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A NOTIFIED RESOURCE CONSENT APPLICATION UNDER
SECTION 88 OF THE RESOURCE MANAGEMENT ACT 1991

AN APPLICATION FOR A MIXED USE AND STAGED
CONSENT. CONSENT IS SOUGHT TO ESTABLISH SEVEN
LOTS FROM TWO EXISTING TITLES COMPRISING OF SIX
RESIDENTIAL SIZED LOTS AND ONE LARGER BALANCE
LOT FOR USE AS A MEETING HALL SITE.

THE APPLICANT PROPOSES TO CONSTRUCT AND
ESTABLISH A MEETING HALL WITH ASSOCIATED
PARKING FOR 216 VEHICLES, SERVICING AND ACCESS.
IT IS PROPOSED TO UNDERTAKE 15,000M3 OF
EARTHWORKS OVER AN AREA OF 2.5HA. THE MAJORITY
OF THE WORKS IS REQUIRED TO FORM THE BUILDING
PLATFORM FOR THE MEETING HALL.

Address: 119-127 Woodcocks Road, Warkworth

APPLICANTS: MASON HEIGHTS PROPERTY TRUST
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A NOTIFIED RESOURCE CONSENT APPLICATION UNDER SECTION
88 OF THE RESOURCE MANAGEMENT ACT 1991

AN APPLICATION FOR A MIXED USE AND STAGED CONSENT.
CONSENT IS SOUGHT TO ESTABLISH SEVEN LOTS FROM TWO
EXISTING TITLES COMPRISING OF SIX RESIDENTIAL SIZED LOTS
AND ONE LARGER BALANCE LOT FOR USE AS A MEETING HALL
SITE.

THE APPLICANT PROPOSES TO CONSTRUCT AND ESTABLISH A
MEETING HALL WITH ASSOCIATED PARKING FOR 216 VEHICLES,
SERVICING AND ACCESS. IT IS PROPOSED TO UNDERTAKE
15,000M2 OF EARTHWORKS OVER AN AREA OF 25HA. THE
MAJORITY OF THE WORKS IS REQUIRED TO FORM THE BUILDING
PLATFORM FOR THE MEETING HALL.

Address: 119-127 Woodcocks Road, Warkworth
APPLICANTS: MASON HEIGHTS PROPERTY TRUST

R 55961

Northern

Having considered the proposal against all the relevant statutory criteria it is recommended by
the reporting planner that the application be declined consent. The reasons for this
recommendation are set out in sections 9, 10 and 11 of this report.

Note: This report sets out the advice of the reporting planner. This report has yet to be
considered by the Panel of Commissioners delegated by the Council to determine this
application. The recommendation is not the decision on this application. A decision will only
be made after the Commissioners have considered the application and heard the applicant and

any submitters.



APPLICATION AND PROPERTY DETAILS

SITE ADDRESS: 119-127 Woodcocks Road,
Warkworth
APPLICANT: Mason Heights Property Trust
LEGAL DESCRIPTION: Lot 1 DP 147500 and Pt Allot 62 Psh of Mahurangi SO 891E
SITE AREA: 2.4089ha and 1.128ha respectively

DISTRICT PLAN

ZONING: Operative Plan as amended
by Plan Change 55: General Rural
Rodney District Plan 2000
— Operative in Part: General Rural
ACTIVITY STATUS: Operative Plan as amended
by Plan Change 55: Non-Complying
Rodney District Plan 2000
— Operative in Part: Non-Complying
SNA: None
BACKGROUND
S95 Decision

This application was notified for the following reasons:

1. The applicant requested public notification of the application under s.95A (2)(b) of the
Resource Management Act.

2. The development of this site into residential lots is not envisaged by the Council until
at least after 2024. The meeting hall component of the proposal will likely still remain
a discretionary activity should rezoning occur. The effects of bringing this
development forward approximately 15 years, and all the components of the proposal
in conjunction with each other, could have more than minor effects with particular
emphasis on service infrastructure, transportation, character of the area, amenity and
environmental landscape values.

3. There are a number of properties in the immediate vicinity that would have an
expectation that this land would not be developed in an urban way. Given that this
site development is proposed outside an appropriate zoning it is considered that all
could potentially be affected beyond a minor level.
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Relevant Planning History

The current application which is the subject of this hearing was submitted by the applicant on
14 January 2010.

Further information was requested on 4 February 2010 relating to Forward Planning, Visual
and Landscape Effects, Engineering and Transport.

