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Under Section 88 of the Resource Management Act 1991
Application for Resource Consent

To: Hurunui District Council Phone: 033148816
PO Box 13 Email: planning@hurunui.govt.nz
Amberley 7441
1. | (full name)
UWC Limited apply for the
following resource consent: Land use consent and/or Subdivision consent
2. Describe the activity to which the application relates: (i.e. explain the proposal referring to the District Plan issues of
non-compliance)
Consent is sought to undertake a staged 201 fee simple subdivision as well as additional allotments for
roads, reserves (utilities and stormwater) and a balance allotment.
3. The names and addresses of the owner and occupier (other than the applicant) of any land to which the
application relates are as follows: (give names and addresses)
Hurunui Developments Limited
4, The location of the proposed activity is as follows:
Address: 52 Amberley Beach Road and 187-193 Carters Road, Amberley
Legal Description: Lots 2 and 3 DP 559093
Valuation Number:
5. Are any additional resource consents required from Canterbury Regional Council for the proposed

activity? If the answer is yes, please list:

Refer Application

Have these been applied for?




6. I attach in accordance with the Fourth Schedule of the Resource Management Act 1991, an assessment
of environmental effects in sufficient detail that corresponds with the scale and significance of the
effects that the proposed activity may have on the environment.

7. I attach the information required on the attached check sheet for land use or subdivision.

8. On 1 January 2012 the National Environmental Standard for Assessing and Managing Contaminants in
Soil to Protect Human Health (NES) came into effect. Is the site currently, or previously, or more likely
than not to have been used for an activity on the Hazardous Activities and Industries List (HAIL) as
attached to this form? In order to help determine whether the NES applies, please answer the following
questions:

Is an activity described on the HAIL currently being undertaken on the piece of Yes L

land to which this application applies? No ||
Has an activity described on the HAIL ever been undertaken on the piece of land to Les L
o

which this application applies to the best of your knowledge?

Is it more likely than not that an activity described on the HAIL is being or has been Yes L
undertaken on the piece of land to which this application applies? No

If ‘Yes’ to any of the above, then the NES for Assessing and Managing Contaminants in Soil to
Protect Human Health may apply. Check the five activities to which the NES applies:

Is the activity you propose to undertake removing or replacing a fuel storage Yes | |

system or parts of it? No |v/|

Is the activity you propose to undertake sampling soil? Yes |

No (v

Is the activity you propose to undertake disturbing soil? Les v
o

Is the activity you propose to undertake subdividing land? Les i
o

Is the activity you propose to undertake changing the use of the land? Les i
o}

If ‘Yes’ to any of the above activities, then the NES for Assessing and Managing Contaminants
in Soil to Protect Human Health is likely to apply and you are required to provide an
assessment in relation to the NES.

9. I enclose S being the relevant application fee.

10. Damienne Donaldson Date 16/05/2022

Signature of applicant (or person authorised to sign on behalf of applicant)



11. Address for service of applicant:

UWC Limited

40 Taranaki Street

Te Aro

Wellington 6011

Attn: Earl Hope-Pearson

Note to applicant

Contact person: Damienne Donaldson - Davis O

(Name and designation)

Phone No: 03 366 1653
Mobile No:
Email: damienne@do.nz

You may apply for 2 or more resource consents that are needed for the same activity on the same form. You must pay the charge payable
to the consent authority for the resource consent application under the Resource Management Act 1991.



Hazardous Activities and Industries List (HAIL) R e A
October 2011 Manata Mo Te Taiao

A Chemical manufacture, application and bulk storage
1. Agrichemicals including commercial premises used by spray contractors for filling, storing or washing out tanks for agrichemical
application

. Chemical manufacture, formulation or bulk storage
. Commercial analytical laboratory sites

. Corrosives including formulation or bulk storage

2
3
4
5. Dry-cleaning plants including dry-cleaning premises or the bulk storage of dry-cleaning solvents
6. Fertiliser manufacture or bulk storage

7. Gasworks including the manufacture of gas from coal or oil feedstocks

8. Livestock dip or spray race operations

9. Paint manufacture or formulation (excluding retail paint stores)

10. Persistent pesticide bulk storage or use including sport turfs, market gardens, orchards, glass houses or spray sheds

11. Pest control including the premises of commercial pest control operators or any authorities that carry out pest control where
bulk storage or preparation of pesticide occurs, including preparation of poisoned baits or filling or washing of tanks for pesticide
application

12. Pesticide manufacture (including animal poisons, insecticides, fungicides or herbicides) including the commercial manufacturing,
blending, mixing or formulating of pesticides

13. Petroleum or petrochemical industries including a petroleum depot, terminal, blending plant or refinery, or facilities for
recovery, reprocessing or recycling petroleum-based materials, or bulk storage of petroleum or petrochemicals above or below
ground

14. Pharmaceutical manufacture including the commercial manufacture, blending, mixing or formulation of pharmaceuticals,
including animal remedies or the manufacturing of illicit drugs with the potential for environmental discharges

15. Printing including commercial printing using metal type, inks, dyes, or solvents (excluding photocopy shops)

16. Skin or wool processing including a tannery or fellmongery, or any other commercial facility for hide curing, drying, scouring or
finishing or storing wool or leather products

17. Storage tanks or drums for fuel, chemicals or liquid waste
18. Wood treatment or preservation including the commercial use of anti-sapstain chemicals during milling, or bulk storage of

treated timber outside

B Electrical and electronic works, power generation and transmission
1. Batteries including the commercial assembling, disassembling, manufacturing or recycling of batteries (but excluding retail battery
stores)

2. Electrical transformers including the manufacturing, repairing or disposing of electrical transformers or other heavy electrical
equipment

3. Electronics including the commercial manufacturing, reconditioning or recycling of computers, televisions and other electronic
devices

4. Power stations, substations or switchyards

C Explosives and ordinances production, storage and use

1. Explosive or ordinance production, maintenance, dismantling, disposal, bulk storage or re-packaging
2. Gun clubs or rifle ranges, including clay targets clubs that use lead munitions outdoors

3. Training areas set aside exclusively or primarily for the detonation of explosive ammunition



D Metal extraction, refining and reprocessing, storage and use
1. Abrasive blasting including abrasive blast cleaning (excluding cleaning carried out in fully enclosed booths) or the disposal of
abrasive blasting material

2. Foundry operations including the commercial production of metal products by injecting or pouring molten metal into moulds

3. Metal treatment or coating including polishing, anodising, galvanising, pickling, electroplating, or heat treatment or finishing using
cyanide compounds

4. Metalliferous ore processing including the chemical or physical extraction of metals, including smelting, refining, fusing or refining
metals

5. Engineering workshops with metal fabrication
E Mineral extraction, refining and reprocessing, storage and use

1. Asbestos products manufacture or disposal including sites with buildings containing asbestos products known to be in a
deteriorated condition

2. Asphalt or bitumen manufacture or bulk storage (excluding single-use sites used by a mobile asphalt plant)
3. Cement or lime manufacture using a kiln including the storage of wastes from the manufacturing process
4. Commercial concrete manufacture or commercial cement storage

5. Coal or coke yards

6. Hydrocarbon exploration or production including well sites or flare pits

7. Mining industries (excluding gravel extraction) including exposure of faces or release of groundwater containing hazardous
contaminants, or the storage of hazardous wastes including waste dumps or dam tailings

F Vehicle refuelling, service and repair

1. Airports including fuel storage, workshops, washdown areas, or fire practice areas

2. Brake lining manufacturers, repairers or recyclers

3. Engine reconditioning workshops

4. Motor vehicle workshops

5. Port activities including dry docks or marine vessel maintenance facilities

6. Railway yards including goods-handling yards, workshops, refuelling facilities or maintenance areas

7. Service stations including retail or commercial refuelling facilities

8. Transport depots or yards including areas used for refuelling or the bulk storage of hazardous substances
G Cemeteries and waste recycling, treatment and disposal

1. Cemeteries

2. Drum or tank reconditioning or recycling

3. Landfill sites

4. Scrap yards including automotive dismantling, wrecking or scrap metal yards

5. Waste disposal to land (excluding where biosolids have been used as soil conditioners)

6. Waste recycling or waste or wastewater treatment

H Any land that has been subject to the migration of hazardous substances from adjacent land in sufficient quantity that it could
be a risk to human health or the environment

I Any other land that has been subject to the intentional or accidental release of a hazardous substance in sufficient quantity that
it could be a risk to human health or the environment
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Subdivision Application Checklist

INCLUDED

NOT
APPLICABLE

OFFICE
USE

Completed resource consent application form (Form 9) i.e. all questions have been
answered.

Application fee enclosed or paid on-line
HDC Bank Account: 03-0802-0946666-00 — Ref: RC<Applicant name>

A detailed description of the proposal.

An assessment of environmental effects with details of any mitigation measures
proposed. You may wish to refer to the assessment matters in Section C1.2 of the Hurunui
District Plan.

Certificate of title (less than 6 months old and relevant)

Address the NES for Assessing and Managing Contaminants in Soil to Protect Human
Health

Subdivision scheme plan to a metric scale (1:100, 1:200, 1:250, 1:500, 1:1000, 1:2000)
preferably on either A3 or A4 showing (where relevant):
e Position of all new boundaries

e Location and identification of all buildings on site

e Areas of all new allotments

e Location and areas of the land below the mean high water springs of the sea, or of
any part of the bed of a river or lake, which is required under section 235 of the
Act to be shown on the survey plan as land to be vested in the crown

e Location and areas of land to be set aside as new road and road naming
application in accordance with Road Naming Policy

e Location and area of any proposed easements, with memorandum and/or
schedule

e Abutting and underlying title boundaries, existing building line restrictions and
existing easements

e Where appropriate and possible, contours (based on mean sea level) at an interval
sufficient for design of accessways and services or to show the general topography
of the area, particularly around house sites

e Any features to be protected by covenant or other method

e The principal topographical and geological features, including areas of loose fill
and faultline or fault traces

e Areas that may be subject to frequent flooding, or inundation, erosion, landslip or
subsidence, or are within an identified natural hazard high risk area

e Areas of wetlands and bush

e All watercourses that have an average normal waterway width greater than 1m

e The existing sewer and stormwater drainage system with invert and manhole
levels
e Existing power/telecommunication poles

e Existing groundwater bores and their Regional Council reference number

e Existing and proposed septic tank, soakage areas, and irrigation systems

e  Existing structures, fences and whether such structures will be retained, relocated
or removed

e Proposed roads, access points onto the lot(s), accessways, and service lanes with
relevant widths, areas and gradients

e Proposed areas of excavation and fill, together with the proposed finished
contours for proposed cuts and fills greater than 1m?

e Any designations applying to all or part of the lot




e Any conservation or heritage features (including any archaeological feature)

Information on the following matters, where relevant:

Potable Water
e Verification that each new lot is capable of meeting the minimum standard for
water supply including water modeling results if connecting to a rural water
scheme, or a water quality & quantity assessment report if using a private supply

Utility services
e Information on the availability or otherwise of common utility services

Stormwater drainage
e Where existing stormwater sewers are proposed to be used or connected to
service the subdivision, conformation that adequate capacity is available
o |f stormwater is proposed to be discharged into a watercourse or the sea, any
consultation or resource consents needed
o If soak pits are proposed, the results of soakage tests and site suitability for this
type of stormwater disposal

Sewage disposal
e Whether there is adequate capacity through the existing sewers; or
e Evidence that the lot(s) has the ability to adequately dispose of sewage in an

environmentally acceptable manner, and if so, that the relevant consents have
been lodged or obtained

Stability:
e A statement that there is no uncontrolled fill on the site, and there is no evidence
of soil creep, slumping, or other site instability.

Fault lines:
e If any fault lines or traces are shown on the survey plan, a full geotechnical report
must also be submitted.

Hazardous substances:
e If the land contains or has contained an installation in which a hazardous
substance was stored, used or disposed of, the application shall include any effects
or risks posed by the installation.

Heritage or cultural sites:
e |[f the land contains an identified feature the application must include information
about the feature and any proposed method of protecting it as necessary.

