to assist with the objective of 
increasing housing supply.   
 
The proposal is therefore considered to be consistent with the NPS. 
 

Regional Policy Statement 

In respect of the regional policy statement, the proposal has been assessed against the relevant objectives and 
policies and a summary is provided as follows: 
 
Objectives 12 and 13, and Policies 12, 15, 16, 18, 19, 40, 41, 43 and 64 seek to ensure that the quantity and 
quality of freshwater meets the range of uses and values for which it is required, safeguards the life supporting 
capacity of water bodies, and meets the reasonably foreseeable needs of future generations.  
 
Objectives 26 and 28 and Policy 49 seek to ensure that the mauri is sustained in relation to coastal and fresh 
waters, that the cultural relationship of Maori with their ancestral lands and water is maintained and that matters 
of significance to tangata whenua are recognised and provided for.  
 
Objective 29 and Policies 15 and 14 seek to minimise the effects of earthworks and vegetation clearance.  
 
A waterbody and small wetland areas have been identified on the site which will be protected and enhanced as 
part of the proposed development. The subdivision has been designed to minimise the extent of vegetation 
clearance and earthworks required across the site. Sediment and erosion controls will be implemented to avoid 
effects on waterbodies. As established in the ecological assessment, subject to these controls, the effects on the 
natural environment will be less than minor. It is noted that the development incorporates stormwater treatment 
and management systems which are provided to control both the volume and quality of stormwater leaving the 
site. Considering the above, the proposal is considered to be in line with the above mentioned objectives and 
policies.  
 
Objective 16 and Policies 23, 24, 47 and 64 seek to consider whether an activity may affect indigenous 
ecosystems and habitats with significant biodiversity values. 
  
The proposed development protects the vast majority of indigenous vegetation on the site and as identified in the 
ecological report, the effect of the small extent of vegetation to be removed is less than minor.  Council is currently 
at the initial stages of identifying SNA’s across the district as part of a future plan change which seeks to give effect 
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to policy 23 and 24 of the RPS. The draft SNA on the subject site covers the extent of indigenous vegetation which 
will largely be protected.  
 
Objectives 19 and 20 and Policies 29, 51 and 52 seek to minimise the risks, consequences and effects of 
natural hazards.  
 
A geotechnical report has been provided which determines the site is suitable for development, subject to certain 
engineering controls for slope stability in some areas. Such engineering requirements are not uncommon for 
development in the Wellington region. The potential for hazards on the site has been assessed, both with respect 
of the proposed development and also whether the development would have any impact on other properties. In 
particular, the control of overland flow from the hillside and stormwater management has been identified and it 
has been determined that engineering solutions can ensure the proposal will not increase the risk or 
consequence of inundation.   
 
Objective 22 and Policies 33 and 56 seek to support a compact well designed and sustainable regional form that 
has an integrated, safe and responsive transport network.  

While being zoned Rural Lifestyle, the terraced portion of the site has been identified as suitable for residential 
development due to its location on the edge of the existing urban area, with accessibility to a good roading network. 
It has been determined that the increase in traffic movements can be accommodated by the existing roading 
network without adverse effects.  

Overall, the proposal is considered to be consistent with these the objectives and policies of the Regional Policy 
Statement. 

Upper Hutt District Plan  

The following objectives and policies are considered relevant to the proposal:  
 
Rural zone 
 
Objective 5.3.1           The maintenance and enhancement of the open spaces, natural features and  
   ecological systems which comprise the rural character and amenity. 
 
Objective 5.3.2           The promotion of an environment within which soil, water and land resources are  
   managed sustainably. 
 
Objective 5.3.3           To maintain and enhance the amenity values of the rural area. 
 
Policy 5.4.1                To manage the adverse environmental effects arising from the scale, density, number 
   and location of earthworks, new building developments and activities so that they do  
   not significantly compromise rural character and landscape values. 
 
Policy 5.4.2               To ensure that subdivision, development and land use within the Valley Floor and Hill 
   Sub- zones minimise adverse effects on rural character, areas of significant indigenous 
   flora or fauna, and amenity values. 
 
Policy 5.4.3               To provide for rural lifestyle subdivision which maintains the rural character and  
   amenity values and avoids, remedies or mitigates the effects of natural hazards. 
 
Policy 5.4.4               To ensure that subdivision, development and land use within the Rural  Hill Sub-zone 
   minimise adverse effects on significant natural, ecological, scenic, visual,  landscape, 
   recreational and cultural values. 
 
Policy 5.4.5                To ensure that activities which alter the contour of the land do not significantly affect 
   rural character and amenity values, particularly where the land is visible from roads 
and    public places. 
 
Policy 5.4.7               To avoid, remedy or mitigate the adverse effects of activities on soil, water, land and  
   other natural resources. 
 
Policy 5.4.8               To avoid or mitigate run-off, contamination and erosion of soil from subdivision and  
   land development so as to sustain the life-supporting capacity of the soil. 
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Policy 5.4.11              To limit the potential adverse effects of rural and non-rural activities on each other and 
   on rural amenity values. 
 
Policy 5.4.12              To limit the potential adverse effects of rural and non-rural activities on each other and 
   on rural amenity values. 
 
The proposal is for a residential scale development, rather than rural. As has been discussed previously, the 
predominant character of the site is derived from the vegetated hillsides which form the significant landscape 
feature for this site. While the proposed development is within the rural zone, the site borders the existing urban 
area and seeks to extend a residential scale development towards the base of the hills. As evidenced through the 
landscape assessment, the proposal reads as a logical extension to the existing urban form of Totara Park, 
without impacting on the undeveloped and dominating landscape of the vegetated hillsides.  
 
The extent of the useable rural land in this area is limited to the flat terraces. The development of the subject site 
does not result in a significant loss of productive land nor would it impact on any other rural activities occurring in 
the area, as these are already limited on account of the size and topography of the landform. The proposal will 
not result in reverse sensitivity issues.  
 
Therefore while the proposal is not in line with the expectations of a rural environment or activities, being 
residential in nature, it equally does not compromise local rural character or amenity. As such, the proposal is 
considered to not be inconsistent with the above objectives and policies.  
 
 
Open Space 
 
• Objective 7.3.1:  The promotion of a range of open spaces, maintained and enhanced to meet the present 

and future recreation, conservation, visual amenity and hazard management needs of the 
City. 

 
• Objective 7.3.2:  The protection of the life supporting capacity of the environment and amenity values by 

avoiding, remedying or mitigating the adverse effects of activities in the City’s open spaces. 
 
• Policy 7.4.1:   To acquire and protect land for open spaces in those parts of the City where a deficiency 

in the range or distribution of open spaces has been identified, or where there is a 
particular recreational need, or where an area has significant landscape, ecological values 
or character. 

 
• Policy 7.4.2:   To recognise and protect the amenity values of open space areas. 
 
• Policy 7.4.3:   To enable a range of activities to be undertaken in open spaces that will not adversely 

affect the character and function of the open space. 
 
 
That portion of the site zoned Open Space will be preserved, being that it will either be part of a larger land area 
that is to be vested to Council as reserve or it is contained within a parcel of land that will be subject to a QEII 
covenant. As discussed previously in this report, the site contains a network of existing and potential public tracks 
which both UHCC and GWRC have identified as important. The proposed subdivision presents an opportunity for 
the land, which includes the existing Cannon Point walkway to be vested to Council. With the vesting of land, the 
network of open space in public ownership will be extended and provision for passive recreational activities will be 
enhanced. This achieves the aims of the above policies.  
 
Extending beyond the actual area of land that is zoned open space, the dominant visual landscape element 
which contributes to the open space character and amenity of the site is the green vegetated hillsides, for which 
the proposal seeks to protect. The proposed development is not considered to impact on the appreciation of the 
natural character of the site as seen from the immediate and wider area.  For these reasons, it is considered that 
the proposal achieved the outcomes sought by the above objectives and policies.  

 
 
Subdivision and Earthworks 

 
• Objective 9.3.1:  The promotion of subdivision and development that is appropriate to the natural 

characteristics and landforms, and visual amenity of the City, significant areas of 
indigenous vegetation and habitats of indigenous fauna, is consistent with the sustainable 
use of land, and has regard for walking, cycling and public transport. 
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• Policy 9.4.1:   To ensure that earthworks are designed and engineered in a manner compatible with 

natural landforms, significant areas of indigenous vegetation and habitats of indigenous 
fauna, the amenity of an area, and the mitigation of natural hazards. 