The reporting officer recommended full notification on 23 February 2010 and the application
was subsequently notified on 4 March 2010 and submissions closed on 6 April 2010.

The information pertaining to Forward Planning, Visual and Landscape Effects, Engineering
and Transport was received on 26 May 2010.

A copy of the section 95 Report and Decision is attached as Attachment A.
THE PROPOSAL AND REASONS FOR APPLICATION

The applicant seeks land-use and subdivision consent for a staged development establishing
7 lots, one balance lot containing a meeting hall with associated access and parking area and
a stormwater pond.

The proposed staging is described as follows:

The first stage will involve a boundary relocation to incorporate the neighbouring stormwater
pond and small dwelling into the subject site. The boundary relocation will result in Part
Allotment 62, Parish of Mahurangi being incorporated into Lot 1 DP 147500. This section of
Part Allotment 62, Parish of Mahurangi comprises approximately 6,000m?2 of land area.

The second stage will involve the subdivision of the two dwellings from the balance of the site.
That is the dwelling located on Part Allotment 62, Parish of Mahurangi and the dwelling
located at the southern most corner of Lot 1 DP 147500.

The third stage of the development will involve the construction of the meeting hall and
associated earthworks and installation of services.

The meeting hall is a single storey building with a maximum fixed seating capacity of 644
people. The building is proposed to have a gross floor area of approximately 1,200m2 and an
extended cantilever canopy of approximately 400m2. The maximum height of the hall is 7.5m.

The meeting hall is intended to be utilised regularly and a meeting schedule has been
included with the application. This has been tabled below:

Regular meetings during the week Meeting start time | No. of people
Monday 6.30pm 30
Tuesday 7.30pm 100
Every alternative Wednesday 5.30pm 200
Every alternative Thursday 7.30pm 200
Friday 6.30pm 100
Every alternative Saturday 9am 200
Sunday 6am 30
10am 200
Sunday at either 2.30pm or 4.30pm | 2.30pm 50-100
4.30pm 70-100

Additionally, six times per year the meeting hall will be used on a Sunday for larger meetings.
These meetings will start at 10am and allow for approximately 300 people. The applicant has
indicated that the meeting hall will have capacity for meetings to allow growth overtime.
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Access to the meeting hall is proposed to be provided via two vehicle accesses; one directly
from Woodcocks Road and one from Mason Heights via a 75 metre pan handle. Both access
ways will allow for two way vehicle movements. Buses however will only have access from
the Woodcocks Road access point and the access will allow for only one-way bus movement
as the buses will all be arriving on site and departing at the same time.

Parking for 216 vehicles is proposed for servicing the meeting hall. Five spaces will be
allocated for disabled parking. In the event that buses are utilised (for larger events) the
buses will be parked in a designated area of the vehicle parking. It is anticipated that 10
coaches will displace 72 vehicle parking spaces. This will leave 144 parking spaces available
for use. The parking area will be a sealed surface and will have low level lighting both in the
parking area and surrounding the building. A tiered design of parking is proposed to follow the
underlying contour of the land. Retaining walls 1 metre in height will separate the tiers.
Landscaping within the parking area is proposed to include grasses, flaxes and coprosma.

Cycle and pedestrian access will be provided, including a 1.4m wide footpath from the Mason
Heights entrance alongside the vehicle access to the meeting hall. Additionally, capacity for
cycle parking will be provided.

Earthworks will be required to establish the parking area, provide access to the sites and to
form a level building platform for the meeting hall. The proposed earthworks are a total
volume of 15,000m3, a cut volume of 9,000m?3 and a fill volume of 6,000m3. The earthworks
will be undertaken across a 2.5ha area with a maximum cut depth of 4m and a maximum fill
depth of 2m. Retaining walls are proposed throughout the site and are accurately depicted on
the applicant’s earthworks plan. The retaining is proposed to be of a cantilever type and
gravity type (keystone or block) walls.

The fourth stage is to subdivide the balance lot creating four residential lots (proposed Lots 2
—5) and retaining the meeting hall in proposed Lot 1.

As part of this application, the applicant has provided the following reports:

Assessment of Effects (Terra Nova Planning Ltd dated 13 January 2010)

Transportation Assessment Report (Traffic Design Group, dated December 2009)
Earthworks & Sediment Control Report (Riley Consultants Ltd, dated 21 December 2009)
Geotechnical Report (Riley Consultants Ltd, dated 21 December 2009)

Stormwater Management Report (Riley Consultants Ltd, dated 21 December 2009)

Additional Information:

Following notification and discussions between Council and the applicant, the applicant
submitted additional information.