Cross lease or company lease or unit title:
(i) Information to demonstrate that the building(s) have existing use rights; or
(ii) A copy of the certificate of compliance for each building; or
(iii) Any land use consent granted for the subject buildings; or
(iv) Information to demonstrate the subject buildings meet the relevant
development controls of this Plan.

Staged cross-lease subdivision:

o Sufficient information to demonstrate that the undeveloped balance portion of
land is suitable for further development that would be in accordance with the
requirements of the District Plan, and that all possible site constraints to such
development have been investigated and reported.

Staged unit title subdivision:
e Information must be submitted with the application to show the proposed staging
of development, including:
(i) How all existing or proposed buildings will meet the requirements of the
District Plan; or
(ii) The land use consent issued for any proposed buildings; or
(iii) The building consent issued for any proposed buildings.




Staged freehold subdivision:
e Information and plans on the proposed staging process and time frame

Ashley Forest Village - Comprehensive development
A comprehensive development plan detailing how any subdivision proposal links with
future subdivision intended to be undertaken on the site.

Amberley - Stormwater disposal
A stormwater management plan showing how it is proposed to manage the anticipated
rainfall run-off from the site from a 2% Annual Exceedance Probability (AEP) rainfall event.
The stormwater management plan must include the following information:
e The estimated rainfall run-off from a 2% AEP rainfall event from the site, once fully
developed.
e Where, how and for what length of time the rainfall run-off is to be detained and
the anticipated rate of release in to the Amberley drainage system;
e The anticipated rate of discharge of stormwater in to the Amberley drainage
system and any possible surface flood flow paths for a rainfall run-off exceeding
2% AEP rainfall event; and
e Any restrictions on site coverage or hard standing areas to mitigate rainfall run-off.

Amberley - Transport networks and reverse-sensitivity

An assessment of the adverse effects from vehicular or railway traffic on dwellings that
may be erected within 80 metres of the sealed carriageway of State Highway 1 (Ashworth,
Carters or Glasnevin roads) or 70 metres of the railway track.

Buxton Valley — Gore Bay

¢ Information to show compliance with Outline Development Plan in Appendix B6 of
the Hurunui District Plan including:
(i) the alignment of roads;
(ii) the location of complying building platforms within building clusters;
(iii) the location and extent of indigenous vegetation to be planted for

mitigation and enhancement purposes;

(iv) the location and extent of areas for protection;
(v) the location and extent of areas protected for managed grazing;
(vi) the location of fence lines; and
(vii)  the general location of walkways.

e Esplanade strip a minimum width of 5m to be provided on either side of Buxton
Stream and extending a maximum length of 226m from the eastern site boundary.

ind3DP!

St James Estate - Hanmer Springs
e Location of the central open space reserve (minimum area of 7,000m?®) as
identified on the Outline Development Plan at Appendix A3.5.

e Location of the open space buffer (minimum width of 20m) along the Hanmer
Springs Road (SH7A) frontage of the site.

e Location of the open space reserve with a minimum area of 3ha at the junction of
Hanmer Springs Road (SH7A) and Argelins Road.

e Location of the road connection to the property directly to the north of the site
and showing the link to the central reserve as identified on the Outline
Development Plan at Appendix 3.5.

e A stormwater detention pond providing for a minimum of 13,000m® of storage
shall be provided generally in that location identified on the Outline Development
Plan at Appendix A3.5.

Woodbank (River Edge) Zone — Hanmer Springs
e A planting plan, in general accordance with the Landscape Plan and Plant Species
List contained in Appendix A3.4.2
e Written confirmation stating that the stopbank between the Chatterton River and
the western boundary of this zone has been upgraded to provide protection from
a 0.2%AEP (1 in 500 year) flood event and 600mm freeboard.
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APPLICATION FOR RESOURCE CONSENT
SECTION 88 OF THE RESOURCE MANAGEMENT ACT 1991

TO:

the Hurunui District Council

UWC Limited hereby applies for Subdivision Consent described below:

Subdivision consent is sought as a non-complying activity to create:

o 201 fee simple allotments (Lots 124 to 324) over four stages.

o One balance lot (Lot 5000).

. Two local purpose (utility) reserves to vest (Lot 3004 and 3005).

o One access lot to vest (Lot 602).

o Three local purpose (stormwater) reserves to vest (Lots 3006 to 3008) and
. Six roads to vest (Lots 1002 to 1007).

Section 5 of the application includes an assessment of environmental effects in sufficient detail
to satisfy the purpose for which it is required. This is in accordance with the Fourth Schedule of

the Resource Management Act 1991.

The names of the owner and or occupier of land to which this application relates are as follows:
UWC Limited

The location of the proposed activity is as follows:

Address: 52 Amberley Beach Road and 187-193 Carters Road, Amberley

Legal Description: Lots 2 and 3 DP 559093

Net Site Area: 32.7344 ha (19.8801 ha approx. Stages 3 to 6 development area plus
balance)

Consent is also sought concurrently from the Canterbury Regional Council in respect of

discharges (operational and construction) and earthworks.

In in accordance with the Fourth Schedule of the Resource Management Act 1991 (as amended
3 March 2015), Section 6 of the application includes an assessment of environmental effects that

the proposed activity may have in such detail to satisfy the purpose for which it is required.

No other information is required to be included in this application by the district/regional plan, the

Resource Management Act 1991, of any regulations made under the Act.

Subdivision Application — The Clearing (Stages 3-6), Amberley
UWC Limited
May 2022 Page 2 of 50

This application may not be read or reproduced except in its entirety.
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._ﬁ4%j~~\d%——-_—,

Davis Ogilvie & Partners Limited
(On behalf of applicant).

Date: 16 May 2022

ADDRESS FOR SERVICE: ADDRESS FOR APPLICANT:
Davis Ogilvie & Partners Limited UWC Limited
PO Box 589 40 Taranaki Street
Te Aro
CHRISTCHURCH 8140 WELLINGTON 6011
Attention: Damienne Donaldson Attention: Earl Hope-Pearson
Telephone: (03) 366 1653 Telephone: 027 507 3118
E-mail: damienne@do.nz E-mail: ehopepearson@egmontdixon.com

Subdivision Application — The Clearing (Stages 3-6), Amberley

UWC Limited

May 2022 Page 3 of 50
This application may not be read or reproduced except in its entirety.
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QUALITY ASSURANCE

Title: Application for Subdivision Consent
52 Amberley Beach Road and 187 - 193 Carters Road, Amberley

Applicant: UWC Limited

Filename: T:\projects\42s\42542 - The Clearing - Stage 3+\Planning\002
Reports\Application\Subdivision Consent - Stages 3 -
6\Application\220516.42542.dd.AmberleyBeachRd.Stage3-
6.Lodgement.docx

Version: Lodgement
Date: May 2022
Project No: 42542
Prepared By: Damienne Donaldson Signature:
Senior Planner :
BSc, PG Dip Res St, Assoc. NZP! 'ﬁ{f S
Reviewed By: Fred Coughlan Signature:
Planner

BEMP, Assoc.NZPI

Approved By: Russell Benge Signature:
DIRECTOR
Licensed Cadastral Surveyor --;,;-a}_—-\/ 28 _)
BSurv, PCApplISc, MNZIS, RPSurv LX 1= e
Assoc.NZPI ‘

Subdivision Application — The Clearing (Stages 3-6), Amberley

UWC Limited

May 2022 Page 4 of 50
This application may not be read or reproduced except in its entirety.
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1.0 INTRODUCTION

The following report is an assessment of the actual and potential effects on the environment generated
by undertaking a 201-lot staged subdivision on the site at 52 Amberley Beach Road and 187-193 Carters
Road, Amberley. This application forms the second stage being Stages 3-6 of the overall multi-staged

residential development known as “The Clearing”.

The proposed development, to be known as “The Clearing”, comprises the final four stages of a master
planned development located 500m south of the Amberley township. The development responds to
existing and anticipated growth in the Hurunui District. The general design principles that underpin the
development include:

. A planned approach to subdivision and development ensuring efficiency of land use and quality

living environments.

. An urban form which creates a vibrant, attractive sense of place and encourages a community to
develop.

. Modularity in the road layout and section sizing to promote affordability and efficiency.

. Connectivity and linkages to enhance circulation patterns.

. An integrated road system that supports effective and efficient transport.

. Dual purpose reserve areas, used for recreation and amenity purposes as well as for stormwater

management; and
. Varied allotment sizes to achieve housing diversity by providing a choice of housing and lifestyle

options.
This application addresses the character of the land, the proposed subdivision, and the relevant
provisions of the Hurunui District Plan (the Plan). The report also includes an assessment of effects on

the environment as required by the Fourth Schedule to the Resource Management Act 1991.

1.1 Summary of Applicant and Proposal Details

Applicant: UWC Limited and Hurunui Developments Limited

Owner: UWC Limited

Site Address: 52 Amberley Beach Road and 187-193 Carters Road, Amberley
Legal Description: Lots 2 and 3 DP 559093

Record of Title: 983583 and 983584

Subdivision Application — The Clearing (Stages 3-6), Amberley
UWC Limited

May 2022 Page 7 of 50
This application may not be read or reproduced except in its entirety.
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2.0

21

Net Site Area: 32.7344 ha (19.8801 ha Stages 3 to 6 development area plus balance)

District Plan Zoning: Residential 1A within the Amberley Settlement

Road Hierarchy: Amberley Beach Road — Collector Road
Carters Road (SH 1) — Regional Arterial, LAR

Proposal: Subdivision consent is sought as a non-complying activity.
Consent pursuant to Regulation 10 of the NESCS is sought as a
restricted discretionary Activity.

SITE AND SURROUNDS

Site Information
The application site is located within the Residential 1A Zone of the Hurunui District Plan, within

the settlement of Amberley. The application site forms part of a multi-staged development.

The application site at 52 Amberley Beach Road and 187-193 Carters Road, is legally described
as Lots 2 and 3 DP 559093. It has a total net site area of 32.7344 ha and is held under Records
of Title 983583 and 983584. A copy of the Records of Title is attached as Appendix 1 to this

application.

The overall site is currently used for pastoral farming. Existing structures including two farm
storage sheds on 52 Amberley Beach Road and cattle pens in the southern corner of 187 & 193
Carters Road will be removed as part of site works. An abandoned river meander known as Dry
Gully forms incised channels through the southern half of the site. The site is otherwise generally
flat lying, with an overall gradient toward the east. An approximately 0.2 ha area of dense bush
(eucalyptus and thorn bushes) covers a hummocky area of ground on the western side of the site
near the entrance off Carters Road. A drainage channel (Teviots Drain) passes through the centre

of the site.
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The application site is shown in Figure 1 below.

Figure 1: Application site highlighted red (Stages 1-2 approved under RC210185)

The applicant is currently undertaking site preparation works for Stages 1-2. Stages 1-2 were

approved under RC210185 the scheme plan for which is illustrated in Figure 2 below:

AR REAT NS
—7

Figure 2: Stages 1-2 — Approved scheme plan (RC210185)
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2.2

23

24

Surrounds
The application site is part of a larger greenfield area identified for future residential development.
The existing environment in the general vicinity of the site is characterised by agricultural use,

rural residential allotments with existing dwellings and residential development.

The application site is located on the periphery of the Amberley Township. The site is bounded to
the west by established residential housing and SH1, and to the east and south by farmland, and
established lifestyle blocks. The section of State Highway 1 adjacent the application site is a
limited access road (LAR). Land to the north at 175 Carters Road is zoned residential and is
currently being developed as a comprehensive retirement village. The site incorporating Stages
1-2 bounds Amberley Beach Road to the north which is identified as a Collector Road in the
District Plan’s roading hierarchy. Oakfields subdivision, Brackenfields Shopping complex and the

Amberley Town Centre are located further afield to the north of Amberley Beach Road.

Recent Planning History

Previously granted resource consents by the Hurunui District Council are listed below:

RC210185 — April 2022
Subdivision consent was granted by Council to create 123 fee simple allotments, and additional
allotments for roads and local purpose reserves. This consent forms Stages 1 and 2 of The

Clearing development.

National Environmental Standard
The National Environmental Standard for Assessing and Managing Contaminants in Soil to
Protect Human Health (NES) came into the effect in January 2012. The NES requires territorial

authorities to enforce the regulations for particular ‘land’ and ‘activity’ criteria.

