EXECUTIVE SUMMARY

Weston Lea Limited, representing the Peacocke family, proposes to develop a major new
settlement at Peacocke, Hamilton, to be called Amberfield.

The site has a unique combination of characteristics in that it extensively bounds the Waikato
River, can accommodate a whole new community of well over 2,000 people and will be in reach
of the cityods key destinat i orsamongsttherarsstcambmationp
of attributes in New Zealand.

The application seeks consents from both the Hamilton City Council and Waikato Regional
Council. The proposal is to subdivide a total of 867 fee simple lots from the site, including two
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balance lots. The subdivision will be completed in stages. The total site subject to the subdivision
consent application comprises approximately 139ha of land. Excluding the rural balance lots that
will be created west of Peacockes Road and south of Stubbs Road, the site that will be subject to
urban development and subdivision comprises approximately 105ha.

This Assessment of Environmental Effects summarises detailed information and assessments that
have been prepared for the whole site to fulfil the subdivision requirements of the Hamilton City
District Plan, including urban design, landscape, visual, ecological, cultural impact, archaeology,
geotechnical, and contaminated site assessments, an Integrated Transport Assessment,
stormwater management, sub-catchment integrated catchment management plan, and
infrastructure design reports. This information provides an overarching vision in the form of a
Master Plan and will guide the future development of the site.

The Hamilton City Council consents include subdivision consents and land use consents for
enabling works supported by a Master Plan. The Waikato Regional Council consents are for
enabling activities including earthworks, streamworks, a bridge within the subdivision, and
stormwater discharges.

Amberfield s | ocati on beside the Waikato River al
Waikato-Tainui iwi, including the status of the river in their historical occupation of Kirikiriroa
(Hamilton) and the significance of the water and soil resources to their well-being. This AEE
records the consultation with mana whenua undertaken by Weston Lea to identify and address
matters of importance.

A total of 862 residential lots are provided for in the subdivision, including 41

are anticipated for further medium density subdivision in the future bringing the total number of
anticipated dwellings to 909 across the site, excluding the future suburban centre. A further 50 to
76 dwellings are anticipated within the future suburban centre, which will also provide for between
5,000m? to 10,000m? of retail or employment uses. Lot sizes vary from over 700m? down to
approximately 200m?,* and anticipated building heights vary from one storey to two storeys. Areas
of indigenous biodiversity and most indigenous trees are retained, and a network of open spaces
are provided with approximately 5.0ha of neighbourhood and local amenity parks, an
archaeological / cultural reserve of 1.6ha, and a further 22.5ha of esplanade and gully reserve
areas. A well-connected street network comprises a range of street types to respond to traffic
needs and living conditions. Bus routes are envisioned along Peacockes Road, and possibly

1 Note that the achievement of these smaller lot sizes below 400m?2 will be subject to future medium
density housing consents.
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linking through the subdivision in the future. Extensive provision is made for cycling and walking
both along the street network and public open space.

The AEE has assessed all resources of significance on the site and surrounds. Intensive work
has been undertaken on two such resources i historic heritage and the Hamilton South long-tailed
bat population and habitat. Despite the inclusion of all the land within an active urban zone,
heritage resources in the form of modified soils and features relating to early Maori cultivation of
the area extend across the site. The long-tailed bat roosting areas extend up and down the
Waikato River riparian margin of the site, but there is also evidence of bat movement corridors
across the site.

Mitigation strategies for the effects of urban development on both these resources have been
proposed. Whilst the cultivation areas will largely be lost to urban development, the archaeological
/ cultural reserve will preserve a representative remnant and other mitigation that reaffirms the
whakapapa of Waikato-Tainui will be part of the urban design and development.

Development has avoided the riparian margin of the Waikato River and Weston Lea has
committed to bat sensitive design measures to mitigate the effects on the bat population that
resides both on and off-site. The future of the Hamilton South bat population is also a policy
initiative of both Councils, and together with other interested parties, such as the Department of
Conservation and Waikato-Tainui, Weston Lea will also be contributing to wider off-set measures
to ensure the ongoing health and well-being of this population.

Amberfield is to proceed ahead of the public provision of key infrastructure such as a new bridge

linking the subdivision to the Wairere Drive extensionand connection to the ¢
network. These projects are potential | y part of the governmREundt 6 s H
initiative. Public investment will provide impetus to the Peacocke Structure Plan and wider area.
WestonLead s dev el op me n thas@rbceefied lorethefbasis that the subdivision does

not need them in order to avoid adverse effects on either the safety or efficiency of the road

network, the efficient operation of the wastewater network or increased network overflows during

high rainfall events.

The proposed primary form of stormwater disposal and treatment from the sub-catchment will be
via retention and soakage. Only in more extreme rainfall events will a secondary pipe network be
utilised to discharge stormwater to local open space and the river.