 
• Policy 9.4.3:   To promote a sustainable pattern of subdivision and development that protects 

environmental values and systems, protects the potential of resources, and has regard for 
walking, cycling, public transport and transportation networks. 

 
 

The proposal has taken into account the natural characteristics of the site and seeks to create development on the 
flat terraces of the site with minimal vegetation clearance and changes to the existing landform. The flat terraced 
land is considered to be appropriate for residential development, without comprising the surrounding landscape 
character values associated with the vegetated escarpment and hillsides. The significant level of vegetation across 
the site will not be disturbed as part of this subdivision, but rather will be protected in perpetuity with the vesting 
of land to Council and protection of remaining vegetation through private covenants.  

 
Subdivision and development on the subject site will fall within the confines of the Totara Park suburb and will be 
able to utilise existing connections to services as well as walking, cycling and transport networks.  The proposed 
subdivision can be adequately serviced by existing infrastructure and there is not considered to be any resulting 
adverse impact to such infrastructure as a result of the additional demand.  
 
In terms of earthworks, as previously discussed the extent of the proposed earthworks is minor only and subject to 
remedial measures to conceal the visual effects and controls on construction effects. The proposed earthworks 
are not considered to adversely impact on the environment.  

 
Overall, it is considered that the proposal is consistent with the above objective and policies for subdivision and 
development.  

 
 

Landscape and Ecology 
 

• Objective12.3.2  The maintenance and enhancement of essential natural landscape elements that determine 
Upper Hutt's landscape and geological structure and identity and contribute to the amenity 
values of the City. 

 
• Policy 12.4.1:   To protect and enhance significant natural areas of indigenous vegetation and fauna 

habitats from the adverse effects of activities that would reduce indigenous biological 
diversity and/or the life supporting capacity of ecosystems. 

 
• Policy 12.4.5:   To discourage activities which have adverse effects on the high visual quality of the north-

western and south-eastern hillsides adjacent to the urban environment. 
 

 
The proposal is considered to be in line with the above objective and policies because it will result in the protection 
of a large area of indigenous vegetation, with a relatively small area of clearance required. The protection of the 
vegetated hillside and escarpment across the site will provide for the retention of the natural landscape elements 
and ecological values and will enable public access from Council’s existing reserve land. The ecological report 
provided concludes that overall, the proposal will result in a net improvement to ecology across the site, noting that 
the vegetated corridor extending along the Hutt River through to Akatarawa Road will not be disturbed.  

 
As previously discussed in this report, the dominant and significant landscape feature of the site will be maintained 
and protected in perpetuity. Through the recent SNA/SAL work, it is the vegetated hillside that has been identified 
as a significant landscape, rather than the flat terraces where development is proposed. It has been demonstrated 
that the proposed development will not have an adverse effect on this landscape as seen from the immediate and 
wider area.  The nature of the site will still be seen as primarily a vegetated landscape maintained, noting that 
buildings will be nestled into the terraces with the retention of the vegetated backdrop rising behind the buildings.  

 
In summary, it is considered that the proposal is consistent with the relevant objectives and policies of the Upper 
Hutt City District Plan. 
 

 
5.3 S104(1)(C) OTHER MATTERS  
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I consider there are no other matters relevant and reasonably necessary to determine the application. 
 

5.4 S106 ASSESSMENT – SUBDIVISION  
 

A consent authority may refuse subdivision consent or may grant a subdivision consent subject to conditions if it 
considers that there is significant risk from natural hazards or sufficient provision has not been made for legal and 
physical access to each allotment to be created by the subdivision. The subject site is identified as having a 
potential high slope hazard and inundation from overland flows from the hills. The application site is not located in 
close proximity to the Wellington Fault Band and is not identified as being subject to liquefaction or flooding from 
a river.  
  
A geotechnical investigation has been undertaken, including a slope stability analysis, along with an overland flow 
analysis which concludes that the subject site is able to be subdivided and built on in the manner proposed and it 
would not be subject to significant risk from natural hazards, nor would it increase or adversely impact on potential 
hazards for adjoining properties.  
 
Overall, no material damage to the subject land, other land or structures is expected to result from the granting of 
this consent, nor would any use of the land accelerate, worsen or result in material damage to the subject land, 
subject to conditions.  
 
Legal and physical access has been provided to all allotments via the roads shown on the scheme plan, namely 
via Lots 150 and 151 (Road to Vest), and via private right of ways. All lots have road frontage or legal and 
physical access to a road via these easements.  
 
As such, It is considered that the proposed development is consistent with the requirements of Section 106 of the 
Resource Management Act 1991.  
 

 
5.5 PART 2 OF THE RESOURCE MANAGEMENT ACT 

 
Part 2 (sections 5, 6 and 7) of the Act sets out the purpose and principles of the legislation, which as stated in 
section 5, is “Avoiding, remedying, or mitigating any adverse effects of activities on the environment”, section 
7(c) “The maintenance and enhancement of amenity values” and section 7(f) “The maintenance and 
enhancement of the quality of the environment”.  
 
In addition, Part 2 of the Act requires the Council to recognize and provide for matters of national importance 
(section 6); have particular regard to other matters (section 7); and to take into account the principles of the 
Treaty of Waitangi (section 8).  
 
For the reasons outlined in this report, it is considered that the proposal meets the relevant sections of Part 2 of 
the Act.  

 
 

5.6 CONCLUSION AND REASONS FOR DECISION  
 

In accordance with the applicant’s AEE and in light of the above assessment, and the assessment undertaken in 
respect of notification, it is considered that, subject to conditions, the environmental effects of the proposal will 
not be more than minor. The proposal is also considered to be consistent with the relevant objectives and 
policies in the Upper Hutt District Plan 2004 and the Regional Policy Statement and Pat 2 of the RMA. The 
proposal also is considered to give effect to the outcomes sought by the NPS UD. 
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6. DECISION  
 

SUBDIVISION - staged 
 
THAT pursuant to Section 104, 104B, 108 and 220 of the Resource Management Act 1991, Council GRANT 
consent for a staged subdivision of Lot 2 DP 306622 and Lot 1 DP 52931 at Tacoma Drive, Upper Hutt, subject 
to the following conditions: 
 
 
1.0 General  
1.1 The proposal shall proceed in general accordance with all conditions specified below and the plans and 

details submitted including the following:  
 

• Application and Assessment of Environmental Effects prepared by Spencer Holmes, dated 25 
September 2020 

• Additional information prepared by Align, dated 4 December (Section 92 Response 1) and 18 
December 2020 (Section 92 Response 2) 

• Scheme plans prepared by Macroventures, Dwg No’s. SCH01 – 05 dated 11/02/21 
• Engineering plans prepared by Macroventures dated 3 December 2020 
• Earthworks plans prepared by Macroventures dated 3 December 2020 
• Geotechnical Report, prepared by Engeo dated 14 August 2020 
• Geotechnical Addendum (Slope Stability Analysis), prepared by Engeo, dated 2.12.20 
• Landscape report and plans, prepared by Local, Revision A dated 16 September  
• Landscape statement and plans prepared by Align Ltd, dated 2 December 2020 
• Traffic Assessment, prepared by Tim Kelly Transportation Planning Ltd dated 21 February 2019  
• MV003-DRG-LA-107-110 Stage 1 Setbacks prepared by Align Ltd dated 3 December 2020 
• Bioretention concept plan reference prepared by Align Ltd Revision 20 November 2020  
• P246 Retaining Wall Treatment prepared by Macroventures dated 3 December 2020.   
• Hydrology Assessment prepared by Three Waters Limited dated November 2020 
• NESCS resource consent application prepared by Align, dated 30 October 2020 
• Preliminary and Detailed Environmental Site Investigation prepared by Engeo, dated 10 March 

2020. 
• Ecological Impact Assessment, prepared by Boffa Miskell, dated 22 September 2020 

 
Note: Where any conditions of consent as set out below are inconsistent with the plans and/or 
information approved in condition 1.1, the conditions of consent which follow will prevail.  

 
1.2 Individual certifications pursuant to sections 223 and 224(c) of the Resource Management Act 1991 

can be issued for this subdivision in two stages, provided that the following criteria are met for each 
subdivision stage:   

• Each individual allotment must be consistent with the proposal as approved and must have 
frontage, or legal access, to a legal road;  
• For the purposes of s224(c) approval, each allotment shown on any survey plan, must be 
adequately serviced as required by, and in terms of, the relevant conditions set out in this notice of 
decision, and it must be demonstrated that adequate provision has been made to enable the 
servicing of the balance allotments;   
• All conditions pertaining to the specific allotments shown in the particular stage on the survey 
plan must be satisfied prior to the execution of a certificate pursuant to section 224(c) of the RMA in 
respect of that stage.   
  