A review of information about the application site that is held with Environment Canterbury’s
(ECan)’s Listed Land Use Register LLUR has confirmed HAIL activities have been identified on
the site at 52 Amberley Beach Road, namely (A10 — potential for persistent pesticide use based
on horticultural activities visible in aerial photographs from 1995 to 2008). 187 & 193 Carters Road
is not identified on ECan’s LLUR, however a preliminary review of historic aerial photographs
indicated buildings were present on the western portion of the site prior to the 1960s, and

contamination of soils associated with lead paint is typically associated with such buildings.
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2.5

Subdivision, soil disturbance and change of land use are activities listed under the NESCS, and
HAIL and/or potential HAIL activities have been identified. As such, a Detailed Site Investigation
(DSI) was carried out by Davis Ogilvie in August to October 2021. The DSI report separates the
assessment into two distinct areas, Stages 1 and 2 and balance (52 Amberley Beach Road) and
the adjoining site (187 & 193 Carters Road) which identified a number of Hazardous (HAIL)
activities which have historically been undertaken on the land. A copy of this report is attached as

Appendix 2 to this application.

In summary, the results of the soil samples taken show acceptable concentrations in the context
of the proposed residential land use, with the exception of three isolated areas where
concentrations in excess of background and residential land use SCS have been detected on the

site at 187 & 193 Carters Road. These matters are further discussed in Section 5.

Historic and Maori Cultural Values

No heritage sites, archaeological sites, wahi tapu or wahi taonga are identified on Hurunui District
Council planning maps for the application site. The applicant is willing to accept an accidental
discovery protocol condition be included should any koiwi (human skeletal remains), taonga or

artefact material be uncovered during the extraction activities.

3.0 DESCRIPTION OF PROPOSAL - SUBDIVISION

It is proposed to carry out a fee simple subdivision to subdivide the application site into 201 residential

allotments across four stages, as well as additional allotments for road, local purpose reserves (utility

and stormwater) and a balance allotment for future development.

The development is to be in general accordance the scheme plan attached as Appendix 3 to this

application and Figure 3 below:
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Figure 3: Scheme Plan

The concept behind the subdivision layout and allotment sizing is to create a range of allotment sizes
within a sustainable development promoting affordability and efficiency whilst integrating with the
surrounding character. The layout is based on a modular form of design, which maximises exposure to
the north, generally eliminates cul-de-sacs and irregular shaped sections where possible, thereby
enabling sections to be more useable.

A brief summary of the development is outlined below:

. 201 fee simple allotments (Lots 124 to 324) over four stages;

. One balance lot (Lot 5000);

. Two local purpose (utility) reserves to vest (Lot 3004 and 3005);

. One access lot to vest (Lot 602);

. Three local purpose (stormwater) reserves to vest (Lots 3006 to 3008); and
. Six roads to vest (Lots 1002 to 1007).

A brief summary of the staging is outlined below:

Stage 3
. 63 fee simple allotments with areas ranging between 400 m2 and 1,028 m? (Lots 124 to 186);
. Two local purpose (utility) reserves to be vested in Council (Lot 3004 and 3005);
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One local purpose (stormwater) reserve to vest (Lot 3006); and
One road to be vested in Council (Lot 1002).

Stage 4

87 fee simple allotments with areas ranging between 400 m? and 771 m? (Lots 187 to 273);
Two roads to be vested in Council (Lots 1003 and 1005);

Two local purpose (stormwater) reserves to be vested (Lot 3007 and 3008); and

One access lot (Lot 602).

Stage 5

49 fee simple allotments with areas ranging between 400 m? and 603 m? (Lots 274 to 284 and
287 to 322);
Two roads to be vested in Council (Lots 1004 and 1006); and

One balance allotment with an area of 1.4274 ha (Lot 5000) for future development.

Stage 6

3.1

2 fee simple allotments with areas ranging between 678 m? and 731 m? (Lots 285 and 286);
One to be vested in Council (Lot 1007).

Proposed Road Network
The road network has been designed in consideration of future development stages in order to
provide future connections. The proposed road forms a continuation of the internal road network

established as part of Stages 1 and 2, with the road provisioning a spine through the development.

The proposed Stage 3-6 development will access Carters Road (SH1) via a planned new road
and intersection to be established north of the application site at 175 Carters Road. The internal
road network provides connections to the north via an extension of the main spine road east to
west, which ultimately connects to Carters Road (SH1). Waka Kotahi has agreed in principle to
the proposed Stage 3-6 development (including traffic associated with the future Stage 6
proposal). This agreement and the road network are further detailed in the Traffic Impact
Assessment which forms Appendix 5 to this application. (Check agreement discussed in ITA or
append separately). The proposed Stage 3-6 development will also access Amberley Beach

Road through the internal road network approved for the Stage 1-2 development.

The roading infrastructure will be designed having regard to both the function of the roads and
the integration of those roads with the wider transportation network. It is anticipated that the final

details will be agreed to by Council through the engineering approval process.
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3.2

Table 1 below shows the attributes for the proposed road network. The road cross sections form

Appendix 4 to this application.

Table 1: Road Design Attributes
Road Legal Width Carriageway Width Footpath
Road 1 18m 11.0m 1.5m width footpath, both sides
Road 2 15m 9.0m 1.5m width footpath, west side only
Road 6 13m 7.5m 1.65m width footpath, east side only

All proposed roads will be vested with the Council. Road names will be provided in accordance
with HDC policy.

Access lots
One access lot and 12 right of ways/access legs are proposed. The proposed right of ways and

access lot have a legal width of 4.5m with a 3.5 m carriageway.

Street Trees

Street trees will be provided at circa. 20 m centres both sides of road along the central spine road.
Street trees will be provided within the first 1 m of road frontage allotments. These will be
protected by way of a covenant. Street tree spacing will consider allotment vehicle access and

the road network layout.

Street Lighting

Street lighting will be designed to provide a minimum of P3 luminance on the roads and pedestrian
areas. The lighting will be designed in accordance with AS/NZS 1158.3.1:2020 Road Lighting —
Pedestrian Area (Category P) lighting. LED street lighting will be provided. The lighting design will
be completed by a suitably qualified lighting designer and submitted to the Council for approval

at the time of engineering approval.

Servicing

Davis Ogilvie have prepared a preliminary services report as part of the 201-lot fee simple
subdivision which identifies that sufficient and appropriate infrastructure is in place, or new
infrastructure can be provided to support the proposed development. It is anticipated that the
final engineering details will be agreed to by Council through the engineering approval process.
A copy of this preliminary services report is attached as Appendix 6 to this application.

A brief summary of the servicing requirements is shown below:
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Water Supply

A potable water network will be constructed within the proposed development site. A new water
supply main, including fire hydrants, will be installed by the developer with connections to the
existing HDC reticulation. The expectation is a connection from Carters Road and a connection
to Stage 2 of The Clearing. Davis Ogilvie is working with Council to ensure that the existing
potable water network has capacity to service the site. HDC Amberley Hydraulic model outputs

will be used for detailed design.

Fire hydrant spacing will be in accordance with SNZ 4509 and the water main layout will be in
accordance with HDC requirements. Final details and design will be provided through the

engineering approval process.

Sewer Reticulation
A new gravity sewer network will service the development to be installed as nominally 150 mm
diameter PVC-u SN16 pipe at a grade of 1 in 200 for all lots, discharging to the existing gravity

sewer network located to the southeast of the site.

Conceptual design shows connecting reticulation will comply for capacity, grade, and cover
requirements of the HDC Development Engineering Standard 2017 (HDC 2017) and NZS
4404:2010, but not for grade. No wastewater pump stations are proposed. Final details and

design will be provided through the engineering approval process.

Stormwater Reticulation
Stormwater reticulation will be designed in accordance with the HDC Development Engineering
Standards, CRC082988 for the discharge of stormwater from Amberley Township and

engineering best practice.

Roof water is proposed to be discharged to ground and the remainder of the site drained via a
traditional system of pipes and inlets to a stormwater management area. The stormwater
management area (SMA) will be in the existing Dry Gully with additional first flush treatment
adjacent to Teviots Drain for areas that cannot be graded back to Dry Gully. The SMA will be
constructed mostly by bunding to form a first flush basin in the Dry Gully and to close the Dry
Gully at the southern boundary of the site to form the attenuation basin. The stormwater
management area will be sized to attenuate flows from the 24-hour 50-year event as required by
HDC and CRC082988 for flows discharging to surface.

All works will be designed and constructed in accordance with HDC requirements. Final details

and design will be provided through the engineering process.
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3.3

Telecommunications and Power Reticulations

Telecommunication reticulation will be provided by Chorus, and power reticulation provided by
Mainpower. Extensions to the existing electrical and telecommunication networks will be made
to allow proposed allotments to be connected to these services. Confirmation of capacity from the

relevant service authorities has been provided.

Geotechnical Requirements
Davis Ogilvie has carried out a geotechnical assessment of the proposed development area. The
purpose of the geotechnical investigation was to assess the underlying ground conditions, assess

geotechnical constraints, and provide geotechnical design criteria.

The investigation consisted of 1 Hand Auger, 13 Test Pits and 23 deep Dynamic Cone Penetration
Tests (CPT’s). Falling Head Infiltration (FHI) tests were conducted in four of the TPs to assist with
civil stormwater design. In September 2021 four groundwater piezometers were installed across
the site, with water level loggers fitted for ongoing groundwater monitoring. Additionally, a fifth

water level logger was installed in an existing well located at the base of Dry Gully.

The results were consistent and show a relatively uniform soil profile comprising topsoil underlain
by silt and sand that generally showed an increase in consistency/density with depth, and then
medium dense to very dense gravel with varying sand and silt content. Groundwater was
encountered during six test pit investigations at 2.6 m to 3.1 m below EGL. Standing water was

also noted in sections of lower reaches of Dry Gully.

The report concludes that the site is considered suitable for subdivision into residential subject to

the following conditions:

. Lot-specific geotechnical investigation at building consent stage will be required to
determine the depth to an appropriate bearing capacity and foundation requirements at the
location of each dwelling;

. Specific engineer designed foundations, observation and certification will be required on
lots where Good Ground has not been confirmed;

. Appropriate stormwater control measures must be incorporated in the subdivision design
to ensure that there is no undue flood risk to properties, particularly those adjacent to

Teviots Drain.

. Finished floor levels are to be confirmed during the consenting process by HDC and/or
ECan;
. An Erosion and Sediment Control Plan must be prepared for the proposed earthworks. This

must ensure that surface water flow paths on the site are appropriately designed and

managed to minimise potential erosion, particularly on the banks of Dry Gully.
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34

3.5

3.6

3.7

3.8

3.9

A copy of the geotechnical report and Statement of Suitability are attached as Appendix 7 to this
application.

Reserves and Playground
The proposal incorporates a stormwater management area and a number of greenways which
connect to various parts of the development. A number of allotments overlook these spaces

creating higher amenity and passive surveillance.

The proposal seeks to not only create a playground designed for children of all ages, stages and
abilities, but also a welcoming space where families and neighbours can come together. The
playground will be designed throughout the detailed design phase which will have an aspect of

engagement with the local primary schools in the area.

Fencing

Fencing adjacent to the reserves are to be visually permeable, open-style pool fencing, with a
surface treatment being that of a matt black finish. The fences are to have a maximum height of
1800mm. Planting within private yards is permitted as per the design guide, and further low
planting or hedges may be established within the reserve areas adjacent to fencing subject to

detailed design, and in accordance with CPTED principles.

Balance Lot
Lot 5000 as identified on the scheme plan will remain as a balance Residential 1A zoned lot and

will be developed at a later stage.

Noise and Vibration
An acoustic and vibration assessment has been prepared by Acoustic Engineering Services, and
addresses the future residential dwellings located within 100 m of Carters Road (SH1) and ground

vibration. A copy of this report is attached as Appendix 9 to this application.

Easements

A full assessment of easements will be undertaken once the engineering design has been
completed and approved. The easements will be finalised as part of the legal survey. This may
resultin the provision of easements further to shown (if any) or existing easements to be cancelled

on the scheme plan submitted as Appendix 3 to this application.