With the exception of adverse effects on heritage values, and taking into account the mitigation
being offered by Weston Lea on all effects areas, the adverse effects are assessed as being no
more than minor.

The proposed subdivision and development has been assessed against the relevant provisions
of the District and Regional Plan documents and the higher-level policy statements. These
documents contain a generally consistent policy approach to a range of common themes including
development form and density, the provision and arrangement of open space, protection and
enhancement of significant natural areas, habitats and species, protection and enhancement of
historic heritage, provision of appropriate transport and Three Waters infrastructure, management
and response to natural hazards, management of soil contamination and the amenity effects of
development. Overall it is concluded that the proposal is not contrary to the relevant objectives
and policies of the District or Regional Plans.

Taking all matters into account it is considered that this proposal meets the tests of sustainable
management and that the resource consents sought should be granted, subject to the information
provided in the applications and appropriate conditions of consent.
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1. INTRODUCTION

This Assessment of Environmental Effects (AEE) relates to an application by Weston Lea
Limited (Weston Lea) for the subdivision and development (to be known as Amberfield) of
land adjoining the western bank of the Waikato River in Peacocke, Hamilton (Figure 1.1). The
land is within the Peacocke Structure Plan area, which has an overall area of approximately
720ha.

The application to Hamilton City Council (HCC) seeks to subdivide a total of 867 fee simple
|l ots from the site, including two 6super |
one commercial lot and two rural balance lots. The subdivision will be completed in stages.
The total site subject to the subdivision consent application comprises approximately 139ha of
land. Excluding the rural balance lots that will be created west of Peacockes Road and south
of Stubbs Road, the site that will be subject to urban development and subdivision comprises
approximately 105ha.

This AEE summarises detailed information and assessments that have been prepared for the
site to fulfil the subdivision requirements of the Chapter 5 Peacocke Structure Plan provisions
in the Operative Hamilton City District Plan (District Plan), including urban design, landscape,
visual, ecological, archaeology, cultural impact, geotechnical, and contaminated site
assessments, an Integrated Transport Assessment, stormwater management, and
infrastructure design reports. This information provides an overarching vision and will guide
the future development of the site. Many components of the information have also been

provided in relation to the SDd-Gatthment tntegfdteda n 0 s

Catchment Management Plan (SC-ICMP), which has been prepared contemporaneously with
this application. The information requirements of Chapters 5 and 23 and Appendix 1.2.2.3 for
a Master Plan have also been fulfilled.

The application to Waikato Regional Council (WRC) seeks resource consents associated with
the development of the site relating to earthworks, stormwater discharge, a bridge and
reclamation of the beds of streams. Erosion and sediment control plans are included as part
of the engineering drawings and the effects associated with the activities for which consents
are required under the Waikato Regional Plan (Regional Plan) are contained within the
ecological, cultural impact, geotechnical, stormwater management and infrastructure reports.

Amberfield will provide significant opportunities to enhance the relationshipofHa mi | t onds u

area with the Waikato River. Its location within 4 kilometres of the Hamilton Central Business
District also provides significant opportunities to enhance the economic, social and cultural
well-being of the Central City.

Amberfie | do@agion beside the Waikato River also signals its importance to the various hapu
of Waikato-Tainui iwi, including the status of the river in their historical occupation of Kirikiriroa
(Hamilton) and the significance of the water and soil resources to their well-being. This AEE
records the consultation with mana whenua undertaken by Weston Lea to identify and address
matters of importance. It also summarises consultation with the wider public and interested
parties.
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Figure 1.1:

Amberfield Land

Amberfiel

-

0
m
o
[al
%
=
™
w
-
(]
o

ASSESSMENT OF ENVIRONMENTAL EFFECTS
AMBERFIELD APPLICATION FOR SUBDIVISION

AND LAND USE CONSENTS FOR DEVELOPMENT



2. REASONS FOR CONSENT AND APPLICATION DETAILS

Applicant Details:

Site Address:

Legal Description:

District Plan:

Zoning:

Regional Plan:

2.1 Overview

Weston Lea Limited?

Attention: Andrew Duncan, Development Manager
c/- Deloitte

24 Anzac Parade

Hamilton East

HAMILTON 3216

Peacockes Road, Hamilton

Lots 1 and 2 DPS 81210 (SA66A/99), Lots 3 and 4 DPS 81210
(SA66A/100), Lot 1 DP 36935 (SA5D/1211), Part Lot 6 and Lot 8 DP
34164 (SA4B/788), Lot 5 DP 17475 (SA718/181), Allotment 87, Part
Allotments 93 and 94 Te Rapa Parish (SA528/20), Lot 1 DPS 78023
(SA60A/826), and Pt Lot 10 DPS 7724 (SA7D/254) owned by
Hamilton City Council