This information included a Landscape Plan (from Anna Murdoch on behalf of Terra Nova
Planning Ltd dated May 2010), two indicative subdivision plans, and detail regarding the
engineering solutions and a re-run transport model and confirmation on transport detail
discussed further below.

The proposal is discussed further in the sections below.

Transportation:

With the proposed introduction of six new residential sites (from two rural residential sites
already established) and the proposed meeting hall site (proposed Lot 1), further access
points and traffic generation are anticipated.

Proposed Lot 1 has two access ways proposed. The main access point is reported to be
Woodcocks Road and the secondary access is off Mason Heights. The residential lots are
noted to have individual driveways from Mason Heights. Aside from Lot 3 which has a limited
10m frontage, the locations of these access points are yet to be determined. The remainder
of the sites have upwards of 20 metres of frontage to Mason Heights and therefore it is
anticipated that the sites can be adequately accessed for the purposes of the anticipated
residential activities.
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Earthworks:

The applicant seeks to create a suitable building platform and improve site contours in order
to satisfy the design and layout requirements for the proposed meeting hall, car park facilities
and upgrading of the existing farm pond to a stormwater quality and quantity pond. Limited
earthwork activities are proposed on the residential lots other than the filling of a depression
at the north-east corner of the site.

The applicant has proposed methodology, sequence and staging to the proposed earthworks,
which will be carried out over one earthwork season. This timeframe may need to be
extended and the applicant proposes to stabilise and shut down the site until the following
earthwork season if this is the case.

The staging proposed is as follows:
Stage 1

e Preliminary earthworks establishment such as establishing the earthworks machinery, site
offices and sediment control.

e Construction and formation of a stabilised crossing from Mason Heights.

e Remedial works on the farm pond to shape the final profile including spillway
arrangements. The construction of a temporary system for a sediment retention pond in
line with TP90 guidelines.

e Construction of temporary perimeter control measures. Upon completion of the localised
earthworks the exposed surfaces are proposed to be stabilised.

Stage 2

e Strip topsoil and place within the designated stockpile. Unsuitable material is to be
trucked from the site.

e Bulk earthworks for the car park platforms, access ways and Lot 1 building platform.

e Upon completion, the stabilising of the exposed earthwork surfaces with seeding and
placement of granular surface over car park and access ways.

Stage 3

Decommissioning sediment pond.
Complete earthworks operation near the Woodcocks Road entrance to form the proposed
finished ground profile.

e Construction of the reticulation and retaining walls. The retaining walls are shown on the
applicant’s site plan (drawn by Riley Consultants Limited, dated 18/12/09 and numbered
09164-11). Retaining is located throughout the car parking area in a tiered approach with
three tiers being created across the parking and access area. The retaining in this area is
proposed at a height no greater than 1.2m. The meeting hall building platform will also be
established with retaining, walls at a maximum height of four metres are proposed on the
north-eastern, south-eastern and south-western side of the building. All retaining walls are
proposed to be in cantilever type retaining around the meeting hall and gravity type
(keystone or block) walls on the remainder of the site.

e Upon completion of the earthworks areas grass coverage and/or stabilised pavements.
Perimeter control measures will then be decommissioned.

The applicant’s Earthworks and Sediment Control Application has assessed and addressed
the management and design of the sediment, erosion and dust control measures at the site.

Infrastructure:

Stormwater:
Stormwater from the site is proposed to be managed through a number of measures currently
consisting of the following:

e Conventional private stormwater reticulation is proposed to collect and direct stormwater
runoff from the roof and pavement areas to the stormwater pond for treatment and
attenuation. A private reticulation system is proposed with two options — (a) using the
stormwater pond or (b) using underground tanks
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e The proposal includes the provision of a stormwater detention pond, upgraded from a
farm pond currently located on Part Allotment 62 Parish of Mahurangi. This will address
the impact of stormwater runoff contaminants such as suspended sediments

Stormwater treatment devices for paved areas

Stormwater detention and attenuation tanks for residential lots

Rainwater harvesting

Flow dispersal devices

The Urban Drainage Area does not include this site and therefore private on-site stormwater
management is proposed.