Signage
At time of lodgement signage details have not been confirmed. Once details are finalised if the
signage design does not comply with the District Plan provisions separate resource consent will

be sought.
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3.10

3.1

3.12

3.13

Landscaping

A landscape concept plan has been prepared by Novo Group as part of the development. The
concept plan forms part of the urban design and master plan, refer Appendix 8. The initial
landscape concept design provides details and location of the street trees, boundary plantings,
gateway entrance, utility reserves and stormwater management areas. The final landscape

design will be agreed to through the engineering approval process of each stage of subdivision.

Urban Design

The applicant is committed to developing a high-quality subdivision and acknowledges that poor
design can compromise the amenity of a development for residents and the wider community.
The sites are bound by the same District Plan built form standards to ensure the development
appears cohesive and residential in character yet allows for variation. The overall visual
appearance of this development must not consider buildings in isolation. It is important to consider
the whole package; that is, to ensure that consideration in design is given to supplementary
features such as fencing, exterior colours and finishes and landscaping, as these street scene
features give a residential development its unique character. As such the applicant has set out
design guidelines which will form private covenants which will seek to retain or enhance the
amenity values of Amberley, refer Appendix 8. Therefore, the proposed development will result

in high quality residential dwellings that are compatible with the environment.

Traffic Generation and Distribution

The Traffic Impact Assessment has calculated the combined traffic generation for the overall
residential development utilising a generation rate of 8 trips per unit per day and a peak hour
generation rate of 0.9 trips per unit the 378 allotments (121 allotments Stages 1-2 and 201
allotments Stages 3-6 and 50 allotments future balance stage) generate a peak of 337 vehicle

movements, and a daily total of 3000 vehicle movements.

Noting this generation will initially be distributed via the cross-junction intersection at Rosewood

Drive/Amberley Beach Road and as the subdivision is completed access onto Carters Road.

An assessment of traffic generation and distributional effects on the surrounding road network is

further detailed in Appendix 5.

Earthworks

This proposal seeks land use consent to undertake bulk earthworks in order to prepare the site
for future development. Final design, volumes, plans and an erosion and sediment control plan
will be provided to Council during the engineering approval process for each stage of

development.
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Generally, the earthworks on-site will include (but not limited to):

. Stripping of topsoil and vegetation;
. Stockpiling of material,
. The excavation of the stormwater management area and common services trenches,

sewer, and stormwater infrastructure to accommodate the installation of services that are

required;
. Importation and placement of clean fill;
. Remedial Action Plan;
. Redistribution of topsoil followed by the establishment of grass; and
. The establishment of erosion and sediment control measures.

Once the bulk earthworks are completed, the proposed allotments will be at the finished section

level and roads at or close to sub-grade depth.

Stockpiles will be required around the development area and will typically consist of stripped
topsoil/vegetation; engineer approved imported fill material or unsuitable material unable to be re-
used. Different soil/material will be stockpiled individually to prevent cross contamination. The
location and size of the stockpiles will be identified on the Erosion and Sediment Control Plans

(ESCP) which will be prepared for each stage of earthworks.

The time taken to complete the earthworks will be dependent on the size of the stage and
availability of a contractor. The proposal seeks that the earthworks operations and any
transportation occur within the hours of 7am to 7pm Monday to Saturday inclusive, to ensure
works are completed within the timeframe given above. The operation hours exclude public
holidays and Sundays.

The earthworks will be carried out in accordance with the following documents to ensure that the
best practicable options are used to achieve stable fill for the construction of residential dwellings

and services without subsequent detrimental movement:

. Erosion and sediment control plans.
. Site management and/or construction management plans.
. Traffic management plan.

. NZS4431: 1989 Code of Practice for Earthfill in Residential Development.
. NZS6803: 1999 Acoustics - Construction Noise.

. Environment Canterbury Regional Consents.

Final design, volumes, plans and a detailed erosion and sediment control plan will be provided to
Council during the engineering approval process for each stage of development.
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Final fill source and movements will be discussed with the contractor. There is an existing quarry,
North Canterbury Quarries that operates just south of Amberley. This would be the most likely
location for source material. Trucks will enter via a haul road, location to be determined The
Construction Management and Traffic Management plans will be used to manage vehicle

movements in and out of the site. These will be provided prior to construction.

Where fill adjoins the boundary levels will be appropriately battered to the existing ground level.

3.14 Additional Consents

The following additional consents are required to facilitate this development:

Table 2: Summary of Consents Required

Consent Type/Approval Required from Status
Construction/Operational discharge and

ECan To be confirmed
Earthworks
Engineering Approval HDC To be applied for

There is sufficient detail in this application to understand the nature of the proposal in order to

proceed. This application can be processed independently of the above consents required.

4.0 ASSESSMENT UNDER THE HURUNUI DISTRICT PLAN

The application site is zoned Residential 1A within the Amberley Settlement under the Hurunui District
Plan. There are no District Plan notations currently identified on District Plan maps within the site. The

following section provides an assessment against the relevant District Plan rules and provisions.

The District Plan sets out a number of development controls. The Residential 1A standards provide for
the development of dwellings on the subject allotments which will fit the character of the underlying zone
and how the anticipated built form of each site integrates with adjoining sites and the surrounds. The
proposal does not seek consent to vary these residential zone development controls. Should future
residential dwellings not meet the District Plan development controls then this will subject to a separate

consent sought by the individual landowner.
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41 Settlements
The table below outlines the standards for Settlements (Chapter 4) of the District Plan that are

relevant to this proposal:

Table 3: Settlements — Chapter 4

Rule Compliance Comment

Rule 4.6
Standards for Permitted Activities

1. Area
e m'?'mf’m S't‘? are.a reqwred.for The allotments range in area from 400 m? - 1,028
a dwelling in Residential Zones is: m2.

- 400 m2 or 700 m? average for two or more

dwellings on one site.
Complies — Permitted Activity

6. Noise
d. Construction noise — construction noise shall not | Construction V_VOI’kS will be undertaken in _
exceed the recommended limits in, and shall be accordance with NZS 6803:1999 “Acoustics -

measured and assessed in accordance with, the Construction Noise”.

provisions of NZS 6803:1999 “Acoustics -

Complies — Permitted Activity
Construction Noise”.

7. Temporary activities

a. Temporary activities ancillary or incidental The construction period is likely not to exceed a
to building and construction work are limited period of 24 months for each stage of the
either to the duration of the project or for a development.

period not exceeding 24 months, whichever is
the lesser, except that the maximum duration of | Complies — Permitted Activity
any temporary storage of building materials is 6
months; and

9. Earthworks.
a. Earthworks may not be carried out within 20 m of | The proposal does not seek to undertake

the bank of any river, 50 m of any wetland, or 100 m | earthworks within proximity to any river, lake or
of any lake with the following exemptions ... wetland or remove an underground storage tank.

b. Earthworks associated with the removal or The site is not in proximity to the National Grid.
replacement of an underground fuel storage system,
provided that: ...

c. Earthworks in the vicinity of the National Complies — Permitted Activity
Grid shall: ...

15. Vehicle Movements

The maximtfm number of vehicle movements for Cumulatively the proposal exceeds the permitted
any site are: number of vehicle movements per day, however
(a) Heavy vehicles — 4 movements per day. individual activities will not exceed this standard.

(b) Other vehicles — 20 movements per day. It is considered that this rule does not apply to
this subdivision.

Complies — Permitted Activity
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Pursuant to Rule 4.6 as shown in Table 3 above the proposal is a permitted activity in terms of

the Settlement standards.

4.2 Subdivision
The table below outlines the standards for Subdivision (Chapter 5) of the District Plan that are

relevant to this proposal:

Table 4: Subdivision Rules — Chapter 5 — Part B

Rule Compliance Comment

5.5.9 Standards for Controlled Activities
1. Area

The minimum site area required for

a dwelling in Residential Zones is:

Residential 1A - lots created which adjoin Amberley | Twelve Lots (Lots 167-175 and 254-257) which

Beach Road or a Residential 3 or Rural Zone. adjoin the Rural 3 zone range between 703 m? -
-1,100 m2 771 m2.

Residential 1A including any proposed lots adjoining | The lots range in area from 400 m? - 1,028 m>2.
the area shown in Appendix 5.1.11 as "Exception The average lot area is 542 m2.

Area

- 400 m2 minimum lot area; and
- 700 m2 minimum average lot area

a. Inthe Residential 1A Zone only 20% of the | 87% (175 Lots) are less than 700 m2
lots in any subdivision may be less than
700 m?in area.

b. For any zone that has a minimum The applicant is willing to accept compliance with
average lot area specified, any lot that is this standard.
counted toward the average lot area but is
more than twice the size of the
minimum lot area specified shall be
secured with a covenant or similar legal
instrument to prevent the
further subdivision or the erection of more
than one dwelling on that lot.

c. For the subdivision of allotments in Not Relevant
the Residential 1A Zone, the
minimum allotment area for
any allotment created which adjoins any
existing allotment serviced by Clifford
Place or Johnson Avenue shall be 700 m2.
Not Relevant
d. For the subdivision of allotments in
the Residential 1A Zone, the
minimum allotment area for
any allotment created which adjoins the
south-eastern boundary of
the Residential 1A Zone south of Amberley
Beach Road shall be 1100 m2.
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That landscaping is provided on

any allotment adjoining the

southern boundary of

the Residential 1A Zone south of Amberley
Beach Road.

As detailed in section 3.10 and Appendix 8
landscaping will be provided along the southern
boundary of the Residential 1A Zone south of
Amberley Beach Road frontage.

Does Not Comply - Non-Complying Activity

2. Shape factor and Frontage

respect of land in any Residential .... Zone
in Amberley shall include a

stormwater management plan for

the site showing how the rainfall run-off
from the site from a 2% Annual
Exceedance Probability (AEP) rainfall
event will be detained on site. The
stormwater management plan shall include
the following information:

(i) The estimated rainfall run-off from a 2%
AEP rainfall event from the site, once fully
developed;

(ii) Where, how and for what length of time
the rainfall run-off is to be detained and the
anticipated rate of release into the
Amberley drainage system;

(iii) The anticipated rate of discharge of
stormwater into the Amberley drainage
system and any possible surface flood flow
paths for a rainfall run-off exceeding a 2%
AEP rainfall event; and

(iv) Any proposed restrictions on site
coverage or hard standing on the site to
mitigate rainfall run-off.

a. Each allotment must be able to contain a 19 Lots (124, 125, 128 — 131, 134 — 137, 140 —
square measuring 15 m by 15 m clear of 143 and 280-284) do not provide a minimum
any easement or water body, excluding shape factor of 15 m x 15 m.
any proposed allotment for multiple unit
dwellings in the Business Zone at Hanmer
Springs or any allotment within a Does Not Comply - Non-Complying Activity
retirement village in Morford Estate, in the
location shown on the
Outline Development Plan in Appendix
5.1.17.

3. Services

a. Any new allotment shall be served by a All proposed allotments, other than those used
public water reticulation supply system. for access, roads, reserves, and balance will be

connected to a reticulated potable water supply.

b. Any allotment created shall comply with
New Zealand Fire Service Fire Fighting The appropriate provision will be made for
Water Supplies Code of Practice SNZ PAS | sufficient water supply for firefighting purposes.
4509:2008.

c. Any new allotment created shall be served | All allotments excluding those outlined above will
by a reticulated sewerage treatment and be provided with the ability to connect to the new
disposal system. reticulated wastewater system that will be

installed as part of this development.

d. Any application for subdivision consent in

All new allotments will be provided with a means
of disposing stormwater to the new stormwater
management area being constructed as part of
this development, as detailed in preliminary
servicing report.

Complies — Permitted Activity
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4. Access
a. Any new allotment and
balance allotment must have access to a
legal road which is formed and maintained
and complies with the
vehicle access standards in Rule 8.4.3.4.

Each allotment will have legal access to a legal
formed road. The balance allotment has access
to the primary road forming Stage 5.