Note:  Should staging be implemented, the consent holder shall complete each stage of the 
subdivision as follows:  
   
• Stage 1: Lots 1 – 11 and balance lot; Lot 1002, 400 and 401 and Lots 150 and 152 to be 

vested as road 
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• Stage 2: Lots 13 – 46 and a balance lot; Lot 12 to vest as drainage reserve; Lots 200,300 and 
1001 to vest as recreation reserve and Lots 153 to vest as road.  

 
1.3 Lot 400 and 401 shall be amalgamated and held within the same record of title (LINZ ref: TBC). 

 
1.4 As part of Stage 2 for this subdivision, Lots 200, 300, and 1001 shall be vested in Council 

as Recreation Reserve at the 223 stage for this subdivision.  
 

1.5 As part of Stage 2 of this subdivision, Lot 12 shall be vested in Council as Drainage Reserve at the 223 
stage for this subdivision.  
 

1.6 A Reserve and Leisure Facilities contribution, payable at a sum equivalent to 4% (plus GST) of the market 
valuation of the net site area (land only) for an additional 12 lots at Stage 1 of the subdivision and an 
additional 34 lots at Stage 2, shall be paid to Council before the issue of 224(c) certification for each 
respective stage of the subdivision.   
 

Advice Notes:   
1. At Stage 2 of the subdivision, the value of Lots 200, 300 and 1001 as reserve lots shall also be 

determined, which shall be deducted from the total contribution payable by the consent holder to 
Council. 

2. The market valuation which will determine the contribution amount may only be obtained by Council 
through Council’s appointed valuer. The consent holder is required to notify Council when they wish 
Council to request this valuation. Please note the cost of the valuation will be oncharged to the consent 
holder. Valuations can take between 2 – 4 weeks to obtain and are valid for 1 year.  

  
1.7 At the 223 stage the Consent Holder will satisfy the Council that it has entered and will register in the same 

dealing as the deposit of the subdivision LT plan a Fencing Agreement as defined in section 2 of the Fencing 
Act 1978 with Upper Hutt City Council, protecting Upper Hutt City Council from liability to contribute towards 
any work on a fence between the lots that border and share a boundary with Lot 12, 200, 300 and 1001. 
 

1.8 At the engineering approval stage, a final plan showing the proposed walking track realignment for that 
section of the track above the proposed road shall be provided to Council for approval. The plan shall also 
identify any fencing proposed as part of the track works.  
 

1.9 The walking track shall be constructed and completed in accordance with the approved plan (of condition 
1.8) prior to the issue of 224(c) for stage 2 of the development.  
 
 

Carriageway Access Request 

1.10 Any ‘Corridor Accessway Request’ for work connected with the subdivision must be completed and shall 
have attained the status of ‘Work/s in Warranty’ prior to issue of the S224 certificate. 

 
Advice Note:  

As part of Council’s requirements for any work undertaken in or on road reserve the consent holder shall 
apply for a Corridor Accessway Request and obtain permission to work within the road reserve before any 
work is carried out. Carriageway Accessway Requests may be obtained through the www.b4udig.co.nz 
website 

 
2.0 Engineering Approval Stage:   

 
2.1 It is not to be inferred that any preliminary engineering drawings supplied with this application have been 

approved. Full engineering drawings and supporting data are to be submitted to Council and the Council’s 
approval obtained before construction commences.  
 

2.2 The application for engineering plans shall be accompanied by a Stormwater Management Report, 
based on pre- and post-development stormwater modelling, prepared by a certified Chartered 
Professional Engineer, which as a minimum includes: 
 

(i) identification of drainage catchment and drainage sub-catchment areas for the pre-development 
and post-development scenarios including a suitably scaled stormwater master plan showing the 
aforementioned catchment details including lawful point(s) of discharge, complying with the 
requirements of the Regional Standard for Water Services; 

http://www.b4udig.co.nz/
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(ii) an assessment of the peak discharges for all defined rainfall events up to 1%AEP including 
climate change for the pre-development and post-development scenarios; 

(iii) details of any proposed on-site detention / retention systems and associated outlet systems 
required to mitigate the impacts of the proposed development on downstream lands and existing 
upstream and downstream drainage systems; 

(iv) engineering assessment of the existing stormwater infrastructure (capacity, accessibility and 
compliance with the Regional Standard for Water Services); 

(v) engineering design of all new drainage systems servicing the development, and modifications (if 
any) to existing drainage systems required to adequately manage stormwater collection and 
discharge from the proposed development; 

(vi) identification of the area of land inundated (if any) as a consequence of the minor, major design 
storm events and blockage scenarios in the catchment for both the pre-development and post-
development scenarios; 

(vii) mitigation measures to protect against debris build up / blockage of the system culverts / 
stormwater inlet structures; 

(viii) All land proposed as major overland flow paths must be identified and provided with easements.  
The design shall demonstrate that all secondary flow paths proposed in the design can manage 
flows beyond the capacity of the primary stormwater system;  

(ix) details of all calculations, assumptions and data files (where applicable). 
 
2.3 If the open drain at the base of the catchment within Lots 20 – 27 is to be abandoned as part of the 

works, a report by a suitably qualified Geotechnical Engineer confirming the hill side stability will not be 
affected by removing the toe drain is required to be submitted to Council for review and approval. 
 

Note: If the open drain in the above condition is to remain, it will be treated as a public open drain and 
will need to be included within the Engineering Approval for works to be vested in Upper Hutt City 
Council. 

 
2.4 The application for Engineering Approval must be accompanied by a Wastewater Capacity Assessment of 

the existing Totara Park public wastewater pumping station (Asset ID SPS_TOTARAPARK), endorsed by 
a Chartered Professional Engineer, which as a minimum includes: 

(i) Identification of the drainage catchment and sub-catchments for the pre- and post-
development scenarios,  

(ii) Identify of the existing pump station capacity, 
(iii) An assessment of the effect of the proposed additional wastewater discharge from the 

development on the pump station performance and ability to meet the Upper Hutt City 
Council Code of Practice for Civil Engineering Works. 

 
2.5 The application for Engineering Approval must be accompanied by a design statement endorsed by a 

Chartered Professional Engineer on: 
(i) Calculations, specifications and design plans to confirm that the water supply design 

will achieve sufficient water supply pressure and flow for the development to meet the 
Upper Hutt City Council Code of Practice for Civil Engineering Works, 

(ii) Calculations based on pressure logging (for a minimum one-week period) and flow 
readings taken from the nearest hydrant. 

 
Notes:  
1. Compliance with the above conditions, will require/include specific engineering plans and design 

certificate (if required), specifications, and design and construction documentation.  
2. The Design and Construction documentation needs to include a copy of the Safety in Design 

documentation generated in response to the legal requirements under the Health and Safety at 
Work Act (2015) section 39. 

3. The design and construction documentation will need to take into account all future possible 
stages. 

4. An earthworks inspection and testing programme shall be supplied. 
5. Scheme and other indicative layout plans that were submitted as part of the application will be 

used by Council for information purposes only. These plans will not be used for granting approval 
under the condition above. Approvals will only be given on detailed engineering plans. 

6. Where drainage works are required, permits in addition to this resource consent are required: 
namely, 
• Building consent for private drains – where a subdivision and new laterals are required from an 

existing network only a Building Consent is required. 
• Public Drainage Permit 
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Some of the engineering plans and specifications in the consent condition above are to be 
submitted during the application stage for these permit(s). 

7. All Public Drainage work is required to be carried out by a suitably experienced Registered 
Drainlayer; who is employed by a contractor who has an approved Health and Safety Plan and 
Public Liability Insurance. 

8. Please note that permission is required to access the pump station site, undertake pump tests. 
9. Please note that permission is required prior to using or testing hydrants. 
10. An updated Engeo plan labelled Appendix 3 of the slope stability analysis is required to reflect the 

revised lot arrangement.  
 
As-builts 
 
2.6 At the conclusion of the engineering works and prior to s224 approval, the consent holder shall provide 

as-built details of all aspects of the development at the completion of all work (refer to section B12. As-
Built Information of Council’s Code of Practice). All as built information shall be gathered by survey 
means and shall include locating all existing infrastructure. As built information shall be shown in 
relation to the subject sites’ Lot boundaries. 
 
Utility company features are not required. 
 