Wastewater:

The development site is required to be brought into the Urban Drainage Area (i.e. area of
benefit) and ARC Consent 35660 conditions adhered to before a Pressure Wastewater
Collection (PWC) connection can be obtained. The existing PWC system will require to be
extended to Mason Heights to serve Lots 2-6 and PWC reticulation will be required along
Woodcocks Road.

Water supply:
The development is not within a Water Supply Area and an extension to the system will be

required.

Landscaping:

To undertake site works the applicant has identified that it is necessary to remove 11 gum
trees and 2 magnolia trees. Following the completion of the site works, landscaping is
proposed.

The applicant engaged Anna Murdoch (Landscape Architect) to prepare a landscape plan as
part of this proposal (plan received on 26 May 2010). Street tree planting with specimen trees
is proposed be undertaken along the carriageway to the meeting hall. Boundary vegetation
such as Pittosporum, Kawakawa, Coprosma and Cabbage tree are proposed to be planted at
all boundaries of Lot 1 and internal car park planting of grasses, flaxes and Coprosma are
also proposed.

A copy of the application as natified is annexed as Attachment B.

Reason for Application

Resource Consent is required for the following reason(s):

Operative District Plan, as amended by Plan Change 55

The site is zoned General Rural under the Operative District Plan, as amended by Plan
Change 55.
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Figure 1. Operative Zoning of Warkworth area.

Subdivision
Rule 11 provides for subdivision as limited discretionary activities, and includes:

Sites for the protection of significant stands of native bush or significant natural features
Sites for rural-residential dwellings

Sites for dwellings on Maori land

Sites for the creation of additional reserve land

Sites for horse training

Sites of 120 hectares or greater

Sites for other activities (i.e. cemeteries, historic buildings, public halls, reserves etc.)
Sites for the creation of esplanade reserve

OO0 O0OO0OO0OO0O0OOo

The proposed subdivision does not meet any of the above categories, therefore it is
assessed as a non-complying activity.

Boundary Relocation

Rule 11.7 provides for boundary relocations in this zone and refers to Rule 14.2 of the
Operative District Plan (1993). Rule 14.2.2 states that the minimum site area of a proposed
site shall be 1ha, except where the existing site is less than 1ha, in this instance a boundary
relocation will only be considered where the existing site is capable of accommodating a
dwelling in accordance with the general requirements of Rule 14.1. As this Plan does not
specify an activity status for this activity, it is deemed to be a discretionary activity in terms
of section 77(c) of the RMA.

Earthworks

It is also proposed to undertake a total volume of 15,000m* of earthworks. The General
Rural (production) zone provides for a maximum of 200m?® of earthworks as a permitted
activity and specifies no limit to the volume of earthworks for a discretionary activity (Rule
3.3(ii) pg 328). Therefore the proposed earthworks are a discretionary activity under this
Plan.
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Land-Use

Activity

A meeting hall is proposed for use by the applicant's church group. A meeting hall is
defined in the Plan as a ‘Place of Assembly’ and as such is provided for as discretionary
activity in the Activity Table (Rule 9).

Parking and access

Rule 13.3 states that parking for the meeting hall shall be 1 for every 3 persons the
activity is designed to accommodate. The meeting hall will accommodate for 644 people and
therefore requires 215 parking spaces. The proposal will provide 216 parking spaces.

A calculation from Rule 13.2.2 (c) indicates that disabled parking for not less than 5 persons
will be required for the proposed Meeting Hall site. The proposal meets this requirement.

Finally, Rule 13.4 states that an activity not handling goods and containing less than 2500m?
G.F.A need not have a loading space. One permanent marked loading bay has been provided
however for proposed Lot 1.

The car parking layout meets the District Plan requirements.

Overall, the development proposed is non-complying under this Plan.

Rodney District Plan 2000 — Operative in Part

The site is zoned General Rural under the Rodney District Plan 2000 — Operative in Part.

Subject Sites
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Figure 2. Propoed ani'ng of Warkworth area.
Subdivision

There are no provisions within the Plan that allow subdivision of sites in the General
Rural area without significant enhancement planting or protection of a significant natural
feature. The subdivision would therefore be deemed a non-complying activity.