Refer Table 5 following for assessment with
Rule 8.4.3.4

Does Not Comply — Restricted Discretaionary
Activity

5.5.11
Restricted Discretionary Activities

a. Subdivision that results in the creation of
three or more lots (including balance lots),
whether or not as a staged development, or
further subdivision of a Computer Freehold
Register (Certificate of Title) where the
parent Computer Freehold Register
(Certificate of Title) has been subdivided into
three or more allotments (including any
balance lots) since 18 August 2003.

i. The subdivision must comply with all
the standards specified for controlled
activities in Rule 5.5.9;

ii. All subdivision of more than 40 lots shall
be carried out in stages of not more than
40 lots: and

iii. For any subdivision of more than 20 lots,
an outline development plan is prepared.

The proposal creates 201 fee simple residential
allotments as part of a four staged development.
As detailed above, the proposal does not comply
with standards 1, 1(a), and 2 of Rule 5.5.9.

The proposal seeks to create 201 allotments
within four stages: Stage 3 - 63 lots and Stage 4
— 87 lots and Stage 5 - 49 lots, Stage 6 -2 lots.

A master plan has been prepared and forms part
of the application.

Does Not Comply — Non-Complying Activity

5.5.12
Discretionary Activities

b) Subdivision of contaminated land that complies
with all the standards specified for controlled
activities in Rule 5.5.9.

As detailed in section 2.4 the site is
contaminated. As detailed above, the proposal
does not comply with standards 1, 1(a), and 2 of
Rule 5.5.9.

Does Not Comply — Non-Complying Activity

Rule 5.5.13 states that:

Any activity listed below is a noncomplying activity:

Any activity not specified as a controlled, permitted, restricted discretionary or discretionary

activity....Subdivision which does not meet any or more of the following ... standards a) to f)

As can be seen from the Table 4 above, the proposed land use is a non-complying activity with

regards to the Subdivision section.
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4.3

4.4

Transportation

An Integrated Transport Assessment has been prepared by Novo Group. This assessment
includes a comprehensive assessment against the rules within the Transportation section
(Chapter 8) of the Hurunui District Plan that is relevant to this proposal. Rather than duplicate the

content of this report the reader is directed to the ITA which forms Appendix 5 to this application.

Table 5 below summarises the transportation non-compliances as identified in the ITA.

Table 5: Transportation — Chapter 8

Rule Compliance Comment

Rule 8.4.3
Standards for Permitted Activities

3. Minimum access way and roading
requirements

d. In Settlement Zones the minimum legal The main spine road ( Road 1) being a
width of any road reserve must be 20 m for continuation of the road de_S|gn within Stages 1
any road classified as a local road and 10 | @nd 2 has an 18 m legal width.
m greater than the required carriageway
width for any road with any other
classification (see Appendix
8.1 for road classifications);

e. In Settlement Zones any new

public road shall have a footpath formed on The secondary |09P road does not have a
both sides. footpath on both sides.

Does Not Comply - Discretionary Activity

Rule 8.4.5 states that:

Any activity under Rule 8.4.2 that does not meet the conditions for permitted activities in Rule

8.4.3, and is not otherwise a restricted discretionary activity, is a discretionary activity.

As can be seen from the Table 5 above, the proposed land use is a discretionary activity with

regards to the transportation rules.

Conclusion with respect to assessment under the Hurunui District Plan

In summary, the proposal requires land use consent for the following activities:

Subdivision Standards:

Rule 5.5.9 (1) — Area

Rule 5.5.9 (1)(a) — Percentage Minimum Area
Rule 5.5.9 (2) — Shape Factor
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Rule 5.11 (a)(ii) — Restricted Discretionary Activities (Staged development)

Rule 5.5.12 — Discretionary Activities - Contamination

Transport Standards:
Rule 8.4.3 (3)(d) and (e) — Minimum Access and Roading Requirements

Having regard to the relevant rules under the Hurunui District Plan, and based on the assessment

undertaken above, subdivision is sought as a non-complying activity.

5.0 ASSESSMENT SUBJECT TO THE NES -CS

The National Environmental Standard for Assessing and Managing Contaminants in Soil to Protect
Human Health (NESCS) came into the effect in January 2012. The NESCS requires territorial authorities
to enforce the regulations for particular ‘land’ and ‘activity’ criteria.

A Detailed Site Investigation (DSI) over the application site was carried out by Davis Ogilvie in October

2021. A copy of this report is attached as Appendix 2 to this application.

This assessment identified areas of the site where (HAIL) activities have historically been undertaken
on the land, and where soil contaminant concentrations exceed both background and residential land
use SCS. The extent of the activities and results of the investigations are summarised below and further
detailed in section 6.0 of the DSI:

The site is located on land which has been identified as having potentially had the following HAIL

activities occur:

. A8 — Livestock dip or spray race operations (Soil samples collected from the historic sheep dip
and footbath contain elevated concentrations of arsenic, which exceed the residential SCS in

some locations)

o G3 - Landfill Sites (The historic borrow pit is considered likely to have been backfilled following
excavation and may therefore contain uncontrolled fill of unknown origin. No investigation was
able to be undertaken in this area, ... further investigation is required)

3 | — Hazardous substance in sufficient quantity that it could be a risk to human health and the
environment (Elevated lead, arsenic, copper, and zinc concentrations were identified in some

topsaoil in the vicinity of the historic buildings and burn area)
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As described above, and in the DSI concentrations in excess of background and in excess of residential
land use SCS have been detected. 187 & 193 Carters Road is therefore considered to be a piece of
land, as defined under Section 5(7) of the NESCS. Therefore, this application seeks consent pursuant

to Regulation 10(3) of the NESCS as a restricted discretionary activity.

Subject to compliance with appropriate conditions it is considered that any effects will be appropriately

managed and less than minor.

6.0 ASSESSMENT OF ENVIRONMENTAL EFFECTS

Section 88(2)(b) of the Resource Management Act 1991 requires that any application for a resource
consent include an assessment of any actual or potential effects that the activity may have on the
environment, and the ways in which any adverse effects may be mitigated. This section also requires
that any assessment shall be in such detail as corresponds with the scale and significance of the actual
or potential effects that the activity may have on the environment and shall be prepared in accordance
with the Fourth Schedule to the Resource Management Act 1991. This assessment has been made in

accordance with both these requirements.

The actual and potential effects of the proposed subdivision can be categorised into the following issues:

. Residential character and amenity effects
. Noise effects

. Urban Design and Landscape effects

. Subdivision effects

o Servicing effects

. Traffic effects

o Earthworks effects

. Positive effects

These are discussed in detail below.

6.1 Residential Character and Amenity Effects
The Hurunui District Plan sets out a number of subdivision related rules which any new
development is expected to comply with. Such rules include minimum and average allotment
areas, shape factor dimensions and staging requirements. Alongside these rules, the District Plan
sets out bulk and location provisions which seek to ensure that residential sections remain
characterised by open space, with opportunities for tree and garden plantings to maintain visual
amenity, spaciousness, privacy, access to sunlight and daylight and to ensure buildings remain

compatible with the scale and effects of other buildings in the surrounding environment.
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The overall appearance of the final built subdivision is a combination of dimensions, area, controls
on design through design criteria and external appearance (by way of covenant) and landscaping.
Other factors, such as road and pavement design and connectivity also play a role. The site is
zoned Residential 1A and as such the District Plan anticipates that the application site be used
for residential purposes. The subdivision layout has been designed to ensure that a variety of
section sizes and shapes are provided thus avoiding monotony whilst providing variation in the

location and pattern of development density which is consistent with market demand.

Whilst the proposal will result in a noticeable visual change from the currently undeveloped
pastoral land, the District Plan does anticipate that the site will be developed for residential
purposes which would include elements of urbanisation i.e., streets, lighting, and dwellings.
Therefore, it is considered that while there will be amenity and character effects relating to the
change in use from rural to residential activities, this type of development is anticipated in this
area and the effects will be no more than minor.

Allotment Areas (Minimum and Average) and Dimensions

The proposed development creates 201 allotments ranging in area from 400 m? to 1,028 m? with
an overall average area of 542 m2. Of these twelve allotments (Lots 167-175 and 254-257) do not
meet the minimum 1,100m? for lots adjoining the Rural zone and 87% of the total lots (175) are
less than 700 m2. Additionally, the proposed development creates 19 lots unable to accommodate
a 15m x 15m square.

The total number of residential lots yielded from Stages 3-6 is 201 with lots sizes ranging from
400 m? -1,028 m2. The average lot size across all 201 lots is 542 m2. Furthermore, the District
Plan specifies an average 20 % of the lots in the Residential 1A subdivision may be less than 700
m? in area. The proposal provides 87% (or 175 lots) within Stages 3-6 less than 700 m2. The

above has the potential to reduce the amenity and character of the zone.

The District Plan stipulates controlled developments should achieve a minimum average
allotment size of 700 m? the proposal provides an average area of 542 m2. The proposed
allotments sizes are considered to be of a sufficient size to accommodate typical residential
dwellings. The range of site sizes in the development provide for a variety of housing options for
the future community including affordable and will have no detrimental visual effect on the

residential character of the subdivision.
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The total net site area for Stages 3-6 of the overall development is 10.9011 ha excluding roads,
SMA and the designation area which under standard development would produce 155 lots at an
average of 700 m?, which equates to 77% of the overall 201 lot development. It is considered that
when distributed throughout the overall subdivision the reduction in minimum average allotment
size, resultant in an additional 46 lots to that of a complying development will not be easily visible

nor create a density that unduly compromises the site and surrounds.

As mentioned previously, all services will be available to the proposed allotments, as well as the

amenities normally anticipated for residential allotments.

The urban design philosophy has been to produce a diverse subdivision layout which will in turn
result in an open and diverse streetscape and more mixed community, providing a variety of living
environments and choice of housing and lifestyle. However, in providing more affordable land
options, care needs to be taken to ensure visual coherence and aesthetic qualities are maintained
within the residential environment. Any potential visual effects will be internalised within the
development itself, and therefore, it is considered that the proposal will maintain the character

and amenity anticipated by the development.

It is unclear as to the rationale for the 20 % threshold. The subdivision layout has been designed
to ensure that a variety of section sizes and shapes are provided. A variety of lot areas can result
in a variability of design in dwellings. It is considered that the variation in allotment areas is in fact
beneficial and must be considered in relation to other bulk and location effects. Whilst a number
of smaller lots are located together these generally adjoin reserves and stormwater areas, the
boundary with retirement village and adjoining the acoustic bund. These buildings can be
designed to complement the interface with these areas, thus aiding in either the appearance of
open space around the proposed buildings, consistency in scale and form, and visual screening

thereby reducing any perceived visual dominance.

The anticipated environmental result which are applicable to residential density, anticipate a
range of living environments and sizes. The proposed subdivision provides a range of allotment
sizes from 400 m? to 1,038 m?2. Visual penetration into the development will be limited with views
from the immediately adjoining section of Carters Road buffered by the acoustic barrier and views
further from the south will have a reasonable separation distance, intervening rural properties,
fencing, and landscaping, which would make them less visually obvious, therefore the public view

of these allotments will be limited.

Overall, it is considered that the additional allotments will be indiscernible within the overall
development and importantly contribute to a range of section sizes resulting in greater diversity

throughout the development.
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The twelve sub 1,100 m? lots adjoining the Rural zone have an average area of 725 m2. These
allotments are grouped; Lots 167- 175 to the east and Lots 254, 256 and 257 to the west,
separated by a neighbouring rural-residential allotment, two stormwater reserves and a utility
reserve. The stormwater management areas will be designed primarily to fulfil the primary function
of the management and treatment of stormwater. However, design consideration will be given to
the potential to enhance amenity and recreational values, providing additional open space and

visual amenity.

With respect to the rural/urban interface along the southern boundary, there is always potential
for reverse sensitivity effects with adjoining rural landowners at the rural/urban interface.
Allotments along this section of the boundary are still relatively large (minimum 700 m?) ensuring

dwellings can be set back an appropriate distance to mitigate adverse reverse sensitivity effects.

The small number of allotments along this boundary in conjunction with an average area of 725
m?, generous boundary lengths, a continuation of a landscaping strip, associated fencing and the
District Plan provisions will ensure dwellings are in scale with their environment, limits any
potential views and reduces the residential and visual effects of higher density-built form,
providing a transitional interface between the low-density rural zone to the higher density

residential zone.