2.7 Once an as-built plan has been submitted and within one month of completion of the drainage works 
and/or before vesting of assets or application pursuant to s224, the Consent holder is required to 
arrange for a final inspection with the Wellington Water Senior Drainage Inspector. 

 
Note: Where possible, all as-built plans are to be submitted in both hard copy (PDF) and 
electronically.  Electronic copies are to be submitted in CAD format (.DWG file) drawn in the NZGD 
2000 New Zealand Transverse Mercator’ coordinate system/ 
 

Section 224(c) completion certification  
 
2.8 The application for a certificate under section 224(c) shall be accompanied by certification from a 

Chartered Professional Engineer or Registered Professional Surveyor stating that all water supply and 
drainage works and services associated with the subdivision have been installed in accordance with 
the approved plans and specification. This certificate shall be supplied at the time the As-built plans 
are submitted for acceptance. 

 
Note: all subdivision consent conditions shall be met before the issue of the s224(c) certification, 
including consent notices under s221, completion certificates under s222, bonds under s108/s222. 

 
 
3.0 Services and or Infrastructure 

 
3.1 The consent holder shall install all infrastructure and or services where applicable in accordance with: 

(i) Conditions 3.2 to 3.33. 
(ii) The approved plans.  
(iii) The relevant sections of the Code of Practice for Civil Engineering Works (Code of Practice – COP). 
(iv) The Regional Standard for Water Services – May 2019. 
(v) The Regional Specification for Water Services – May 2019. 
(vi) WWL Water Sensitive Design for Stormwater: Treatment Device Design Guideline – December 

2019, Version 1.1. 
If there is any conflict between the above, the lowest number between (i) to (vi) will prevail. 
 

Water 
3.2 The consent holder shall extend the public water supply network to serve the development. 

 
3.3 As part of the water supply main extension, the consent holder shall provide fire hydrants with sufficient 

pressure and flow to service the development in accordance with the NZ Fire Service Code of Practice 
for Firefighting Water Supplies SNZ PAS 4509:2008. 

 
3.4 Following the construction of the extended water supply network, the consent holder shall carry out flow 

and pressure testing. The consent holder shall confirm that Lots 1 to 46 meet the required point of 
supply pressure of 25m and that the required fire fighting flows and pressure can be achieved. 
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Note: The applicant may need to obtain permission from UHCC Parks and Reserves Team to make the 
proposed off-site connection through Tulsa Park.  This is a separate matter between the applicant and 
the Parks and Reserves Team.  Granting of the resource consent by WWL does not infer that approval 
will be granted by the UHCC Parks & Reserves Team for the off-site connection.  The applicant is 
advised to contact UHCC at the earliest convenience. 
 

Water supply connections – simple subdivision and rider mains 
3.5 The consent holder shall provide Lots 1 to 46 with a manifold at the boundary with a 20mm ID sized 

water service pipe to a water supply main. An engraved plastic tag reading “WATER SUPPLY MANIFOLD 
FOR (Street No)” is to be secured to the manifold clearly showing which property is served by the 
manifold. Any redundant connections must be disconnected from the existing public main. 
 

3.6 The consent holder shall provide Lot 400 with an appropriately sized metered water supply connection to 
the public main for domestic water supply.  An engraved plastic tag reading “WATER SUPPLY 
MANIFOLD FOR (Street No)” is to be secured to the manifold clearly showing which property is served 
by the manifold.  An RPZ-type backflow preventer is required if the connection is greater than 20mm ID.  
Any redundant connections must be disconnected from the existing public main. 

 
Notes:  
1. A water supply connection will be required to the Stormwater Management Area within Lot 12. 
2. Lots 200, 300 and 1001 are un-serviced reserve areas to be vested in Upper Hutt City Council. 
3. Where tobies are located that can be identified as clearly serving a specific lot, an engraved plastic 

tag may not be required. 
4. In addition to this resource consent, a separate application is to be made to Upper Hutt City 

Council for the above works. 
 
 

Private Water Supply Tank 
3.7 The following conditions shall apply to all lots in the subdivision that do not meet the required point of 

supply pressure of 25m, and/or firefighting requirements, and require a private booster pump to be 
connected with a private water supply tank. 

 
(i) All calculations and designs, including all required hydraulic and structural designs must be 

carried out by an appropriately qualified chartered engineer and submitted with a design 
statement. The chartered Engineer must demonstrate at Building Consent stage that the storage 
tank and booster pump design meet the household’s water demand, and/or firefighting 
requirements, during the low pressure/flow period, to the worst-case conditions. 

 
(ii) There shall be a permanent air gap of at least 100 mm between the discharge of the supply pipe 

into the property owner’s tank and the overflow level in the tank. The air-gap separation backflow 
prevention at the storage tank inlet shall be in accordance with G12/AS1 of the Building Code. 

 
(iii) Storage tanks shall be water tight with no evidence of water leaks from the tank and associated 

connections.  All tanks shall be located; 
i. a maximum of 10m, or as near as practicable, from the road boundary, and/or, 
ii. as per the requirements New Zealand Fire Service Firefighting Water Supplies Code of 

Practice SNZ PAS 4509:2008 and fitted with an approved Fire Service connection. (This 
applies to the site doesn’t meet with firefighting requirements only). 

 
(iv) All tanks shall be seismically restrained. 
 
(v) The water supply pipe from the Council’s service valve to the property owner’s tank shall comply 

with the Regional Specification for Water Services.  There shall be no branches, connections or air 
valves on this pipe. 

 
(vi)  Where practicable, the water service pipe (public) and supply pipeline (private) shall be constantly 

rising from where they are connected to the water main to the discharge point into the owner’s 
tank.   

 
Note: Upon the issue of the certificate pursuant to section 224 or at such earlier time as may be 
required, a Consent Notice pursuant to section 221 will be issued. The Consent Notice will specify the 
above condition and all its sub-clauses (i to vi) above to be registered against the Computer Freehold 
Register to issue in respect of any lot(s) of this subdivision that do not meet the required point of supply 
of 25m, and/or firefighting flow or pressure. 
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Wastewater and Stormwater Network 
3.8 The development of this site will require the public wastewater and stormwater drainage networks to be 

extended / altered, by the Consent Holder, to serve the proposed lots. 
 

3.9 To avoid impact on the downstream wastewater network, wastewater mitigation works may be required 
at the Totara Park Wastewater Pumping Station. Any wastewater management design must be 
accepted in writing by the Wellington Water Land Development Team. 

 
3.10 Where the development connects to proposed new stormwater outfalls, the consent holder must assess 

the velocity and the potential for scour/erosion. Documentation and calculations must be provided to 
Wellington Water Land Development Team. If there is an increased risk of scour or erosion as a result 
of the development, then the consent holder must upgrade the existing outfall to mitigate the impact of 
the development to the satisfaction of the Wellington Water Land Development Team. 

 
3.11 All newly constructed wastewater and stormwater mains to be vested in Council shall be approved by 

Wellington Water Land Development Team based on a closed circuit television (CCTV) inspection 
carried out by the consent holder in accordance with the New Zealand Pipe Inspection Manual. A pan 
tilt camera shall be used and lateral connections shall be inspected from inside the main. 

 
Note:  
1. The consent holder may also require Greater Wellington Regional Council approval for the 

proposed stormwater disposal. 
2. Upgrading of the existing public wastewater pump station, existing stormwater network, inlets and 

outlets and / or existing water infrastructure may be required if the Code’s requirements cannot 
be achieved or if the proposal will have a detrimental effect on the performance of these 
structures / facilities or for water supply will have a detrimental effect on existing users. 

3. All public assets must be located within the road reserve except where special difficulties preclude 
this. 
 

Wastewater and Stormwater Connections 
3.12 Lots 1 to 11, 13 to 46 and Lot 400 must be provided with a separate and direct connection to the public 

wastewater network and to the public stormwater network in accordance with the Upper Hutt City 
Council Code of Practice for Civil Engineering Works. Alternatively, for stormwater, a separate 
connection may be to an approved stormwater outfall at a location accepted in writing by the 
Wellington Water Land Development Team. 
 
Notes:  
1. The re-use of a previously used lateral over 25 years old is not permitted. 
2. Where an existing building has been or is to be demolished or replaced, the end of the existing 

private stormwater/wastewater lateral(s) is/are required to be capped at the main or re-laid from 
the main to the property boundary for future use. It is required that Council be advised of the final 
treatment by way of including the location of capping on the final as-built plan. 