Hamilton Operative District Plan
Peacocke Character Zone

Natural Open Space Zone

Transport Corridor Zone

Peacocke Structure Plan

Significant Natural Areas (Nos. 48 and 54)
Waikato River Bank Stability Area
Waikato River and Gully Hazard Area

Group 2 Significant Archaeological, Historic and Cultural Site (No.
A100 1 Borrow Pits (S14/176))

Designation (No. A106 i Southern Links)
Conical Obstacle Limitation Surface

Waikato Regional Plan

The proposal requires subdivision and land use consents from Hamilton City Council under
the District Plan, as specified in Table 2.1, and the National Environmental Standard for
Assessing and Managing Contaminants in Soil to Protect Human Health. A consent is needed
from Hamilton City Council as requiring authority for works within an area designated for road

2 The land is owned by The Adare Co. Limited contactable at the same address.
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works as part of the Southern Links project. Resource consents are also required from Waikato
Regional Council under the Regional Plan.

This AEE provides a statutory assessment in terms of the Resource Management Act 1991
(RMA) and the relevant planning documents, including the Operative Hamilton City District
Plan, the Operative Waikato Regional Plan, and the Operative Waikato Regional Policy
Statement. Detailed assessments of the relevant rules in the District Plan and Regional Plan
are contained in Appendix B. The resource consent requirements are summarised below.

Table 2.1: Consent Requirements

District Plan
Rules and  Activity A: Subdivision
Status:

Fee simple subdivision within the Peacocke Character Zone, not in
compliance with the requirement to provide a transport corridor
connection across the Waikato River to join the existing transport
network, pursuant to Rules 23.3 Table 23.3c (v)(c) and 23.6.11(c) and
(i) as a Non-complying Activity;

And for subdivision not meeting general and specific standards:

Some lots not containing a 15m diameter circle outside the front
yard (Rule 23.7.1(l), (o) and (y))

Subdivision within the Peacocke Character Zone Hill Area with a
minimum lot size less than 800m? (Rule 23.7.1(0)).

Some transport corridor front lot boundaries less than 15m wide
in the Hill Area (Rule 23.7.3(a))

Some transport corridor front lot boundaries less than 10m wide
in the Terrace Area (Rule 23.7.3(b))

Some rear boundary lengths of front lots less than 10m in length
(Rule 23.7.3(c))

Two instances of more than 6 lots being accessed from a private
way (Rule 23.7.3(d))

Four instances where private ways are greater than 50m in length
(Rule 23.7.3(h))

One instance of more than one private way accessing from a cul-
de-sac (Rule 23.7.3(j))

One pedestrian accessway more than 80m in length (Rule
23.7.3(1))

Three locations where pedestrian accessway widths do not meet
the standard for required width (Rule 23.7.3(m))

Some vehicle crossings that do not meet the required distance
between vehicle crossings on the same transport corridor frontage
(Rule 25.14.4.1(a))
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- Some vehicle crossings that do not meet the minimum separation
distance between any vehicle crossing and a transport corridor
intersection (Rule 25.14.4.1(c))

For subdivision of an allotment containing a Significant Natural Area
Rule 23.3(xii)
Discretionary Activity

For the creation of more than 40 allotments requiring the preparation
of an Integrated Catchment Management Plan

Rules 25.13.3(b) and 25.13.4.1(b)
Restricted Discretionary Activity

For the creation of four or more allotments requiring the preparation of
a Water Impact Assessment

Rules 25.13.3(a) and 25.13.4.6
Restricted Discretionary Activity

For subdivision in the Peacocke Special Character Zone requiring the
preparation of a Broad Integrated Transport Assessment and a new
transport corridor

Rule 25.14.3(a) and (b)
Restricted Discretionary Activity

The subdivision application is accompanied by a Master Plan provided
as information in support of the fee simple subdivision application in
accordance with Rule 23.6.11 and Volume 2, Appendix 1.2.2.3.

B: Land Use

Land use activities to facilitate urban development in accordance with
this Application, including:3

i. Walkways and cycleways
Rule 5.3.3.3 Activity Status Table 5.3.3.3 (pp)

Discretionary Activity

ii. Some of the proposed retaining walls which will be constructed as
part of the subdivision works will exceed the maximum height
standards for walls

Rule 5.4.8

Restricted Discretionary Activity

iii. New works not in accordance with the function of the transport
corridor as defined in Volume 2, Appendix 15-5: Transport
Corridor Hierarchy Plan and Definitions in relation to the formation
of Peacockes Road and Stubbs Road

8 The activity status for each component triggering the need for a resource consent is identified.
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Rules 18.4 Activity Status Table 18.4(c) and 18.6.1
Discretionary Activity
iv. One subsoil drain for geotechnical purposes which has an outlet
within Significant Natural Area 54
Rule 20.3 Activity Status Table 20.3(g)
Non-Complying Activity
V. Lot 299 (being a lot for a dwelling) within the Waikato Riverbank
and Gully Hazard Area.
Rule 22.3 Activity Status Table 22.3(h) and (bb)
Discretionary Activity
vi. Earthworks within the Waikato Riverbank and Gully Hazard Area.
Rule 22.3 Activity Status Table 22.3(p)
Discretionary Activity

vii. Earthworks within a Special Character Zone exceeding maximum
volumes in a 12 month period