Boundary Relocation

Rule 23.8.15.1 stipulates that a boundary relocation complying with Rule 23.8.15 is a
restricted discretionary activity. The proposal does comply with Rules 23.8.15.1 to
23.8.15.8 inclusive and therefore must be assessed as a restricted discretionary
activity against the criteria in 23.8.15.8.
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These matters are discussed further in the assessment of effect, in Section 9 below.
The proposal complies with all other provisions of Chapter 23.
Earthworks

It is permitted to undertake maximum of 1000m® of earthworks, except within 10m of a
wetland or watercourse (Rule 18.9.2). The earthworks proposed are 15,000m® in volume.
Therefore the earthworks require consent for a discretionary activity under this Plan.

Land-Use

Activity

Meeting halls are defined in the Plan as a ‘Place of Assembly’ and as such under Rule
7.9.2 the church meeting hall activity proposed is provided for as discretionary activity in
the Activity Table.

Parking and Access

Rule 21.10.2.2(a) states all activities in any zone shall provide the number of parking spaces
specified in Table 1, Appendix 21B, on-site. Under this Appendix, parking for the meeting hall
(churches and church halls) shall be 1 for every 3 persons the activity is designed to
accommodate, provided that where a church and hall are erected on the same site, the
maximum requirement shall be the maximum required for the church or hall which ever is the
greater. The meeting hall will accommodate for 644 people and therefore required 215
parking spaces. The proposal will provide 216 parking spaces.

Rule 13.4 states that an activity not handling goods and containing less than 2,500m2
G.F.A need not have a loading space. One permanent marked loading bay has been
provided however for proposed Lot 1.

The car parking layout meets the District Plan requirements.

Overall, the development proposed is non-complying under this Plan also.

SITE DESCRIPTION

The subject sites are legally described as Lot 1 DP 147500 and Pt Allot 62 Psh of Mahurangi
SO 891E and comprise an area of 2.4089 hectares and 1.128 hectares respectively. The

sites are situated at 119-127 Woodcocks Road, Warkworth. The two sites are examined
below:

Subiject sites

. £ -
iy { I

Figure 3. Aerial phtograph of the ubject site and surroudig area
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e Lot1lDP 147500

This site is an undulating farm lot with frontage to both Woodcocks Road and Mason Heights.
The dwelling contained within the Lot is located at the south-east aspect of the property.
Access is established to the dwelling from Mason Heights. No access is established from
Woodcocks Road for this site.

The site is largely in pasture but does contain some gum trees at the western boundary.
e Allotment 62 Parish of Mahurangi

This lot is part of a site comprising three legal descriptions held together in a covenant under
section 240 of the Resource Management Act. The three lots are bordered to the west by
Mahurangi River and to the south by a tributary of Mahurangi River. The area on the site of
interest in this application is a small area to the north-west of the property. This area of the
site contains a small dwelling and a large farm pond. This area of the site encompasses
6,000m2 of land area with a declining slope to Woodcocks Road.

The immediate environment adjacent to these sites is one of similar character with sites to the
south and west containing rural sites with large pastoral spaces. The road borders the site to
the north and east and therefore forms a separation from residential activities to the east and
other rural sites to the north.

Sites further to the north are under development and the development has consent for a
higher intensity Retirement Village accessed from a new road Mansel Drive leading off
Woodcocks Road, Warkworth.

Sites to the east are residential in nature where they adjoin Woodcocks Road and sites to the
south of these are zoned for Future Urban and a subdivision and land-use consent has been
granted for 66 residential sites in this area.

Previous Consents:

Lot 1 DP 147500

TPA-790088 was submitted to Council in order to gain a permit to the right to spray/ irrigate
with waste. This was granted in June 1980.

Pt Allot 62 Psh of Mahurangi SO 891E

SUB-35748 was submitted to Council in order to gain subdivision consent for a boundary
adjustment. Consent was granted on a non-natified basis on the 23 December 2003.

TPA-15665 was granted on the 27 September 1991 for subdivision of Pt Allot 62 & Pt Allot
62A Parish of Mahurangi.

Other consents required:

Wastewater:

RDC has a resource consent from the ARC (35660) for the Warkworth Wastewater Treatment
System. Condition 6 of this Consent relates to the discharge of treated wastewater from the
treatment plant, and it states:

“That no connections from outside the areas indicated in the map entitled ‘Warkworth
Wastewater Servicing Area of Benefit to 2011’ and attached to this consent as
appendix 1 shall be accepted into the Warkworth Wastewater Treatment System and
that the population serviced by the plan shall not exceed 4870p/e”

The subject sites are currently located outside the “Warkworth Wastewater Servicing Area of
Benefit to 2011’ (“Area of Benefit) and therefore are currently ineligible to be connected to the
Treatment Plant. A variation to the Consent altering the Area of Benefit is therefore required
to cater for the proposed activity on this site.
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6.1
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It is noted that RDC (being the Consent Holder) has not completed the commissioning of the
Peak Flow Treatment System and therefore has not meet condition 3 of Consent 35660. RDC
is yet to complete the successfully treating the excess flows to the plant for three consecutive
performance storms, and therefore the commissioning of the Peak Flow Treatment System is
not complete.