The rural-residential lifestyle property adjoining the southern boundary will not experience a
significant loss of sense of openness and rural outlook, due to the above, and existing boundary
plantings which limits any potential views and reduces the sense of openness. Furthermore, there
will be no loss of amenity for the immediately adjoining site with the residential dwelling
approximately 100 east of the boundary nestled amongst a significant area of established

plantings and farmland.

It is noted that the adjoining landowner to the south does not include an intensive farming unit or

dairy farming activities (activities which can give rise to odour issues).

Overall, it is considered the above will not compromise the existing character and openness of

the site or surrounds.

Shape Factor
The proposed development creates 19 lots unable to accommodate a 15m x 15m square. These

allotments range in area form 500 m? — 539 m2 The shape factor reduction relating to Lots
124,125,128-131, 134-137, 140-143 are provided with a width of 14.8 m a nominal 0.2 m
reduction from complying which would be indiscernible and not compromise building design. Lots

284 and 280 have a varying minimum width due to allotment shape and road boundary arcs.
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Importantly, these lots meet the minimum allotment area for the Residential 1A zone such that,
each allotment can readily accommodate a complying future residential dwelling with provisions
for outdoor living, landscaping, and garaging whilst maximising access to sunlight through
building orientation, recession planes and design. This is illustrated in Figure 6 and Appendix 10
which demonstrates proposed lots 284 and 280 are able to accommodate a typical residential

dwelling. Any future owner of these allotments will design their dwelling accordingly.

The subdivision layout has been designed to ensure that a variety of section sizes and shapes
are provided. A variety of lot dimensions can result in a variability of design in dwellings. Whilst
17 sites do not provide a complying shape factor by a nominal 0.2 m the development will still be
characterised by open space, and in conjunction with the District Plan rules, dwellings will remain
in scale with the allotments they are placed upon and will have a less than minor adverse effect

on the amenity and character of this new neighbourhood.
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Figure 6: Indicative Site Layout with Dwelling (Lots 280 and 284)

6.2 Noise Effects
This proposal contains residential lots located close to a Waka Kotahi New Zealand Transport
Agency (NZTA) road designation (Carters Road, State Highway 1). An acoustic assessment has
been prepared by Acoustic Engineering Services (AES) in regard to reverse sensitivity effects
from traffic for the new noise sensitive receivers to be established within the proposed subdivision.

A copy of this report is attached as Appendix 9.

The AES report sets out the New Zealand Transport Agency’s reverse sensitivity guidance. It
states that buildings containing new noise sensitive activities within 100 m of a state highway
need to be designed and constructed to achieve reasonable acoustic amenity. The guidance
document requires an internal noise level for living and sleeping areas is 40 dbA Leq (24hr). The
guidance also states that the setbacks it discusses are based on achieving 64 dB LAeq (24hr)
and above for the buffer area and between 57 and 64 dB LAeq (24hr) in the effects area.
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6.3

With regard to vibration, the NZTA guidance states that the new buildings in or partly in the state
highway buffer area must be designed, constructed, and maintained to achieve road-traffic

vibration levels complying with class C of NZ 8176E:2005.

AES has undertaken an analysis of expected internal noise levels utilising two scenarios 2 m high
acoustic barrier: and a 3 m high acoustic barrier. The analysis concludes that:

“Based on the proposed subdivision layout and traffic information from NZTA, we can confirm that
the NZTA internal noise limits of 40 dB LAeq (24hr) for the sleeping and living areas and 57 dB
LAeq (24hr) for outdoor living areas would be achievable with 3.0-metre-high acoustic fencing to
State Highway 1, and 2.0 metre high for internal subdivision boundaries as shown in figure 1.1.
The NZTA vibration guidance will also be achievable. The dwellings on some lots may however
require acoustic upgrades and ventilation systems, and in limited cases, foundations designed to
reduce vibration”.

The acoustic assessment confirms that an acoustic barrier (design to be determined), along with
appropriate dwelling construction on nearby properties, will be appropriate mitigation for the

potential for reverse sensitivity noise effects.

Landscape and Urban Design
The application site has been designed with a strong landscape and urban design approach to
ensure a comprehensive, high-quality development is achieved. As mentioned previously, Novo

Group have prepared a comprehensive urban design assessment.

This assessment outlines specific urban design principles utilising the Ministry for the
Environment (MoE) protocols for the basis of design in association with the Amberly Township
Guidelines. A qualitative assessment of the proposal against the principles and how they have
been applied is outlined in Table One of the Urban Design Assessment. It is concluded the
proposal aligns with the overriding urban design principles of the MoE.

Additional matters undertaken as part of the Urban Design considered Hurunui District Council’s
Amberley Infrastructure Strategy, 2017 and indicates that roads, reserve areas and utilities have

been designed to create a well-co-ordinated and efficient network.

The urban design assessment further considers the Amberley Town Concept. A Landscape
Character Study. The assessment states “While generally the analysis of the overall General
Character remains the same, the growth patterns, new subdivision and residential expansion in
the town, and the social climatic changes experienced in the last 15 years must be considered on

balance, in order to deem what is acceptable now, and most importantly in the future”.
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6.4

The above reference documents set out development criteria based on a planned approach to
subdivision and development of the district ensuring efficiency of land use and quality living
environments. The principles of these documents have been carefully considered and provide a
basis for this proposal.

Subdivision

The Hurunui District Plan sets out a number of subdivision related rules which any new
development is expected to comply with. Such rules include minimum and average allotment
areas and dimensions and sets out a number of matters for consideration when undertaking a
subdivision, including roads and reserves, servicing, size and shape of residential allotments,

context, and geotechnical requirements.

The proposal has been designed comprehensively via a master plan approach. The layout of the
subdivision has largely been anticipated by the District Plan, albeit average allotment sizes with
all proposed allotments of a suitable size and able to be appropriately serviced and accessed
including provision for future linkages. The bulk and location rules of the District Plan will also
ensure that residential sections remain characterised by open space, with opportunities for tree
and garden plantings to maintain visual amenity, spaciousness, privacy, access to sunlight and
daylight and to ensure buildings remain compatible with the scale and effects of other buildings

in the surrounding environment.

Staging

The proposed development will be undertaken in four stages: 63 allotments in Stage 3, 87
allotments in Stage 4, 49 allotments in Stage 5 and 2 allotments in Stage 6. The District Plan
remains silent on the rationale for the 40-lot limit per stage. It is anticipated that this threshold is
a prerequisite in which to ensure the establishment and delivery of services and the overall

cohesiveness of development at each stage.

As detailed the above, the site can be appropriately serviced and accessed. The proposed staging
will also ensure the development proceeds without any delays to the developer and any interested
parties to the development. It is considered that any adverse effects on the environment with the
proposed allotments per stage will be negligible, given that the overall development result will

remain unchanged.

Overall, the development will be undertaken in a cohesive and co-ordinated manner resulting in
a high-quality residential environment. Any actual and potential adverse effects on the

environment as a result of the proposed staging are considered to be less than minor.
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6.5

6.6

6.7

Servicing Effects

The provision of new infrastructure is a fundamental component of any development. As
discussed in section 3.2 no servicing constraints have been identified for the proposal, with the
development able to be provided with connections to all the service reticulations. Appropriate
conditions of consent will ensure that the subdivision meets the relevant standards and policies
of the Hurunui District Council. Therefore, any adverse effects on the environment with regards

to servicing will be less than minor.

Traffic Effects

The Hurunui District Plan sets out a number of transportation related rules which any new
development is expected to comply with. Such rules include road standards, vehicle access and
traffic generation. Compliance with these transport rules ensures the safe and efficient functioning
of the transport network.

An integrated transport assessment (ITA) has been prepared by Novo Group, refer Appendix 5.
This report provides an assessment of the transport aspects of the proposed development. It also
describes the transport environment in the vicinity of the site, describes the transport related
components of the proposal and identifies compliance issues with the transport provisions in the
District Plan.

The assessment has identified one traffic related District Plan non-compliance with regards to the
secondary roads as they do not have a footpath on both sides. The transport assessment
concludes the effects of having a footpath on one side only of the proposed secondary roads is

considered to less than minor.

The report also considers other matters relating to issues such as the geometric layout of the site
and the effects of site generated traffic on the capacity of the surrounding road network, including
an agreement in principle from Waka Kotahi (NZTA) to the proposed development. Rather than
restate the content of this report the reader is directed to Appendix 5.

The overall conclusion is the proposal can be supported from a transport engineering perspective

and the effects are considered to be acceptable and less than minor.

Earthworks Effects

The development area is appropriate for residential development, and the earthworks proposed
provide the ability for the land to be used for this purpose. The actual and/or potential effects
associated with the earthworks can include (but not limited to), construction management, traffic
generation, processing and distribution of material, noise, dust, visual and drainage effects. An

assessment against these actual and/or potential effects is provided below.
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Construction Management

Prior to any bulk earthworks being undertaken, an Environmental Management Plan (EMP) will
be implemented, which will detail how all activities onsite are controlled. This will include maps
and plans, traffic routes, sediment ponds, overflow channels, storage areas and a timing
schedule. This plan will also set out the methodology of works and the environmental controls

proposed to mitigate against aby adverse environmental effects.

Vehicle Circulation

During construction, vehicles entering and exiting the site will be restricted to travel through
access points identified on the ESCP. These access points will be confirmed prior to earthworks
commencing. Shaker ramps and ballast measures are examples of what could be implemented

at access points to prevent the transport of soils/sediment off-site.

Movements on site are likely to include earthmoving plant excavating, importing, and
redistributing material around site. Haul roads will be established where required and will follow
future road alignments where possible. Additional vehicle movements will be those of the
contractors arriving and leaving site each day. No earthworks plant will leave site during

construction and a speed restriction will be placed on all vehicles on site.

Although it is not possible to accurately estimate traffic associated with construction there must
be an expectation that appropriately zoned land for residential development will be subdivided
and developed. With this there must be some expectation that construction related effects will
also occur. However, these will be temporary in nature. While some effects cannot be fully
avoided, they can easily be managed. Therefore, it is considered that any adverse effects
associated with vehicle circulation on site will be temporary and have less than minor effects on

the environment.

Processing, Stockpiling and Distribution of Disturbed Material

Stockpiles will likely be required as part of the bulk earthworks. These will typically consist of
stripped topsoil/vegetation, engineer-approved imported material for fill and unsuitable material
unable to be re-used. Different soil/material types will be stockpiled individually to prevent cross-
contamination. Where appropriate, stockpiles will be seeded for stabilisation, sediment retention,
and dust mitigation. Water will be applied by water carts during dry windy weather to minimise
any potential dust generation. The locations and approximate sizes will be identified on the ESCP

prepared for each stage of earthworks.
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Noise

Any noise effects, including earthmoving plant and vibration during compaction, will be temporary
and kept to a minimum by locating access tracks away from existing residential dwellings, and
only operating equipment between the hours stipulated earlier in this report, being 7am — 7pm,

Monday to Saturday inclusive, excluding public holidays and Sunday.

Furthermore, the noise limits set out in NZS 6803:1999 Construction Noise Guidelines will be

complied with at all times.

Dust and Sedimentation
The potential adverse effect of dust on the surrounding environment could include soiling of
properties during the loading, transporting, and unloading of material. These effects can be

mitigated through the implementation of ESC measures.

All exposed areas will be monitored for dust nuisance throughout the earthworks process until the
surface is deemed fully stabilised. Any areas subject to earthworks, stockpiles or unsealed roads
will be kept damp using appropriate methods for dust suppression (water carts or k-lines). Any
dust generating activities will be stopped during times of high wind where dust suppression

methods are insufficient to prevent fugitive dust leaving the site.

The effects of dust and erosion are temporary and can be controlled through appropriate
management. Therefore, any adverse effects on the surrounding environment will be less than

minor and temporary.

The earthworks have the potential to generate water laden sediment run off. All works will be
undertaken in accordance with an approved ESC Plan to ensure run off is captured and treated

prior to its release into drainage systems.