Rule 25.2.4.1(g)
Restricted Discretionary Activity

viii. Stormwater detention, treatment and/or soakage facilities
to service more than 1 site

Rule 25.7.3 (qq)

Restricted Discretionary Activity

ix. For road works outside the existing Transport Corridor Zone (and
therefore a new transport corridor) on Peacockes Road

Rule 25.14.3
Restricted Discretionary Activity

The land use applications are accompanied by a Master Plan
provided as information in accordance with Rules 5.3.3.1(a) and
(d), 5.3.3.2(d), and Volume 2, Appendix 1.2.2.3.

C: Master plan land use consent

For the land use activities identified in B. consolidated into a
separate single master plan land use consent

Rule 5.3.3.1(a) and 5.3.3.2(d)

Discretionary activity

ASSESSMENT OF ENVIRONMENTAL EFFECTS
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Regional Plan

Rule and Activity
Status:

Other Consents

2.2

A. The discharge of stormwater into water, and/or into or onto land
which does not comply with Rules 3.5.11.4 as the catchment is
greater than 1ha.

Rule 3.5.11.8

Discretionary Activity

B. A bridge over the southern gully
Rule 4.2.8.2
Controlled Activity

C. Reclamation of the bed of streams
Rule 4.3.4.4
Discretionary Activity

D. Earthworks in a High Risk Erosion Area
Rule 5.1.4.15

Discretionary Activity

National Environmental Standard for Assessing and Managing
Contaminants in Soil to Protect Human Health) Regulations 2011
(NES-CS)

Soil Disturbance: Exceeds the maximum volumes for soil disturbance
under Regulation 8(3) of the NES-CS, therefore defaults to Regulation
11

Discretionary Activity
Land Use Change: No Detailed Site Investigation has been

undertaken, therefore defaults to Regulation 11
Discretionary Activity

Part 8 of the Resource Management Act: Designations

Section 176(1)(b) consent from Hamilton City Council as requiring
authority to undertake works within the Southern Links designation in
relation to Peacockes Road, subdivision of land and the construction
of a section of the wastewater main connection to the Far Eastern
Interceptor

Overall Activity Status and Bundling

The Amberfield application is a comprehensive application for subdivision and development of
land. Certain activities require consideration under both the District Plan and the Regional
Plan. For these reasons the applications for consent are bundled and considered overall as a
non-complying activity (being the most restrictive activity classification).

Notwithstanding, the aspects of the proposal requiring subdivision and land use consent are
assessed in terms of the relevant objectives and policies of the District Plan and those aspects
requiring regional consent are assessed in terms of the relevant objectives and policies of the

Regional Plan.

ASSESSMENT OF ENVIRONMENTAL EFFECTS
AMBERFIELD APPLICATION FOR SUBDIVISION
AND LAND USE CONSENTS FOR DEVELOPMENT

Page 7



2.3 Master Plan Approach

The provisions of Chapter 23 (Subdivision) of the District Plan anticipate the provision of a

Master Plan in support of an application for subdivision and approval of the Master Plan as

part of the subdivision consent. In particular, Rule 23.6.11 statesfi [ a | Master Pl an i s
as part of the subdivision consent information requirements (refer Volume 2, Appendix
1.2.2.3)0.

The provisions of Chapter 5 (Special Character Zones i land use) also anticipate approval of
a Master Plan. In particular, Rules 5.3.3.1(a) and 5.3.3.2(d) are standards requiring the
approval of a Master Plan. Weston Lea considers that Rules 5.3.3.1(a) and 5.3.3.2(d) are
satisfied through approval of the Master Plan provided in support of the application for
subdivision consent. Notwithstanding, Weston Lea also seeks the approval of the Master Plan
in support of the applications sought for land use consent through Chapter 5.

It is acknowledged that certain provisions under Chapter 5 could be applied in a manner held
to be ultra vires by the Environment Court in the Queenstown* and Auckland® Framework Plan
decisions. Those decisions held that:

(a) Plans (including Framework Plans, Comprehensive Development Plans and Master Plans)
are not activities for which consent can be obtained; and

(b) An activityés status is derived from the RMA
status cannot be determined by whether (or not) another resource consent has been granted.

This does not preclude a plan specifying different activity classification depending on whether

an application for consent is supported by Master Plan information or not.

Weston Lea has adopted an intra vires approach to the provision of its Master Plan information
under Chapters 23 and 5. In particular, the Master Plan information prepared in accordance
with Volume 2 - Appendix 1.2.2.3 - is provided in support of the separate applications for
subdivision consent and land use consents (as described under Table 2.1 above). In this
manner the Master Plan may be approved pursuant to the subdivision and land use consent
applications.