3. Stormwater and wastewater lateral connections are not required to the Stormwater Management 
Area within Lot 12. 

4. Lots  200, 300 and 1001 are un-serviced reserve areas to be vested in Upper Hutt City Council. 
 

 
Stormwater Management and Mitigation System 
3.13 To avoid impact on the receiving network and environment, stormwater management (treatment and 

neutrality) is required.  The stormwater management system(s) (treatment and detention device(s)) 
shall be designed to treat stormwater runoff from the site in accordance with the Wellington Water Ltd 
Water Sensitive Design for Stormwater: Treatment Device Design Guideline December 2019, Version 
1.1 and provide stormwater neutrality for all events up to and including the 1% AEP (1 in 100 year) 
event.   
 

3.14 Prior to Engineering Approval, the consent holder will be required to prepare a draft Operation and 
Maintenance Manual for all stormwater device(s) setting out the principles of the general operation 
and maintenance for the stormwater system(s) and associated management devices.  The draft 
Operations and Maintenance Manual shall be submitted to the Wellington Water Land Development 
Team for approval and is to include, but not be limited to: 

 
(i) a detailed technical data sheet  
(ii) all the requirements as defined within the Water Sensitive Design for Stormwater: Treatment 

Device Design Guideline.  
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(iii) details of who will hold responsibility for short-term and long-term maintenance of the 
stormwater devices  

(iv) a programme for regular maintenance and inspection of the stormwater system  
(v) a programme for the collection and disposal of debris and sediment collected by the 

stormwater management device or practices  
(vi) a programme for post storm maintenance  
(vii) a programme for inspection and maintenance of outfall erosion  
(viii) general inspection checklists for all aspects of the stormwater system, including visual check 

of roadside sumps and outfalls  
(ix) a programme for inspection and maintenance of vegetation associated with the stormwater 

devices.  
(x) recommended on-going control methodology to eradicate established pests and invasive 

weeds from both terrestrial and aquatic areas. 
 

3.15 Following issue of the section 224(c) certificate, the Consent Holder shall maintain all public stormwater 
management system(s) (treatment and detention device(s)) and be responsible for any defects or 
damage for a period of 12 months. 

 
3.16 A Landscape Design Report and Plan(s) for all stormwater management system(s), including planted 

landscape buffers and the drainage reserve of Lot 12, is to be submitted for Wellington Water Land 
Development Team acceptance. All landscape works required by this condition are to be carried out in 
accordance with the accepted report and plan(s) at the Consent Holder’s expense as a mitigation 
measure.  The Consent Holder shall maintain the works and planting for a minimum of 12 months from 
the time the section 224 certificate is issued. 

 
3.17 To ensure the works of condition 3.15 and 3.16 are undertaken, a financial bond for the maintenance 

period of the stormwater system and landscaping shall equivalent to the value of a 12 month 
maintenance contract shall be taken at the s224c stage for stage 2 of the subdivision. The bond 
contract shall be signed and payment made before the issue of s224c certification for the subdivision. 
The financial bond will be refunded at the completion of the 12 month maintenance period, once 
Council has completed an inspection and is satisfied that the condition of the stormwater system and 
associated landscaping is acceptable.  
 

 
3.18 Bare galvanised, zinc alum or unpainted metal (including copper) may result in contamination of 

stormwater runoff upon corrosion of surfaces and therefore shall not be used for exterior construction, 
including but not limited to roofing, cladding, gutters and downpipes.  
 
Note: Upon the issue of the certificate pursuant to section 224 or at such earlier time as may be 
required, a Consent Notice pursuant to section 221 will be issued. The Consent Notice will specify the 
above condition to be registered against the Computer Freehold Register to issue in respect of Lots 1 – 
11 and 13 - 46 of this subdivision. 
 

3.19 The consent holder shall install stormwater educational plaques alongside each stormwater sump that is 
installed within, or in association with, the subdivision which promote public awareness toward 
maintaining the water quality of the stormwater discharge. The educational plaques and their 
placement must be approved by the Compliance Monitoring Officer. 

 
Notes:   
1. The co-location of the proposed stormwater detention device and bio-retention treatment device is 

accepted in principle subject to review of the detailed design. 
2. Lot 12 will be a public drainage reserve and does not need to treated as a shared public space. 
3. The consent holder may also require Greater Wellington Regional Council approval for the 

proposed stormwater management system. 
 

3.20 As part of the development stormwater management system Lot(s) 1 – 11 and 13 to 46 shall be 
provided with individual stormwater management system(s).  The stormwater management design 
must be approved in writing by the Wellington Water Land Development Team and the following 
aspects must be met. 
 
(i) The owner of Lot(s) 1 – 11 and 13 - 46 must at the time of house construction, construct an 

approved stormwater management system or systems in accordance with plans approved under 
the Building Consent and agreed with the Wellington Water Land Development Team. 
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(ii) The stormwater management system(s) must be designed so that the total stormwater 
discharge post-development from Lot(s) 1 – 11 and 13 - 46 for all events up to the 1% AEP 
event must be less than or equal to the stormwater runoff flows prior to the development. 

 
(iii) The stormwater management system(s) must incorporate rainwater harvesting for re-use for 

toilet flushing, irrigation and other non-potable uses within the residential lot 
 

(iv) The owner(s) of Lot (s) 1 – 11 and 13 - 46 must ensure that all connections to the system(s) are 
trapped to minimise debris entering the system.  

 
(v) Following construction of the stormwater management system(s), an as-built plan and a 

maintenance schedule must be made available for future property owners. The plan and 
schedule must be approved by the Wellington Water Land Development Team. 

 
(vi) The owner of Lot(s) 1 – 11 and 13 - 46 must follow the required operation, maintenance and 

renewal of the system(s), set out in the maintenance schedule, to ensure it is in full working 
order at all times. 

 
(vii) The owner(s) of Lot(s) 1 – 11 and 13 - 46 cannot increase stormwater discharge, through an 

increase in non-permeable areas, without Council approval; as an increase in stormwater 
discharge may result in failure of the stormwater detention systems. 

 
Note: Upon the issue of the certificate pursuant to section 224 or at such earlier time as may be 
required, a Consent Notice pursuant to section 221 will be issued. The Consent Notice will specify the 
above condition including all subclauses (i) to (vii) above to be registered against the Computer 
Freehold Register to issue in respect of Lots 1 – 11 and 13 - 46 of this subdivision. 
 

Construction of a secondary flow path (and easement) 
3.21 Secondary overland flow paths must be constructed to direct stormwater runoff from the uphill 

catchment through the subdivision to appropriate discharge points.  The specification and location of 
the secondary flow paths must be submitted to the Wellington Water Land Development team for 
approval in writing. All construction must be completed in accordance with the approved construction 
plans.   
 

3.22 All secondary overland flow paths required by the above condition must be protected by an easement in 
gross in favour of the Upper Hutt City Council and which prevents the alteration of the ground surface 
and prohibits the location of structures that might impede the flow of water across the land. 

 
Notes:  
1. Preference is for secondary overland flow paths to be located in public land, such as parks and 

roads.  
2. The easement must cover the full extent of the secondary overland flow path and must not be less 

than 3 m wide.  
 
 

Roading and Right of Way Construction 

3.23 Lots 150, 152 and 153 shall be vested in Council as legal road.  

 
3.24 Roading shall generally comply with the Roading Plans as submitted but may be varied as outlined below. 

(i) The design life for any structure supporting road infrastructure shall be 100 years. 
(ii) Provision for turning shall be provided at the end of Road 1 as part of this stage of the 

development.  
(iii) The formation and construction of all Accessways shall comply with the requirements of Council’s 

Code of Practice for Multi-Unit Non-Public Accesses-urban standards Clause C2.7 and Appendix 
C, Figure 1. 

(iv) In the event that all or part of the formed driveways for each Lot is shaped to fall towards the 
public footpath and road, the Consent Holder shall install a stormwater collection and disposal 
system on the driveway at the boundary to avoid stormwater runoff and debris migration onto the 
public road, this will need to connect into the on-site stormwater disposal system.  Refer to 
drawing 5904, Appendix C, Fig 20 but note that the sump will connect into the onsite stormwater 
system not the public main. 

3.25 The design of vehicle crossings shall be in accordance with Council’s Engineering Standards, Drawing 
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Number 5904 Figure 6, Appendix B, Maximum Design Gradients for Vehicular Access to Property or 
CM1005-93R (Maximum Design for Vehicular Access to Property) 

3.26 Any residential vehicle crossing from the carriageway to the road/property boundary shall be located such 
that the vehicle crossing is clear of: 

• Street lighting columns. 

• Street berm trees. 

• The connection points of underground utility service connections to the property. 