Sediment Control:

A resource consent will be required from the ARC in relation to sediment control for
earthworks under the Auckland Regional Plan: Sediment Control (2001). In the applicant’s
AEE they stated that this consent was applied for concurrently with this application. This
application is understood to currently be in process by the ARC.

WEIGHTING OF DISTRICT PLANS

The weighting of District Plans is determined by how far advanced the Proposed Plan has
gone though the plan formulation process. The Rodney District Plan 2000 was publicly
notified in November 2000. Chapters 1, 2, 5, 8, 10, 11, 15, 16, 17, 18, 19, 20, 22, 23 of the
Proposed Plan became operative as of the 31 January 2009. The Chapters relevant to this
proposal include Chapter 7 (Rural), Chapter 21 (Transportation and Access), Chapter 22
(Financial Contributions and Works) and Chapter 23 ( Subdivision and Servicing).

There are some outstanding appeals to Chapter 7 (Rural) however these do not pertain to the
District Planning provisions relevant to this proposal. As such the relevant issues, objectives,
policies and rules in this Chapter are considered to be beyond challenge other than the
amendments resulting from Variation 22 (Amendments Required by Local Government
(Auckland) Amendment Act). Greater weight should be given to this chapter over the Rural
Chapter in the Operative District Plan as amended by Plan Change 55 due to its substantial
progress through the process.

Chapter 21 of the Rodney District Plan — Operative in Part is subject to two outstanding
appeals from Westfield (New Zealand) Ltd and Progressive Enterprises Ltd. These seek to
have indentified in the Chapter the need to contribute to achieving sustainable communities
by improving the relationship between homes and places of work and shopping, the need to
provide alternative modes of transport as a method of reducing traffic congestion on roads,
making more efficient use of infrastructure and reducing environmental effects of private
motor vehicle use. Overall, the appeals to Chapter 21, seek to enhance the Plan as it relates
to the sustainability of Transport Networks. Additionally, amendments affected by Variation 22
relate to this chapter. The Variation requires the amendment of Issue 21.2.4, Objective
21.3.5, policies and assessment criteria including assessment criteria 21.13 (Discretionary
Criteria). The proposed amendments relate to the introduction of further measures to address
transportation effects by way of a travel plan or integrated transport assessment.

Chapter 21 can be given greater weight, as no issues, objectives, policies, or rules are
proposed to substantially change, rather they may be strengthened in regard to sustainability.

It is therefore recommended that the Rodney District Plan — Operative in Part should be given
greater weight in relation to this proposal.

NOTIFICATION AND SUBMISSIONS

Notification

The application was notified on 4 March 2010 and submissions closed on 6 April 2010. A
summary of the submissions is set out below. Full copies of these submissions are attached
as Attachment C.

Submissions

Five submissions were received by the close of the submission period, which sought that the
application was declined in part, see table below.



Wish to

106602
Auckland.

to determine the proposal will not have
adverse effects on the safe and efficient
operation of the State Highway or wider
road network

o The proposal is inconsistent with the
staging of development described in the
Warkworth Structure Plan, which is the
basis for the MoU between NZTA and
RDC. The MoU between the NZTA and
Rodney District Council was set up to
ensure the necessary roading
infrastructure is in place to serve
demand generated by growth in
Warkworth until 2021.