While Weston Lea considers it unnecessary (as the Master Plan will be approved by way of
the subdivision consent and land use consent) it also separately seeks a Master Plan land use
consent pursuant to Rule 5.3.3.2(d) in order to address the Hamilton City Council's position
that a master plan is an express requirement of the District Plan.

Appendix 1.2.2.3 requires the Master Plan to contain information about the transport network,
infrastructure and servicing, natural environment network, open space network, land use,
detailed development response (with respect to urban form) and staging. These matters are
all summarised in this AEE and addressed in detail in the technical reports contained in the
appendices to this AEE.

4 Queenstown Airport Corporation v Queenstown Lakes District Council [2014] NZEnvC 93
5 Re Auckland Council [2016] NZEnvC 56, (2016) 19 ELRNZ 425
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2.4 Neighbourhoods

Appendix 1.2.2.3 includes the following statement:

Master Plans shall be prepared in accordance with the neighbourhoods identified in Appendix
2-3 and the Peacocke Structure Plan (refer to Volume 1, Chapter 3: Structure Plans).

The significance of this is that while the subdivision, and the supporting Master Plan, covers
two whole neighbourhoods in Appendix 2-3 (being Neighbourhoods 3 and 7), it also relates to
parts of two other neighbourhoods (being Neighbourhoods 6 and 8). The reason for the
requirement for a Master Plan to relate to whole neighbourhoods is unclear in the District Plan.
An integrated planning approach would suggest that the purpose of the requirement is to avoid
a situation where resource consents for subdivision and development are sought for small sites
without the context of surrounding land uses and supporting infrastructure. Notwithstanding
the inclusion of two part neighbourhoods, the applicant considers that 105ha comprises a large
land area, and that the parts of Neighbourhoods 6 and 8 that are included are also substantial
land areas (Figure 2.2). Consequently, neighbourhood areas and the information provided by
the subdivision application and Master Plan are consistent with that integrated planning
approach.

2.5 Sports Park

Figure 2.1 of Appendix 2 Structure Plans indicates the location of an Active Recreation area

or sports park in the southern part of the Amberfield subdivision. The scheme plan layout

currently depicts approximately 100 residential lots in this area. However, these lots, and the

surrounding road network, have been designed to accommodate a future sports park of
approximately 7ha. The development of the sports park will be a Council initiative and its

inclusion in a later stage of development will allow time for decisions to be made in consultation

with the Council about the parkds openWesiprmce r ol
Leabs approach t @andéesmwilable for Gouricindavelopmédne if it is required

for a park, is consistent with the Peacocke Structure Plan provisions and with the associated

objectives and policies.

A sports park would be classed as OdeeSpeciala l rec.
Character zone and would require resource consents for its development. No consents for the
sports park are being sought as part of this application.

2.6 Notification

Weston Lea seeks public notification of the application for subdivision and land use consents
to the Hamilton City Council pursuant to section 95A(2)(b) of the RMA.

In relation to the application for regional consents from the Waikato Regional Council, Weston
Lea seeks that these consents proceed on a non-notified basis. Public notification of the
application is not required because:

i.  Subject to any further information requests being answered, there is ho mandatory
reason for public notification (section 95A(2));

ii.  Public notification is not required by any rule or National Environmental Standard
(section 95A(4));
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iii.  The adverse effects of the activities (being stormwater discharge, a bridge, reclamation
of streams and earthworks) on the environment will be or are likely to be ho more than
minor (section 95A(7));

iv.  No special circumstances exist in relation to the application (i.e stormwater discharge,
a bridge, reclamation of streams and earthworks) that warrant it being publicly notified
(section 95A(9)).

Further, limited notification is not required because:

v.  The proposed subdivision and development is not on or adjacent to land that is subject
to a statutory acknowledgement (section 95B(2));

vi.  No person is affected as the adverse effects of the stormwater discharge, bridge,
reclamation of streams and earthworks on any person are less than minor (section
95A(8)).

2.7 Lapse Period

The subdivision and development for which consents are sought is extensive and is to be
undertaken in stages over several years. The RMA provides a default period of five years for
the development to be given effect to. It is possible that not all parts of the development will
have been given effect to within a five-year period. Weston Lea seeks an eight year lapse
period for the consents sought from both HCC and WRC.

2.8 Heritage New Zealand Pouhere Taonga Application

Weston Lea is applying to Heritage New Zealand (HNZ) for an authority to carry out works
over the entire Amberfield site. It is anticipated that this application will be well advanced if not
determined before the Council makes a decision on the current RMA applications. An HNZ
application requires an assessmentoft he ar chaeol ogi cal, Mallies rofi
the archaeological site to be modified or destroyed, as well as details of consultation with
tangata whenua. The consultation undertaken, the cultural impact assessment and the
assessment of archaeological values for the RMA applications supports the HNZ application.
It is understood that HNZ anticipate that the reserve has a covenant over it in relation to its
heritage status.