• Utility service junction boxes or underground service pits. 

• Drainage sumps.  

 

3.27 Any vehicle access constructed at building stage that adjoins the public road shall comply with the 
following: 
 

(i) The design of vehicle crossings shall be in accordance with Council’s Engineering Standards, 
Drawing Number 5904 Figure 6, Appendix B, Maximum Design Gradients for Vehicular Access to 
Property or CM1005-93R (Maximum Design for Vehicular Access to Property) 

(ii) Any residential vehicle crossing from the carriageway to the road/property boundary shall be 
located such that the vehicle crossing is clear of: 
• Street lighting columns. 

• Street berm trees. 

• The connection points of underground utility service connections to the property. 

• Utility service junction boxes or underground service pits. 

• Drainage sumps.  

Note: Upon the issue of the certificate pursuant to section 224 or at such earlier time as may be required, 
the above condition shall be registered as a Consent Notice pursuant to section 221. The Consent Notice 
will be registered against the computer freehold register to issue in respect of Lots 1 – 11 and 13 -46 of 
this subdivision. 

 

Landscaping within proposed road 
 
3.28 At the Engineering Approval stage the consent holder shall submit a final landscaping plan, planting 

schedule and specifications for Lots 150, 152 and 153 (road to vest) to Council for approval by Council’s 
Parks and Reserves Manager. This plan shall also show how the interface of the road corridor and 
proposed reserve land (Lots 200, 300 and 1002) will be treated.  
 

3.29 The consent holder shall implement all landscaping and planting shown on the approved landscape plans, 
schedule and specifications as approved by condition 3.28. 
 

3.30 The consent holder shall carry out maintenance and monitoring of all landscaping and planting for 24 
months from the completion of the landscaping in accordance with the approved landscape plans and 
specifications. Any plants which die shall be replaced with a similar species during this maintenance 
period. In accordance with the landscape specification, a 24month maintenance plan and programme 
shall be summited to Council for certification at the beginning of the maintenance period and a short 
progress report provided to Council at the end of 12 and 24 months.  
 

3.31 To ensure the works of condition 3.30 are undertaken, a financial bond for landscaping maintenance 
equivalent to the value of the 24 month maintenance contract shall be taken at the S224c stage for the 
subdivision. The bond contract shall be signed and payment made before the issue of S224c certification 
for the subdivision.  
 

Street Lighting 

3.32 Lighting of roads, service lanes and pedestrian and cycle ways shall be to the standard of illumination 
recommended in AS/NZS 1158 series ‘Lighting for roads and public spaces’ and satisfying as a 
minimum B3.7 of the Code of Practice. 
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LED Luminaries shall be used and be to the standard of NZTA specification M30 ‘Specification and 
Guidelines for Road Lighting Design’.  

Unless approved otherwise by Council, only LED luminaries from the current list of luminaries assessed 
in accordance with M30 Specification and published by NZTA on their website shall be regarded as an 
accepted standard.  

LED lanterns are to be fitted with 7 pin Nema Socket’s.  

Unless otherwise approved, all road lighting columns shall be galvanised steel, octagonal section poles 
(Octlyte or similar approved frangible street light columns) with elliptical outreach arms complying with 
NZTA M/26:2012 Specification.  

Installation of columns shall be as per the manufacturers recommendation and comply with NZTA 
Specification M/26:2012. 

Installation of cables and ducts shall comply with the local electricity network supplier’s standard. 

3.33 At the s224c stage the consent holder shall provide Council with the following: 
 

• Electrical Code of Compliance. 

• Confirmation that the streetlights are fully functioning.  

• As-built of the street lights including the connection point to the existing street lighting circuit 
(location of the fuse to activate the new street lighting circuit). 

• That Telecells have been installed. 

• The make and model of the poles including the height and size of the outreach arms. 

• Make and model of LED luminaries including the wattage of each. 

4. Geotechnical 

4.1 Additional geotechnical investigations are required within the area identified as the ‘Road Zone’. These 
are to be carried out as recommended in the Slope Stability Analysis Report (prepared by ENGEO, dated 
2 December 2020) and any further recommendations from a suitably qualified Geotechnical Engineer as 
a result of those investigations are to be followed. This investigation and design work is required prior to 
submission of engineering approval design for review.  

4.2 At the engineering approval stage, a further geotechnical report completed by a suitably qualified engineer 
shall be provided to Council for review, which addresses the risk of shallow soil failure in the slope above 
Lots 18 to 19 and 31 to 36 as discussed in the Geotechnical Report prepared by Engeo Limited Dated 14 
August 2020. Should the report determine mitigation measures are required then these shall be 
completed by the consent holder prior to 224(c) signoff, or if appropriate, addressed through a consent 
notice condition. The suitably qualified engineer shall confirm in writing that the completed mitigations 
are in accordance with their requirements prior to 224(c) signoffs should any works be undertaken by the 
consent holder.   

4.3 At the Building Consent stage, specifically designed foundations by a suitably qualified engineer shall be 
required for any building constructed within the zone marked "Area 2" of potential instability (as indicated 
in the Slope Stability Analysis Report prepared by Engeo Limited Dated 2 December 2020) on Lots 14 to 
17, 20 to 30, 37 to 39, 42 to 43 and 45 to 46. The extent of area requiring specifically designed 
foundations shall be confirmed by the engineer undertaking the design. 

The Geotechnical Investigation Report (prepared by ENGEO, dated 2 December 2020) is held on Council’s 
file. 

Note: Upon the issue of the certificate pursuant to section 224 or at such earlier time as may be required, 
the above condition shall be registered as a Consent Notice pursuant to section 221. The Consent Notice 
will be registered against the computer freehold register to issue in respect of Lots 14 to 17, 20 to 30, 37 
to 39, 42 to 43 and 45 to 46 of this subdivision. 

4.4 At the Building Consent stage, site specific slope stability analysis and anchor design by a suitably 
qualified Geotechnical engineer shall be required for any building constructed within the zone marked 
"Area 3" of potential instability (as indicated in the Slope Stability Analysis Report prepared by Engeo 
Limited Dated 2 December 2020) on Lots 14 to 17, 20 to 30, 37 to 39, 42 to 43 and 45 to 46. The extent 
of area requiring site specific slope stability analysis and anchor design shall be confirmed by the engineer 
undertaking the design. 

A Geotechnical Investigation Report (prepared by ENGEO, dated 2 December 2020) is held on Council’s 
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file. 

Note: Upon the issue of the certificate pursuant to section 224 or at such earlier time as may be required, 
the above condition shall be registered as a Consent Notice pursuant to section 221. The Consent Notice 
will be registered against the computer freehold register to issue in respect of Lots 14 to 17, 20 to 30, 37 
to 39, 42 to 43 and 45 to 46 of this subdivision. 

4.5 It is identified that there is an area of uncontrolled fill material on Lot 400. Any proposed buildings within 
this area shall be subject to a geotechnical engineering assessment as to the suitability of ground 
conditions for any building.   

Note: Upon the issue of the certificate pursuant to section 224 or at such earlier time as may be required, 
the above condition shall be registered as a Consent Notice pursuant to section 221. The Consent Notice 
will be registered against the computer freehold register to issue in respect of Lot 400 of this subdivision. 

 
4.0 Residential Development  
 
4.1 The exterior and roofs of all buildings shall be constructed of materials of natural tones, with less than 

40% reflectivity for exteriors and less than 30% for rooves.  
 

Note: Upon the issue of the certificate pursuant to section 224 or at such earlier time as may be required, 
the above condition shall be registered as a Consent Notice pursuant to section 221. The Consent Notice 
will be registered against the computer freehold register to issue in respect of Lots 1 – 11 and 13 - 46 of 
this subdivision. 

 

4.2 Residential development, including all buildings, on Lots 1 – 11 and 13 – 46 shall be subject to the bulk 
and location permitted standards of the Residential Zone within the District Plan, except as otherwise 
stated below:   
 

(i) All buildings on Lots 1 – 11 shall be single storey only, with a maximum height of 5m as 
measured from ground level at the time of completion of the subdivision.  

(ii) Yard setbacks for Lots 1 – 46 shall be as per the Align Drawing MV003-DRG-LA-107-110 
except where stated in items (iii) and (iv).  

(iii) The minimum yard setback from the southern boundary for all buildings on Lots 1, 5 and 6 
shall be 4m  

(iv) The minimum yard setback from the southern boundary for all buildings on Lots 9 – 11 shall 
be 6m.  