0 The nature of the proposed meeting hall
activity and 6 lot residential subdivision
as Discretionary and Non-Complying
activities. The effects of the
development on the State Highway
(particularly the intersection with
Woodcocks Rd) have not been
adequately addressed.

o Concerns with development occurring
out of synchronisation with Rodney
District Council’s Plans will set a
precedent for further development with
considerable effects.

the effects on the State
Highway and wider
transportation network can
be mitigated; or

The application is declined
given an inadequate
assessment of the
development and
inconsistency with the
District Plan.

be
# Name Address Support/Oppose Main Concerns Relief Sought heard
1 | New Level 11, | Oppose o Lack of information regarding the 0 Any decision by RDC is Yes
Zealand HSBC House. proposed traffic movements generated deferred until such time as
Transport 1 Queen Street, from the site and effects on NZTA's concerns have
Agency Private Bag intersections. This information is needed been addressed so that




New c/o Beca Carter | Neutral o If Council is minded to approve the o If the application is Yes
Zealand Fire | Hollings & application that the subdivision take into approved a consent notice
Service Ferner Ltd account the operation requirements of on Lots 2-7 requiring
(NZFS) PO Box 6345 the NZFS to adequately provide for fire- sufficient water volume,
Auckland. fighting activities. pressure and flows and
water supply by way of
storage tank located a safe
distance away from any
habitable dwelling in
accordance with the NZFS
Fire Fighting Water
Supplies Code of Practise
SNZ PAS 4509:2008.
Nita Jean | 3 Mason | Oppose o Effects on the traffic environs due to 0 The application is declined. | Yes
Millar  and | Heights, daily and early morning meetings and
Peter Warkworth large number of parking spaces in use at
Robertson times. Extraordinary increase in traffic
Millar volumes and complications with the

intersection.

o Effects on personal life (inclusive are the
traffic concerns) include effects such as
dust and noise from construction and an
entrance/exit is proposed straight
opposite the property’s gateway.

o Six of the proposed sections from the
Mason Heights Ltd development will
experience similar effects as they gain
access to Mason Heights.




Derrick J.
Windmill and
Rita
Windmill.

117
Woodcocks Rd,
RD1,
Warkworth

Oppose

Water — concerns regarding overflow
paths and associated water and mud
undermining the property particularly in
high rain events

Views — the proposed development
will change the Windmill’s main view of
‘ever changing fields and trees’ to one
of a ‘concrete jungle’.

Traffic — Concerns regarding continual
noise from traffic at 6am (Saturday and
Sunday) and 6pm meetings. Effects on
quality of life.

Does not feel that the proposal
improves ‘the overall health, wellbeing
and quality of life of the people of the
region’.

o0 The application is
declined

Yes

Sharyn
Erikson and
Wim
Koendertse

111
Woodcocks
Road,
Warkworth

Oppose

Traffic — increase in traffic volume will
have a significant effect on the
submitter.

Noise, fumes and disturbance effects
from the vehicles both during the week
and at weekends.

Earthworks — the creation of noise and
dust effects on the submitter. Additional
truck movements will have vibration
and noise impacts also

Vegetation removal — removal not seen
as necessary

Noise contamination from the meeting
hall — traffic and crowd related noise
will have a significant effect and will be
dissimilar to rural noise levels.
Contrary to the ARPS Objectives and
Policies which seek to protect rural
values, character and health and well
being.

o0 The application is
declined

Yes




Precedent concerns

Inconsistencies with the General Rural
zoning

Negative effects on the neighbouring
parties.




6.3

6.4

6.5

6.6

6.7

6.8

6.9

6.10

6.11

6.12

6.13

Relief Sought

The main concerns of the submitters as listed above can be grouped into the following
categories:

Impacts on the roading network and traffic impacts
Inconsistency with the Warkworth Structure Plan
Visual effects

Construction effects

Off site effects relating to stormwater management
Impacts on amenity

Impacts on the roading network

The above submissions have raised concerns with regard to adverse effects on the roading
network, in particular:

e |Intersections of Woodcocks Road and Mason Heights and inconsistency with the
NZTA & RDC MoU.
e Impacts of additional traffic on Woodcocks Road and accessing Mason Heights as a
result of the meeting hall and residential subdivision.
These concerns will be discussed further in the assessment of effects below.

Inconsistency with the Warkworth Structure Plan

The above submissions have raised concerns with regard to the proposal being contrary to
the Warkworth Structure Plan, in particular:

e The subdivision is inconsistent with the Structure Plan staging, other surrounding
sites have been identified for development prior to the subject site.

These issues are discussed further in the assessment of effects below.

Visual effects

Concern has been raised relating to intrusions into neighbours views and the general change
from a rural to and urban environment from these persons properties and dominant
viewpoints.

Impact on utilities and infrastructure

Concerns have been raised relating to the impact of increased impermeable area on already
established off site stormwater problems.

Construction effects

Concerns were raised with regard to adverse effects during the construction and earthworks
periods, such as noise and dust effects.