2.9 Wildlife Act Authority

Thelongt ai | ed bat i s 6 a he thé WildliteAgt 1953r(sB3(19(c)t LeVdildlife u n

Act Authority to potentially disturb long-tailed bats as part of construction works will be sought.
An authority is also likely to be required for lizard management.

2.10 Balance Lots

The scheme plan of subdivision includes balance lots for land held within the same parent title
as that being subdivided (Figure 1.1). It has been confirmed with HCC planning staff that a
Master Plan and ICMP is not required to cover rural balance lots that will be created as a result
of the subdivision proposal.
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Figure 2.2: Master Plan Neighbourhoods within Amberfield Subdivision
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3. DESCRIPTION OF PROPOSED SUBDIVISION AND
DEVELOPMENT

3.1 Overview

Weston Lea, representing the Peacocke family as the long-term land owners since the 188006 s
proposes to develop a major new settlement at Peacocke, Hamilton, to be called Amberfield.

The site is a unique combination of characteristics in that it extensively bounds the Waikato

River, can accommodate a whole new community of well over 2,000 people and, with a new

bridge inthe future, wi I I be in reach of the cityds key des
ranks amongst the rarest combination of attributes in New Zealand.

The site presents the opportunity to create a highly liveable community that embraces the river,
nurtures the environment and cel ebrates the stor
economy will be enhanced by providing attractive living conditions for high net worth individuals

who create jobs, as well as for those entering the market at affordable levels. The recent

government housing infrastructure funding (HIF) initiatives will if adopted by HCC allow the

Peacocke Structure Plan and wider area to be developed over time.

A total of 959 to 985 dwellings are envisioned of which 909 are provided for in the subdivision
and 50 to 76 are anticipated within the future retail and commercial neighbourhood centre
(Figure 3.1). Lot sizes vary from over 700m? down to approximately 200m?,® and anticipated
building heights vary from one storey to two storeys. An illustrative version of the
neighbourhood centre suggests it can accommodate some 5,000m? to 10,000m? of retail or
employment uses. This is to be finalised in due course when market preferences are refined,
in the subdivision plan it is defined by two super lots. Further resource consents will be required
before these super lots can be developed. Areas of indigenous biodiversity and most
indigenous trees are retained, and a network of open spaces are provided with 5.0ha of
neighbourhood and local amenity parks, an archaeological / cultural reserve of 1.6ha, and a
further 22.5ha of esplanade and gully reserve areas.

A well-connected street network comprises a range of street types to respond to traffic needs
and living conditions. Bus routes are envisioned along Peacockes Road and possibly linking
into The Island, and area distinguished by its location to the east of a north-south gully (The
Gully). Extensive provision is made for cycling and walking.

3.2 Urban Design Guidance and Assessment

Hamilton Urban Design Advisory Panel

Weston Lea presented the proposed subdivision to the Hamilton Urban Design Advisory Panel

on 14 Mar c h 2018. The Panel cveeln preparddeahd We st or
comprehensive submission, which addressed the key VISTA (the Hamilton Urban Design

Guide) issues of connectivity and access, sense of place, lifestyle and sustainabilityo . It
consideredthatt hpr G posed | ayout is closely Iinked to th

- where landform is clearly a strong design prompt i skillfully overlaid with a mix of open
spaces, vehicular, cycle and pedestrian networks, and a range of building typologies.o

6 Note that the achievement of these smaller lot sizes below 400m? will be subject to future medium
density housing consents.
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The Panel provided comments about further design development on the following matters:
1 The location of higher density housing;
1 Housing typologies and residential design;
1 On-street parking locations;
1 The coordination of activities that use road reserve space such as pedestrian and cycle
facilities, planting and stormwater management; and
1 Communal facilities and the archaeological reserve.

These matters have all been given further consideration in the finalisation of design since
March.

District Plan Subdivision Design Guide

The subdivision design has been prepared in accordance with the contents of the District Plan
Subdivision Design Guide in Appendix 1.4. An assessment against the elements of Appendix
1.4.1and 1.4.2 is provided in Appendix C.

3.3 Staging of Development

Indicative staging has been developed and is identified on the Scheme Plans. The staging is
indicative in that it will be flexible to enable release of land for development and titles as market
demand dictates. Infrastructure will be developed progressively to meet the servicing needs
of each stage.

It is intended to commence development in the northern part of the site, followed by The Island,
and the last of the residential development adjacent to and south of the neighbourhood centre.

The first stage will be developed from the northern entry street. From this street several clusters
of different lot size categories located along this street or side streets can be pursued at
different development speeds in order to respond to market conditions. Any existing buildings
on the site will be removed as the stages proceed.