Visual Effects

The works are required to prepare the site for future residential development, and the visual
effects of the earthworks are necessary to enable the development. The site is zoned Residential
1A and therefore the visual effects of the earthworks associated with residential development

have been anticipated by the Hurunui District Plan.

Any adverse visual appearance of the site during the construction process will be negligible given
the temporary nature of the earthworks and the location of the construction area within the bounds

of the site.
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6.8

6.9

Drainage

The earthworks proposed will alter the natural drainage pattern across the site which will in part
enable drainage to be controlled so that it is directed to appropriate stormwater treatment
solutions. Erosion and sediment control plans will be provided before any earthworks are
undertaken on-site. These will be in accordance with Environment Canterbury’s Toolbox with all
controlling methods to be constructed and carried out in accordance with the specifications of this

guideline.

Overall, the proposed development will result in a high-quality residential environment, and the
earthworks proposed are a necessary and temporary component of this. Having regard to the
potential effects and given that the earthworks will be carried out in accordance with the afore-
mentioned standards/documents, it is considered that on balance, the proposal will have less

than minor adverse effects on the environment.

Positive Effects

The proposal will have notable positive impacts. The proposed development will have a positive
social impact on the Hurunui District through the enhancement of housing choice by facilitating
an increase in housing supply in an area that is zoned for this type of development. The proposal
seeks to facilitate the development of 201 allotments, provide high quality residential land within
an expanding community that is well connected, well designed, and provides a variety of allotment

sizes to cater for a range of living needs.

Effects Conclusions

This conclusion is based on an assessment of the actual and potential effects on the environment
of the proposed subdivision. Having regard to the potential effects and rules, it is considered that,
on balance, the proposal will have no more than minor adverse effects on the environment.
Overall, the applicant seeks to provide a comprehensive, co-ordinated, and well-designed

subdivision which provides a diverse range of allotments for future residences for the community.

7.0 OBJECTIVES AND POLICIES OF THE HURUNUI DISTRICT PLAN

When considering an application for resource consent, pursuant to section 104(1)(b), the consent

authority must, subject to Part 2, have regard to any relevant provisions of relevant planning documents.

71

Hurunui District Plan
The Hurunui District Plan contains a set of objectives and policies, which together provide the
framework for assessment of resource consent applications as required by the Resource

Management Act 1991.
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In accordance with section 104(1)(b) of the Act, the application has been assessed against all the

relevant objectives and policies of the District Plan these are set out in the following sections.

The preceding sections of this application have considered the relevant rules of the District Plan
and the relevant assessment matters in association with the effects on the environment. This
section of the application assesses the proposal in relation to the relevant objectives and policies
of the District Plan.

Chapter 4 - Settlements

Objective 4 seeks to ensure settlements are “Adaptive, vibrant and healthy settlements that meet
the economic, social and cultural needs of the district and North Canterbury; while retaining their
own character, environmental quality and sense of community.” The proposal will facilitate
development of residential subdivision which meets the economic, social, and cultural needs of
the district and beyond. This proposal facilitates development as an efficient and effective use of
an existing resource providing allotments for a range of dwelling types that will meet the needs of
people and communities and future generations. It is considered the proposed residential
development is of a character and scale that is appropriate with the surrounding area ensuring a

high level of amenity is maintained. The following policies are of relevance.

Policy 4.1
To identify areas for residential, business and industrial development which provide for the

present and future urban development needs of the district, provided that:

(i) Those areas can be served with appropriate levels of infrastructure (including stormwater,
water and sewerage);

(ii) Access to those areas does not adversely affect the safety and efficiency of the road or rail
networks;

(iii) Any potential reverse-sensitivity effects with other land uses, including infrastructure,
the National Grid, major roads, the rail network and business and industrial activities are avoided
or mitigated;

(iv) Potential adverse effects on the amenity values of residents in adjoining areas can be
avoided, mitigated or remedied;

(v) Any potential adverse effects of the storage of hazardous substances or use of contaminated
land are avoided or mitigated to appropriately manage risk;

(vi) Any potential effects of natural hazards are avoided or mitigated;

(vii) To require an Outline Development Plan for all plan changes and substantial developments;
and

(viii) Contamination of community water supply intakes is avoided or mitigated.
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As part of the District Plan review in 2016, land located in the south-east area of Amberley were
re-zoned residential; this area includes the application site. As such the site has been identified

as appropriate for residential development and is compatible with the surrounds.

The Clearing development seeks to deliver a high-quality master planned land development
response to the housing needs and requirements for Amberley. The site will be developed in a
comprehensive manner to enable matters such as streetscape, vehicular and pedestrian and

green network linkages to be integrated.

No servicing constraints have been identified for the proposal, with the allotments able to be
provided with connections to all the service reticulations in accordance with the Amberley
Infrastructure Strategy 2017. Whilst some design aspects have not been finalised owing to the
staged process of the overall development, detailed designs for each stage of the development
will be carried out accordingly and consideration given to specific site characteristics. This will
ensure sufficient and appropriate infrastructure is in place, or new infrastructure can be provided,

to support the proposed development.

The traffic assessment has determined that the proposal will not adversely affect the safety,
efficiency and functioning of the surrounding road network.

The proposal will adequately remediate any possible contamination on the site to a level suitable

for the residential activities thereby avoiding any adverse effects on human health.

The geotechnical assessment has confirmed the site is suitable for residential development and

will not worsen or accelerate any natural hazards.

The acoustic assessment confirms that an acoustic barrier, along with appropriate dwelling
construction on nearby properties, will be appropriate mitigation for the potential for reverse

sensitivity noise effects.

Given the development forms the second stage of an overall staged development it is considered
that the residential characteristics of the Zone will be maintained, and the proposal is consistent
with the above provisions.
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Policy 4.6
To control site-specific environmental effects, such as noise emissions, light spill and traffic

generation, to levels appropriate to the zone.

The site is zoned Residential 1A and as such the District Plan anticipates that the application site
be used for residential purposes. Residential activities are generally passive in nature and will not
give rise to nuisance effects. It is considered the site generated traffic will not result in noise or
give rise to any privacy effects of a level that would have a measurable effect on residential
amenity in the vicinity of the site. Light emissions will meet the relevant District Plan provisions,
ensuring glare, illumination and light spill does not adversely affect the amenity of site or

surrounds.

Policy 4.8
To maintain each settlement's traditional, residential character in Residential 1 zones with a

predominance of detached dwellings on individual lots while allowing flexibility in lot sizes within
each subdivision, provided multiple lot subdivision is undertaken in accordance with an approved

concept plan.

As mentioned, The Clearing development seeks to deliver a high-quality master planned
development within two stages, this application is for the second stage of the development. The
subdivision layout has been designed to ensure that a variety of section sizes and shapes are
provided. A variety of lot areas can result in a variability of design in dwellings. The proposal
does not seek consent to vary the District Plan residential zone development controls, thereby

ensuring development of dwellings will fit the character of the underlying zone.

Policy 4.12
To provide for a low-density residential environment at the outer edges of larger settlements, with

single, detached dwellings on large allotments.

The proposal seeks a mix of allotment sizes ranging from 400 m? to 1038 m? which are scattered
throughout the development. The larger allotments are located adjacent the existing residential
and rural residential boundaries. Maintaining and enhancing the amenity values and qualities of
the urban environment.

Objective 4.2 seeks to ensure “Amberley is a vibrant, rural township providing residential and
business facilities and associated infrastructure and support services, to meet the economic,
social and cultural needs of the Hurunui District and North Canterbury; while retaining its country

town character, sense of community and connectivity with its rural surroundings.”
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The proposal is consistent with what the District Plan is seeking to achieve, noting in particular
that the proposal will maintain the anticipated residential character, amenity and environmental
characteristics which are sought by the District Plan and importantly providing a range of housing
options for those within the district.

Policy 4.34
To recognise and manage the potential for reverse-sensitivity effects caused by residential and

other sensitive activities located in close proximity to State Highway 1, the Main North Line, or
industrial or business activities.

As mentioned above, an acoustic barrier, along with appropriate dwelling construction on nearby
properties, will provide appropriate mitigation for the potential for reverse sensitivity noise effects
in relation to Carters Road (SH1).

Policy 4.37
To recognise State Highway 1 as an integral part of Amberley Township, and work in partnership

with the NZ Transport Agency and the community to manage its dual functions as a local road and
part of the State Highway network.

Waka Kotahi have been consulted in relation to the proposed development and have provided an

agreement in Principle in relation to the site access and traffic generation.

Policy 4.38
To ensure an integrated transport network for Amberley Township, with all new residential and

business developments occurring in a way that both recognises and reflects the principles of
connectivity underlying the Hurunui District Council’s Amberley Roading, Cycleway and Walkway
strategies.

The proposed development provides legal access for all allotments to a legal road. This provides
future residences with efficient connections to existing local transport infrastructure and the
surrounding road network. The roading design provides a high degree of connectivity within road
networks for all users and provision connectivity. The design of the spine road ensures a safe low

traffic speed environment that can be co-shared among users.

Policy 4.39
To require any stormwater flow within Amberley’s drainage system to be managed in accordance
with the principles of the Hurunui District Council’s Amberley Stormwater Management Plan; and

to avoid any increase in peak stormwater flow within Amberley’s drainage system.
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The servicing report which outlines the preliminary engineering design concepts including
requirements for stormwater disposal has not identified any servicing constraints. This is critical
in terms of mitigating potential adverse effects on the environment. Stormwater will be directed to

a stormwater management area in accordance with the Amberley Infrastructure Strategy 2017.

Chapter 5 - Subdivision
Objective 5 seeks “subdivision and its subsequent development is designed to ensure that the

adverse effects on the environment are minimised, and the character of an area is maintained.”

Policy 5.1
To require that allotments are served or are capable of being adequately served with appropriate

levels of infrastructure in order to avoid, remedy or mitigate adverse effects on the environment.

Policy 5.2
To ensure the costs of the effects of new subdivision and development on the district’s

infrastructure are fully addressed and fairly apportioned.

Policy 5.3
To require a pattern of subdivision that protects environmental values and systems and the

potential of resources to meet the reasonably foreseeable needs of future generations.

Policy 5.4
To ensure that subdivision and subsequent development results in a pattern and density

of land use which protects, and where appropriate enhances, the character, values and natural
and physical resources of the environment which may include:

* Physical characteristics

» Natural character of the coastal environment, indigenous wetlands, lakes and rivers and their
margins.

* Indigenous biodiversity and ecological values.

* A sense of openness and a predominance of productive activities in rural areas

» Landscape values

» Archaeological, cultural and heritage resources, including resources with Ngai Tahu cultural
values.

* Specific values and sites of significance to Ngai Tahu

» Amenity values and sense of place.

* Infrastructure such as roads, water supply and stormwater management facilities.

» Water and soil quality

» Mineral resources

* Human health and safety including from known natural hazards.
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Policy 5.5
To manage the density of development, particularly in residential zones, through specifying

minimum lot sizes and ensuring compliance with those densities through the subdivision process.

Policy 5.6
To ensure that subdivision is designed to avoid, remedy or mitigate potential reverse sensitivity
effects on other land uses.

It is considered that the proposal is consistent with the policy outcomes sought. The proposal has
been designed comprehensively via a master plan approach. The layout of the subdivision has
largely been anticipated by the District Plan, with all proposed allotments of a suitable size and

able to be appropriately serviced and accessed including provision for future linkages.

Whilst the proposal seeks an increased density beyond that anticipated the development is a
comprehensive residential development area with the overall appearance being a combination of
section dimensions and section areas. It is thus this combination which ensures the overall
appearance of the subdivision is in combination with the design philosophy; to produce a diverse
subdivision layout which will in turn result in an open and diverse streetscape ensuring it is not

overly densified.

Allotments adjoining the Rural zone are relatively large (minimum 700 m?) ensuring dwellings can

be set back an appropriate distance to mitigate adverse reverse sensitivity effects.

The subdivision of the site minimises the effects of the environment, by aligning with the natural

contours, with proposed landscaping being cohesive and co-ordinated.

It is intended that the reserve contributions for the entire development be covered by a PDA
(private developer’s agreement) which is still the subject of discussion between the applicant and

the Council.

It is considered the proposal responds positively to the above maintaining and enhancing the
characteristics of the site and surrounds that give them their particular character and quality of

environment.