 
Note: Upon the issue of the certificate pursuant to section 224 or at such earlier time as may be required, 
the above condition shall be registered as a Consent Notice pursuant to section 221. The Consent Notice 
will be registered against the computer freehold register to issue in respect of Lots 1 – 11 and 13 - 46 of 
this subdivision. 
 

4.3 Residential development and activities which are prescribed as permitted activities in the land use activity 
table for the Residential zone (Rule 18.2) can be undertaken on Lots 1 – 11 and 13 – 46. Rural activities 
(including those listed in the activity table of Rule 19.2) shall not be permitted on Lots 1 – 11 and 13 – 
46 
 

Note: Upon the issue of the certificate pursuant to section 224 or at such earlier time as may be required, 
the above condition shall be registered as a Consent Notice pursuant to section 221. The Consent Notice 
will be registered against the computer freehold register to issue in respect of Lots 1 – 11 and 13 - 46 of 
this subdivision. 

 
4.4 The landscaping strip along the southern boundary of Lots 1, 5 6 and 9 – 11 shall be permanently 

protected as a landscaping buffer and trees which die shall be replaced with a similar plant by the 
property owner.  

 

Note: Upon the issue of the certificate pursuant to section 224 or at such earlier time as may be required, 
the above condition shall be registered as a Consent Notice pursuant to section 221. The Consent Notice 
will be registered against the computer freehold register to issue in respect of Lots 1, 5 6 and 9 – 11 of 
this subdivision. 
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5.0 Protection of Indigenous Vegetation  
 
5.1 At the 223 stage, the areas of indigenous vegetation proposed to be protected in accordance with the 

plan approved in land use condition 3.1 shall be identified as covenanted areas on the LT plan.  
 

5.2 Indigenous vegetation located within the covenanted area shown on the DP plan shall be permanently 
protected, in as much as the consent holder and future landowners shall not:  

 
(i) Fell, remove, burn or take any native trees or plants of any kind (except in the control of weeds 

listed in the Regional Pest Management Strategy); 
(ii) Plant, sow or scatter any trees, shrubs or plants or the seed of any trees, shrubs or plants other 

than the local indigenous native flora, or introduce any substance injurious to plant life except in 
the control of noxious plants; 

(iii) Dump, pile or otherwise store any rubbish or other materials, except in the course of maintenance, 
provided that after the completion of any such work all rubbish or materials are removed and the 
land is left in a clean and tidy conditions 

(iv) Allow cattle, sheep, horses or other livestock to enter, graze, feed or otherwise be present.  
 

Note: Pruning and removal of parts of the protected plants are permitted so far as is reasonably 
required for their continued health  

 
Note: Upon the issue of the certificate pursuant to section 224 or at such earlier time as may be required, 
the above condition shall be registered as a Consent Notice pursuant to section 221. The Consent Notice 
will be registered against the computer freehold register to issue in respect of the relevant lots of this 
subdivision. 

 

6.0 Utility Provider Provisions 
 

6.1 The consent holder shall reticulate all lots not already serviced by power and telecommunications utilities 
for power and telecommunications as a minimum. The requirements of clause B11.9 of the Code of 
Practice shall be observed. 

6.2 Prior to the issue of s224c Certification the consent holder shall provide letters from Network Utility 
Operators advising that reticulation has been installed to the legal boundaries for each lot and that service 
connections are available for use. 

 

7.0 Easements 

7.1 All services to any lot shall be protected by easements in so far as they are laid over or under private land. 

7.2 Access easements shall be provided as and where required to ensure unobstructed access to private 
property. 

7.3 All easements shall be listed in the Memorandum of Easements on the Survey Plan. 

7.4 The consent holder shall provide easements in gross in favour of Council for all mains and structures to 
be vested in Council. Including any  public open drain or stormwater secondary flow paths, in so far as 
they are laid over or under private land, and these shall be in accordance with Clause B1.10 of the Code 
of Practice 
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LAND USE (Residential Development, Earthworks, Vegetation Removal, 
Contaminated Soils) 
 
THAT pursuant to Section 104, 104B and 108 of the Resource Management Act 1991, Council GRANT consent 
for residential development, earthworks and indigenous vegetation clearance as well as the disturbance of 
potentially contaminated soil at 43 Tacoma Drive, Lot 2 DP 306622 and Lot 1 DP 52931, subject to the following 
conditions: 
 
1.0 General  
1.1 The proposal shall proceed in general accordance with all conditions specified below and 

the plans and details submitted including the following:  
 

• Application and Assessment of Environmental Effects prepared by Spencer Holmes, dated 25 
September 2020 

• Additional information prepared by Align, dated 4 December (Section 92 Response 1) and 18 
December 2020 (Section 92 Response 2) 

• Scheme plans prepared by Macroventures, Dwg No’s. SCH01 – 05 dated 11/02/21 
• Engineering plans prepared by Macroventures dated 3 December 2020 
• Earthworks plans prepared by Macroventures dated 3 December 2020 
• Geotechnical Report, prepared by Engeo dated 14 August 2020 
• Geotechnical Addendum (Slope Stability Analysis), prepared by Engeo, dated 2.12.20 
• Landscape report and plans, prepared by Local, Revision A dated 16 September  
• Landscape statement and plans prepared by Align Ltd, dated 2 December 2020 
• Traffic Assessment, prepared by Tim Kelly Transportation Planning Ltd dated 21 February 2019  
• MV003-DRG-LA-107-110 Stage 1 Setbacks prepared by Align Ltd dated 3 December 2020 
• Bioretention concept plan reference prepared by Align Ltd Revision 20 November 2020  
• P246 Retaining Wall Treatment prepared by Macroventures dated 3 December 2020  
• Hydrology Assessment prepared by Three Waters Limited dated November 2020 
• NESCS resource consent application prepared by Align, dated 30 October 2020 
• Preliminary and Detailed Environmental Site Investigation prepared by Engeo, dated 10 March 

2020. 
• Ecological Impact Assessment, prepared by Boffa Miskell, dated 22 September 2020 

 
 

Note: Where any conditions of consent as set out below are inconsistent with the plans and/or 
information approved in condition 1.1, the conditions of consent which follow will prevail.  
 

 
2.0 Earthworks and Construction Management:  

 

2.1 Earthworks shall comply with the following: 
 

(i) The design and construction of the earthworks shall reflect the findings of the ENGEO 
Geotechnical Investigation Report (dated 14.8.20 and 2.12.20) for the site.  

(ii) The Consent Holder shall engage the services of a Chartered Professional Engineer to design 
and monitor the construction of earthworks and to verify that the requirements of 
NZS4431:1989 Code of Practice for Earth Fill for Residential Development; Council’s Code of 
Practice; and of NZS 4402, are met. 

(iii) Any material to be imported by the Consent Holder and proposed to be used as fill shall be 
inspected at source by a Chartered Professional Engineer and certified as being fit for purpose. 

(iv) All earthwork cuts and fills shall be designed, engineered and constructed in accordance with 
above Standards and Code of Practice. 

(v) All completed cuts and fills shall be inspected by a Chartered Professional Engineer throughout 
the construction phase and shall meet the requirements of the above Standards and the Code 
of Practice. 

(vi) That all cuts and slopes are protected with adequate drainage and that water isn’t discharged 
over cut faces. All cut drains are to be recorded on as-built plans so that they able to be located 
and maintained.  
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2.2 A minimum of two weeks prior to the commencement of earthworks and construction activity on the site, 
an Earthworks and Construction Management Plan (ECMP) shall be submitted to Council for approval 
by the Director of Planning and Regulatory Services. The ECMP shall as a minimum, but not limited to, 
address the following matters:    

(i) Traffic management and site access arrangements;   
(ii) Measures to ensure that dirt and debris is not deposited on public roads;  
(iii) Measures to manage noise and vibration effects;   
(iv) Measures to manage dust; 
(v) Carparking arrangements for site workers; 
(vi) Final sediment and stormwater control plans and measures outlined to control surface water 

from areas of earthworks; and 
(vii) Include the recommendations made within the Boffa Miskell ecological report (section 8.0) 

  
2.3 Construction and/or earthworks shall not commence on the site until the ECMP has been approved in 

writing by Upper Hutt City Council.  
 
2.4 The consent holder shall undertake all site works in accordance with the approved ECMP.   
 
 
2.5 The consent holder shall advise the Council’s Compliance Officer at least three working days before starting 

any work on site; and shall supply the name, phone number and address of the main contractor/s.  
 
2.6 The consent holder shall be responsible for maintaining erosion and sediment control devices approved in 

the ECMP throughout the construction period and until ground cover is established on any cut or fill face.  
 