Parts of the later stages (Stages 9 and 10) have been depicted for the subdivision of
approximately 113 lots. As noted in Section 2.5, this area has been earmarked for a possible
major sports park, consistent with the Peacocke Structure Plan.

3.4 Urban Form

Chapter 3.4 of the District Plan statesit he vi si on for the Peacocke ar
high quality urban environment that is based on urban design best practice, social well-being,

and environmental responsibil i tevelopnotwithrespdnds go al
positively to its natural setting and built form to develop a number of well-connected
neighbourhoods based on an urban development concept that respects and restores the
areab6s natur al environment. o

In implementing this vision, the conceptual framework seeks to reconcile two fundamental
dynamics. The first dynamic is that of nature, the river, the land, and the history of all who have
inhabited the land. This dynamic is represented by the north-south tending roads, which are
sinuous and flow with the contours, and echo the flow of the river. Their design allows for the
earth to be touched lightly, natural water flows to be maintained, and the movement of soil
during bulk earthworks to be limited to well below the average.

ASSESSMENT OF ENVIRONMENTAL EFFECTS
AMBERFIELD APPLICATION FOR SUBDIVISION
AND LAND USE CONSENTS FOR DEVELOPMENT

Page 13



Figure 3.1: Amberfield Proposed Subdivision
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The second dynamic is that of human intervention and urbanism. This dynamic is represented
by the east-west tending roads, direct and straight, purposefully connecting the user within and
across the site between Peacockes Road and the river, accessing the neighbourhood centre
and bringing residents and visitors alike across The Gully to the cultural reserve.

The site naturally divides itself into four distinctive neighbourhoods (Figure 3.2). These
neighbourhoods are very similar to the Peacocke Structure Plan neighbourhoods in Figure 2-
3 of the District Plan as follows (see Figure 2.1):

Table 3.1: Neighbourhoods

Amberfield Neighbourhood Figure 2-3 Neighbourhood
The North Neighbourhood 3
Central Neighbourhood 6
The South Neighbourhood 8
The Island Neighbourhood 7

Figure 3.2:  Amberfield Neighbourhoods

The North

Neighbourhood
Centre

3.4.1 The North

The northern terraces are a natural starting point for the project given their proximity to the rest
of Hamilton. The terraces step down toward the north and east to the river. Toward the south
the topography climbs to form a knoll, which affords long distance views. The key elements of
the planning for this neighbourhood are:

1 The northern entry is framed by mature trees and features an entry park;

1 Streets will follow the contours in order to absorb the level differences between terraces

where the land is too steep for roads;

Wide pedestrian links will provide good walk and cycle access;

1 The four north-south streets will allow for several house types and sizes to be
progressed independently of each other. This will induce great diversity, and flexibility
to respond to changes in market conditions;

1 A low speed lane will line the river edge, with parking and adjacent paths for walking
and cycling, ensuring that the river edge is truly public and safe;

E]
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1 The existing homestead with its mature trees and lawns will be incorporated with the
adjacent knoll to form a high-quality destination park, possibly attracting visitors from
beyond the settlement;

1 The street network will re-connect with Peacockes Road at an entry further south.
During construction this will serve as the construction access, allowing construction to
progress toward the south leaving new inhabitants undisturbed; and

T Onthenei ghb o uwesterosidé swellings will front onto Peacockes Road to
provide an attractive interface. In some instances, cul-de-sacs will be applied to
minimise rear lots.

3.4.2 The Centre

The mid-section of the site is long and narrow, bounded by Peacockes Road to the west. It
perches above the lower terraces, which are unbuildable for geotechnical reasons. The area
will be bisected by a future east-west arterial which will link through to State Highway 3 and
the airport to the south. The intersection with Peacockes Road will form an important
crossroad, the ideal setting for a neighbourhood centre. The Central Precinct will act as a hub
linking all areas together, the north, the south, and the island to the east. It will be the area with
the highest diversity of use and a place for the whole community. The key elements of the
planning for this neighbourhood are:

1 Atits core the neighbourhood centre has the opportunity for a series specialty shops
and supermarket;

1 The neighbourhood centre will be highly walkable with small public spaces, an area for
markets and a village park or green which will connect to the open space network that
links with the river and the network of shared paths; and

1 Consistent with the District Plan (Section 3 Built Environment), more people will be
located within easy walking distance of the centre. It is anticipated that future
applications will provide for medium density housing, such as terrace and town houses
and potentially low-level apartments in the immediate vicinity to the north and south of
the centre.