Chapter 8 - Transportation
Objective 8.1 seeks a safe and efficient transport network that services the current and future

needs of all users.
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Policy 8.1
To provide for the safe and efficient use and development of the land transportation network.

Policy 8.2

To ensure that the roading network within urban areas is sufficiently wide to provide adequate
space for on-street parking, walkways, cycleways, open space character, services, and amenity
planting.

Policy 8.4
To require footpaths and cycleways in urban areas, and to encourage walkways and cycleways
in rural areas, while maintaining the safety and functionality of the road network.

Policy 8.5
To require on-site parking, loading, manoeuvring and access to provide for the needs of each

activity while maintaining the safety and efficiency of the road network.

Policy 8.6
To manage the cumulative effects of multiple lots accessing the roading network at a
single access point.

Key principles of the proposed roading network are to achieve connectivity both within the site
and to adjacent areas; support the existing and proposed road network and ensure a legible and
safe local roading network. The proposal will connect to the Stages 1 and 2 internal road network,
with a primary access point via Amberley Beach Road and to the north via an extension of the

main spine road connecting to Carters Road (SH1).

The roading infrastructure will be designed having regard to both the function of the roads and
the integration of those roads with the wider transportation network. It is considered that traffic
generated by the development can be accommodated on the adjacent roading network without

capacity or efficiency issues arising.

Chapter 2 — Ngai Tahu Resource Management Values

Objective 2.10 provides for recognition and provision for manawhenua and the practice of
kaitiakitanga in the management of natural and physical resources. No heritage sites,
archaeological sites, wahi tapu or wahi taonga are identified on Hurunui District Council planning
maps for the development area. However, the applicant will accept an accidental discovery
condition, which is an effective mechanism to ensure that if anything is uncovered, the discovery

can be appropriately managed.
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7.2

Conclusion
For the reasons discussed above, it is considered that the proposal will not give rise to adverse
effects which would be no more than minor. Overall, it is considered that the proposal is

consistent with the policy direction sought to be achieved by the Hurunui District Plan.

8.0 OTHER MATTERS

When considering an application for resource consent, pursuant to section 104(1)(b), the consent

authority must, subject to Part 2, have regard to any relevant provisions of relevant planning documents.

8.1

8.2

8.3

Canterbury Regional Policy Statement

The Canterbury Regional Policy Statement (CRPS) became operative on 15 January 2013. The
CRPS addresses land and water related issues. The focus of this assessment is twofold: firstly,
on environmental outcomes sought to be achieved by objectives and policies (as they relate to
the effects of development on the natural environment), and secondly, in terms of policy
provisions relating to the built environment (in particular, residential areas). In that context, the
Objectives and Policies are given effect to within the District Plan, as discussed in Section 7

above.

National Policy Statement on Urban Development Capacity

The National Policy Statement on Urban Development 2020 (NPS-UD) came into effect August
2020, following the release of the initial National Policy Statement in July 2016. The NPS-UD is
part of a suite of measures by the Government aimed at making housing more affordable and
providing a more enabling planning framework. The NPS-UD aims to ensure that there is an

adequate supply of housing and business land to meet future demand.

The proposal is advancing residential development and therefore is consistent with the NPS-UD

and will contribute positively on the delivery of housing within the Hurunui District.

Subdivision (s106)

A consent authority may refuse to grant a subdivision consent, or may grant a subdivision consent
subject to conditions, if it considers that the land is or is likely to be subject to or is likely to
accelerate material damage from natural hazards, or where sufficient provision for legal and

physical access to each allotment has not been made.
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8.4

8.5

9.0

9.1

As detailed in section 3.3 preceding it is not likely the proposed subdivision will accelerate or
worsen any natural hazard or increase the likelihood of material damage to the land or the
buildings. Furthermore, the roading infrastructure provides sufficient provision for legal and
physical access to each allotment. It is therefore considered that there are no grounds to refuse

the consent pursuant to Section 106.

Mitigation Measures
Based on the assessment of effects in the previous section, no mitigation measures are
considered necessary for this proposal, beyond those already discussed in the assessment of

effects.

Consideration of Alternatives
The preceding assessment of effects shows that the proposal will not have any significant adverse
effects on the environment. Therefore, an assessment of alternatives is not required.

RESOURCE MANAGEMENT ACT 1991

Part 2 Matters

Part 2 of the Act “Purpose and Principles” comprises sections 5 to 8.

Section 5 sets out the Act’s purpose as follows:

1) The overall purpose of the Act is to promote the sustainable management of natural and
physical resources.

2) In this Act, sustainable management means managing the use, development, and
protection of natural and physical resources in a way, or at a rate, which enables people
and communities to provide for their social, economic, and cultural wellbeing and for their
health and safety while -

a) sustaining the potential of natural and physical resources (excluding minerals) to
meet the reasonably foreseeable needs of future generations; and

b) safeguarding the life-supporting capacity of air, water, soil, and ecosystems; and;

c) avoiding, remedying, or mitigating any adverse effects of activities on the

environment.

In turn, sections 6 to 8 set out ‘principles’ relating to:
. Matters of National Importance (s6)

. Other Matters (s7)

o Treaty of Waitangi (s8)
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9.2

The recent Court of Appeal decision in R J Davidson Family Trust v Marlborough District Council
[2018] NZCA 316 confirms that RMA decision makers should usually consider Part 2 when
making decisions on resource consents (that is the implication of the words "subject to Part 2" in
section 104). However, where the relevant plan provisions have clearly given effect to Part 2,
there may be no need to do so as it "would not add anything to the evaluative exercise". It would
be inconsistent with the scheme of the RMA to override those plan provisions through recourse
to Part 2. In other words, "genuine consideration and application of relevant plan considerations

may leave little room for Part 2 to influence the outcome”.

The Hurunui District Plan has a robust set of objectives, policies, rules, and associated standards
which seek to ensure that social, economic, and environmental change resulting from
development in the residential zones, including the subject site, is managed in a way that
encourages positive growth. In short, the relevant District Plan provisions are comprehensive,
robust, and fully aligned with Part 2 obligations.

Consequently, in assessing and deciding the application for the proposal, | consider that recourse

to Part 2 would not add anything to the evaluative exercise.

However, for completeness | consider that the application is consistent with Part 2, and that the
following aspects of Part 2 are relevant:
. the section 5 direction to enable people and communities to provide for their wellbeing,

while avoiding, remedying, or mitigating adverse effects.

. the section 7 direction to have particular regard to;
o the efficient use and development of natural and physical resources (s 7(b)).
o the maintenance and enhancement of amenity values (s 7(c)).
o maintenance and enhancement of the quality of the environment (s 7(f)).
o any finite characteristics of natural and physical resources (s 7(g)).

Notification — Sections 95A to 95E

Section 95A sets out the steps a consent authority must follow to determine whether to publicly
notify an application for resource consent. If under s.95A there is no requirement to publicly notify
an application, s.95B sets out the steps that a consent authority must follow to determine whether

to give limited notification of the application.

Section 95A Public notification of consent applications

Step 1 - Does the application fall within the criteria for mandatory public notification under
S95A(3)?

. The applicant has not requested public notification,

. Public notification is not required under s95C,
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. The application has not made jointly with an application to exchange recreation reserve
land under section 15AA of the Reserves Act 1977.

Step 2 - Does the application fall within the criteria where public notification is precluded under
s95A(5)?

. No. The application is for a non-complying subdivision activity.

Step 3 — Does the application fall within the criteria for public notification subject to certain criteria
under s95A(8)?

. No. Public natification is not required under s95C

Step 4 — Are there any special circumstances under s95A(9) which requires public notification?

e There are no special circumstances which require the application to be publicly notified.

The application does not meet the criteria for public notification under the provisions of s.95A.
Therefore, the application must not be publicly notified.

Section 95B Limited notification of consent applications

Step 1 — Are there certain affected groups and affected persons who must be notified under

s95B(2-3)?

J There are no affected customary rights groups or affected marine title groups in relation to
this proposal,

. The proposed activity is not on or adjacent to, or affects land is the subject of a statutory

acknowledgement made in accordance with an Act specified in Schedule 11.

Step 2 - Does the application fall within the criteria where limited notification is precluded under
s95B(6)?
. The application is not for an activity subject to a rule or national environmental standard

that precludes limited notification,

. The application is not for either or both the following activities, but for other activities:
o The activity is not for a controlled activity,
o The activity is not for a prescribed activity

Step 3 — Does the application fall within the criteria for other affected persons to be notified under
s95B(7-8) and s95E?
. The above assessment of environmental effects concludes the proposal will have no

more than minor adverse effects. Therefore, there are no persons who should be notified.
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9.3

9.1

Step 4 — Are there any special circumstances under s95B(10) which requires limited notification?

o There are no special circumstances that would warrant the limited notification to any other
persons not already deemed to be affected parties (excluding persons assessed under
s95E as not being affected persons).

Based, on the above, and the preceding assessment of effects any adverse effects on the
environment are no more than minor and as such, no parties are considered to be adversely
affected by the proposal. It is considered that the application need not be limited notified in
accordance with Section 95B of the RMA.

Section 104 — Consideration of Applications
Section 104 of the Resource Management Act 1991 sets out those matters that must be
considered in assessing an application for resource consent. Subject to Part Il of the Act, Section

104(1) requires a consent authority to have regard to:

a) any actual and potential effects on the environment of allowing the activity;

ab) any measure proposed or agreed to by the applicant for the purpose of ensuring positive
effects on the environment to offset or compensate for any adverse effects on the
environment that will or may result from allowing the activity; and

b) any relevant provisions of-
i) a national environmental standard
ii) other regulations
fii) 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.

When considering an application for resource consent, pursuant to section 104(1)(b)(vi), the
consent authority must, subject to Part 2, have regard to any relevant objectives, policies, and
other provisions of the District Plan. The proposal is consistent with the relevant objectives,

policies of the District Plan.

Section 104D — Non-Complying Activities

Section 104D(1) sets out the particular restrictions for non-complying activities as follows:

. The adverse effect of the activity on the environment will be minor; or
. The application is for an activity that will not be contrary to the objectives and policies of
the Plan.
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The application of Section 104D(1)(a) and Section 104D(1)(b) are commonly referred to as the
‘threshold tests’ under which an application for a non-complying activity must be assessed. In this
case, consent is required for a non-complying activity due to average allotment areas, shape
factor dimensions, staging requirements and traffic related breaches. The actual and potential
adverse effects arising from these non-compliances are considered to be no more than minor,

thus the proposal passes the first threshold test.

With respect to Section 104D(1)(b) an assessment of the objectives and policies of the plan was
undertaken in Section 7 of this application. The proposal is considered to be not contrary to these

objectives and policies, thus passing the second threshold test.

A proposal need only pass one of the two threshold tests in order to be granted by the Council.
In this case both of the tests are considered to be passed and therefore Council must grant
consent with appropriate conditions imposed.

10.0 CONCLUSION

Section 104 of the Resource Management Act 1991 sets out the matters to be considered when
assessing an application for resource consent. These matters require consideration of any actual and
potential effects on the environment arising from the proposal, together with an assessment as to
whether the proposal is consistent with the provisions of the Plan. In terms of section 104, the proposal
will be consistent with the relevant provisions of the District Plan and will have actual or potential effects
on the environment which are acceptable and consistent with the environmental outcomes envisaged

by the relevant statutory planning framework.

The proposal seeks to create 201 residential allotments associated reserves and utilities as part of a
multi-stage residential development. It is considered to be an appropriate and efficient use of land that
is already recognised as being suitable for residential purposes. The proposal is consistent with the
purpose and principles of the Resource Management Act 1991 in that it enables people to provide for
their economic and social well-being, whilst maintaining and enhancing the quality and amenity of the

local environment and avoiding adverse effects.

The relevant provisions of Part 2 of the Resource Management Act 1991 have been satisfied as it is
considered that the proposed activity is consistent with the purpose of the Act, promoting sustainable
management of natural and physical resources. Accordingly, it is concluded that the Council should
grant consent subject to appropriate condition to the activity on a non-notified basis in accordance with
sections 104, and 104D and Part 2 of the Act.
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