The effects of the construction activities are further discussed in the assessment of effects,
below in Section 9.

Impact on Amenity

Adverse effects on amenity have been identified in relation to the noise generated by the
activity, and hours of operation, and generation of people and therefore traffic on and off the
site. Concerns were also registered for the submitter’s heath and wellbeing.

Written Consents

Section 104 (3) of the Act states that a consent authority must not have regard to any effect
on a person who has given written approval to the application. The applicant’s representative
has not advised any written approvals have been obtained.



6.14

7.0

7.1

7.2

8.0

8.1

8.2

8.3

9.0

9.1

9.2

9.3

9.4

The applicant requested public notification pursuant to s.95A (2)(b) of the RMA, which they
considered would address all of the relevant affected parties.

PRE HEARING MEETING
No pre hearing meeting has been held.
REPORTS FROM OTHER OFFICERS/ DEPARTMENTS/ CONSULTANTS

Reports and/or comments have been received from the persons with respect to this
application:

Comments from Strategy and Policy Planner Ryan Bradley (see Attachment D)
Report from Council’'s Development Engineer, Cameron Ure (see Attachment E)
Comments from Council’'s Transportation Engineer, Grace Survepalli and David
Mitchell (see Attachment F)

e Comments from Senior Stormwater Planning Engineer, Peter Kovacevich (see
Attachment G)

STATUTORY ASSESSMENT

The Act requires that all applications for resource consent subject to Part 2 of the Act, the
Council must have regard to the matters set out in section 104 of the Act.

Section 104 (2) of the Act states that the Council “may disregard an adverse effect of the
activity on the environment if the plan permits an activity with that effect”. The permitted
baseline of effects will therefore be assessed prior to the assessment in terms of section 104
(2) of the Act.

Following the section 104 (1) assessment, an assessment will be made in terms of section
104 B, and Part 2 of the Act.

SECTION 104 ASSESSMENT
Permitted Activities Assessment
The Existing Environment

In terms of development, the sites are 2.4089ha and 1.128ha respectively and have an
undulating contour, falling from the south-east of the site to the north-western corner. An
existing dwelling is located on Lot 1 DP 147500 towards the south-eastern side of the site and
is accessed via Mason Heights. A dwelling is also located on Pt Allot 62 Psh of Mahurangi SO
891E adjacent to and gaining access from Woodcocks Road. The site also contains a large
farm pond to the south of the dwelling. The remainder of the site is currently in pasture and is
used for farming.

Unimplemented Consents
There are no approved but unimplemented resource consents.
Activities Permitted by the Plan

Section 104(2) only refers to activities permitted by a ‘plan’ which by definition in the Act is
limited to an operative plan only. Accordingly, section 104(2) excludes the consideration of
activities permitted under the Proposed Plan. It is permitted to establish one household unit
per site under the Operative Plan. In terms of earthworks, it is permitted to undertake up to
200m°® of earthworks, at a distance greater than 10m from a Mean High Water Springs
(MHWS) under both Plans.

It is noted that subdivision is not provided for as a permitted activity under the Operative Plan
and as such does not form part of the permitted baseline in terms of the application made to
subdivide the subject property.



9.5

9.6

Section 104(1)(a) Any Actual and Potential Effects on the Environment of Allowing the
Activity.

Section 3 of the Act states that the term “effect” includes any positive or adverse effect;
temporary or permanent effect; past, present, or future effect; any cumulative effect and
potential effects.

Character of the area

The subject sites are currently zoned General Rural under both the relevant District
Plans. Both properties are currently used for rural purposes and are in pasture. Each site

contains only one dwelling. Directly adjoining the subject sites is land zoned General Rural (to

the

south, west and north) under the Rodney District Plan — Operative in Part (Figure 4).

Summerset Falls
Retirement Village

Perrendale Site

‘ Woodcocks

Road

Subject
Site

MHL Site

9.7

9.8

Figure 4 - zoning of the subject site and surrounds (Proposed Plan 2000)

Recently the sites towards the north-east of the subject sites and across Woodcocks Road
have been approved to have retail development (the ‘Perrendale site’) and a retirement
village (the ‘Summerset Falls site’), see Figure 4 above.

The proposed scheme plan as notified is shown in Figure 5 below. This scheme proposed 6
residential lots (ranging from 1,480m2 to 2,325mz in area) and one balance lot containing the
meeting hall site comprising 1.57ha.