2.7 Stormwater discharge from the culverts shall not concentrate stormwater flow to cause a nuisance to 

neighbouring properties and that stormwater shall go to a natural stream or gully. 
 
2.8 All culvert outlets shall have a form of scour protection (ie flume or sock), especially over any areas of fill. 
  
2.9 All earthworked areas shall be regrassed or hydro-seeded at the earliest opportunity following earthworks. 

Following this time any seeding or planting which fails to become fully established shall be 
reseeded/replanted no later than 12 months after completion of the earthworks.   

 
2.10 All earthworks shall be completed within 12 months of the commencement of the earthworks.  
 
2.11 The consent holder shall ensure that vehicles operating on the site do not track mud and other debris onto 

public roads. In the event that material is deposited it shall be the responsibility of the consent holder to 
remove this as soon as practicable.  

 
2.12 The hours of work shall be limited to Monday to Friday 7:30am to 6pm, and 8am to 2pm on Saturdays. No 

work shall be undertaken on Sundays or public holidays. Quiet setting up of site (not including running of 
plant or machinery) may start at 6:30am. 

 
2.13 On completion of the earthworks the consent holder shall provide earthworks as-built plans showing the 

extent of the earthworks, the locations of any features exposed during the earthworks construction such 
as but not limited to springs, unsuitable material, tip sites, etc., and provide details of the measures 
undertaken to remediate these features, including but not limited to the alignment, size, class, inlet and 
outlet details of pipes, and the locations and extents of material substitution areas. 

 
2.14 Where the development work alters the flow of surface water on or from the area of the development, then 

the consent holder shall:   
(i) Put in place adequate measures to deal with both the surface water and stormwater runoff 

generated from the development so as to not cause any nuisance or damage to adjoining 
properties.  

(ii) Not increase the stormwater runoff from the property across any of its boundaries from that which 
existed prior to starting the development.  

  
3.0 Indigenous Vegetation Clearance 

 
3.1 Prior to the removal of indigenous vegetation at the site, a plan shall be prepared and submitted to the 

Council for approval that is in general accordance with: 
 

(i) the roading layout plan prepared by Boffa Miskell and dated 22 September 2020;  
(ii) the vegetation removal required for development on Lots 1-46; and 
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(iii) the general mitigation principles for vegetation removal outlined in the Boffa Miskell Ecological 
Impact Assessment dated 22 September 2020.  

 
3.2 Removal of indigenous vegetation shall be limited to those areas identified on the plan approved by 

condition 3.1 above.  
 

3.3 Removal of indigenous vegetation shall be undertaken in accordance with the following 
recommendations, as per the Boffa Miskell report: 

 
(i) To avoid unnecessary vegetation clearance, the areas to be cleared should be clearly delineated 

with flagging tape or bunting 
(ii) To avoid damaging the wetland habitats, nearby vegetation should be felled so that it falls away 

from these areas. 
(iii) To allow for passive dispersal of terrestrial fauna, felled vegetation should be left in place for three 

days post-felling. 
(iv) To avoid potentially introducing exotic weed species into the area, plant used during construction 

should be cleaned before entering the site. 
 

3.4 All areas of existing indigenous vegetation (excluding that approved for removal in accordance with 
condition 3.1 above) shall be permanently protected, in as much as the consent holder and future 
landowners shall not:  

 
(i) Fell, remove, burn or take any native trees or plants of any kind (except in the control of weeds 

listed in the Regional Pest Management Strategy); 
(ii) Plant, sow or scatter any trees, shrubs or plants or the seed of any trees, shrubs or plants other 

than the local indigenous native flora, or introduce any substance injurious to plant life except in 
the control of noxious plants; 

(iii) Dump, pile or otherwise store any rubbish or other materials, except in the course of maintenance, 
provided that after the completion of any such work all rubbish or materials are removed and the 
land is left in a clean and tidy conditions 

(iv) Allow cattle, sheep, horses or other livestock to enter, graze, feed or otherwise be present.  
 

Note: Pruning and removal of parts of the protected plants are permitted so far as is reasonably 
required for their continued health  

 
4.0 Disturbance of contaminated soils 
 
4.1 Prior to earthworks being undertaken on site, further soil testing by a suitably qualified and experienced 

person shall be undertaken in those areas identified in the Engeo report as requiring further testing for 
contaminated soils. The results of this further testing shall be supplied to Council for review and approval 
a minimum of two weeks prior to undertaken earthworks on the site, along with the appropriate 
Remedial Action Plan (RAP) and/or Site Management Plan (SMP) in the event that the results show 
elevated levels of contaminants are found and remediation is required. 

 
4.2 In the event that remediation is required, soil disturbance works associated with the remediation of 

contaminated soils shall be undertaken in accordance with the approved Site Management Plan and/or 
Remedial Action Plan. The management and mitigation measures prescribed in the SMP/RAP shall be 
implemented for the duration of the soil disturbance works. 
 

4.3 If remediation works are required as per the above condition, before the issue of 224(c) certification for 
the subdivision, the consent holder shall submit a Site Validation Report to be approved by Council. The 
Site Validation Report shall be in general accordance with the Ministry for the 
Environment’s Contaminated Land Management Guidelines No. 1 and shall include but not be limited to:  

(i) A summary of the work undertaken;  
(ii) Reports of any complaints and breaches of the procedures set out in the Remedial Action 

Plan and/or Site Management Plan, or within the conditions of this consent;  
(iii) A summary of any testing undertaken, tabulated analytical results, and interpretation in the 

context of the Ministry for the Environment’s CLMG no 5 and reported in general accordance 
with Ministry for the Environment’s CLMG no 1;   

(iv) Volumes of soil and copies of the disposal dockets for the material removed from the site;  
(v) Any imported fill material shall be from a certified virgin source or tested and confirmed by 

laboratory analysis to be at background concentrations for residential purposes.   
  

5.0 Residential Development 
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5.1 The exterior and roofs of all buildings shall be constructed of materials of natural tones, with less than 

40% reflectivity for exteriors and less than 30% for rooves.  
 

5.2 Residential development, including all buildings, on Lots 1 – 11 and 13 – 46 shall be subject to the bulk 
and location permitted standards of the Residential Zone within the District Plan, except as otherwise 
stated below:   
 

(i) All buildings on Lots 1 – 11 shall be single storey only, with a maximum height of 5m as measured 
from ground level at the time of completion of the subdivision.  

(ii) Yard setbacks for Lots 1 – 46 shall be as per the Align Drawing MV003-DRG-LA-107-110 except 
where stated in items (iii) and (iv).  

(iii) The minimum yard setback from the southern boundary for all buildings on Lots 1, 5 and 6 shall 
be 4m  

(iv) The minimum yard setback from the southern boundary for all buildings on Lots 9 – 11 shall be 
6m.  

 
5.3 Residential development and activities which are prescribed as permitted activities in the land use activity 

table for the Residential zone (Rule 18.2) can be undertaken on Lots 1 – 11 and 13 – 46. Rural activities 
(including those listed in the activity table of Rule 19.2) shall not be permitted on Lots 1 – 11 and 13 – 
46.  
 

6.0 Fencing and Landscaping 
 

6.1 A final landscaping plan shall be supplied to Council prior to the commencement of construction  for 
dwellings on Lots 1, 5, 6 and 9-12 confirming the fencing proposed along the southern boundary of Lots 
1, 5, 6, and 9 – 12 and plant species in the landscaping strip.  
 

6.2 The consent holder shall construct a fence along the boundary of Lots 1, 5, 6 and 9-12, and implement 
the planting of the approved landscaping plan prior to construction of any dwellings on the site.  
 

6.3 The landscaping strip along the southern boundary of Lots 1, 5 6 and 9-12 shall be permanently 
protected as a landscaping buffer and trees which die shall be replaced with a similar plant by the 
property owner.  

 
 
 
The reasons for this decision are: 
 

1. Subject to the above conditions, the environmental effects of the proposal will not be more than minor. 
 

2. The proposal is consistent with the overall objectives and policies of the District Plan, and Part 2 of the 
RMA. 
 
 

 
 
 
 
 
 
 

Prepared by: 

 

 
___________________ 

 
Bridget Herries 
RESOURCE CONSENTS AND 
COMPLIANCE MANAGER 

Date: 

 
25.2.2021 
_____________ 

     

Reviewed & 
Granted  by: 

_________________ 

 
Richard Harbord 
DIRECTOR OF PLANNING AND 
REGULATORY SERVICES 

Date: 25.2.2021 
_____________ 
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