Note that the design of the neighbourhood centre and its open spaces are illustrative only, this
area is defined by two superblocks in the subdivision application and will be dealt with through
a future application. However, some indication of the mix of uses is as follows:

1 Retail and employment activities: between 3,000m? and 6,600m? of retail and between
2,100m? and 3,300m? of employment activities;

1 Open spaces include a compact square at the intersection of the main street and the
north-south local road; and a public space for markets and events at the eastern end
of the mainstreet. This space, likely featuring a mixture of hard and soft landscaping,
will connect through to the larger, more vegetated public open space on the gully edge;

1 Community uses, potentially including a hall for hire, associated with the public space;
and

1 Residential activities both above ground floor retail and employment activities and
terrace housing and low-rise apartments in the centre periphery.

The indicative urban design for the neighbourhood centre also spans across to the western
side of Peacockes Road, as envisaged by the Peacocke Structure Plan and the concept plan
therein (Figure 3.4.3a).

ASSESSMENT OF ENVIRONMENTAL EFFECTS
AMBERFIELD APPLICATION FOR SUBDIVISION
AND LAND USE CONSENTS FOR DEVELOPMENT

Page 16



3.4.3

The South

This area stretches from below the neighbourhood centre at the bridge road to Stubbs Road
in the south. The middle part is relatively flat with rolling hills beyond. The key elements of the
planning for this neighbourhood are:

1

1

34.4

Smaller lots will be concentrated toward the northern end close to the neighbourhood
centre;
Larger lots along the gully and park edges to the east;

On the neighbourhoodds western side dwelling

provide an attractive interface. In some instances, cul-de-sacs will be applied to
minimise rear lots;

An eastern edge that will be lined with paths for walking and cycling that overlook the
gully separating this area from The Island;

A residential park centrally located above the gully; and

If a sports park were to be accommodated it would be located in the mid-section
alongside Peacockes Road.

The Island

Historically the Waikato River bifurcated at this point to form an island. Subsequent changes
in flow have left a largely dry gully with a small stream at its base that defines this area. The
key elements of the planning for this neighbourhood are:

f

3.5

The Island will have two road connections. These roads will be projected very directly
across the island to the Archaeological Reserve, emphasising its importance, and as
an encouragement to visitors to traverse the island;

The northern road will be over a bridge which will dip down into the valley in sympathy
with the landform, and the southern road will be at a lower level over a culvert;

The Archaeological Reserve will preserve examples of food cultivation techniques by
MUor i -Europeanrtimes. It will be located in the cultural context of the nearby
Nukuhau Pa, just to the south of the site;

Residential densities will be kept at moderate levels so as to not concentrate too many
people in this more remote neighbourhood. While walking distances to the
neighbourhood centre are reasonable, they are on undulating levels;

A low speed lane and paths for walking and cycling, linking into the wider walking and
cycling network, will bind the perimeter of the island;

Two small parks will be located on the northern and southern tips of the Island, affording
views to the north and south over the river respectively, echoingt he MUor i

6Wai kato ofiefbBundtedvehy bend a chiefb;

The street design will allow for a bus route on and off the Island.

Lot Characteristics

Table 2.1 identifies that there are a number of lots that do not meet the standards of Section
23 of the District Plan. This section addresses these various non-compliances and the reasons
for them.
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3.5.1 Lot shapes, boundary lengths, private ways and access

A number of specific lots spread throughout the development do not comply with subdivision
standards in Chapter 23. These are listed in Table 2.1 and repeated for convenience below:

- There are 13 lots located on corner sites which are not capable of containing a 15m
diameter circle outside the front yards (Rule 23.7.1(l) (o) and (y))

- Subdivision within the Peacocke Character Zone Hill Area with a minimum lot size less
than 800m? (Rule 23.7.1(0)). Prior to the subdivision earthworks being undertaken, the
area where these lots will be subdivided predominantly has a slope of greater than 5
degrees. Therefore the minimum lot size of 800m? is applicable to the subdivision
consent application.

- Some transport corridor boundaries of front lots are less than 15m wide in the Hill Area
(Rule 23.7.3(a))

- Some transport corridor front lot boundaries are less than 10m wide in the Terrace
Area (Rule 23.7.3(b))

- Some rear boundaries of front lots are less than 10m in length (Rule 23.7.3(c))

- There are two instances of more than 6 lots being accessed from a private way (Rule
23.7.3(d)). This includes the jointly owned access lots servicing Lots 31-38 and Lots
839-842 and 849-853.

- There are four instances where private ways are greater than 50m in length (Rule
23.7.3(h)). This includes the jointly owned access lots servicing Lots 31-38, Lots 824-
826, Lots 836-838 and Lots 839-842 and 849-853.

- There is one instance of more than one private way accessing from a cul-de-sac (Rule
23.7.3())). This is the jointly owned access lots servicing Lots 824-826 and Lots 836-
838.

- There is one pedestrian accessway more than 80m in length (Rule 23.7.3(l)). This is
the pedestrian access reserve Lot 1505.

- There are three locations where pedestrian accessway widths do not meet the
standard for required width (Rule 23.7.3(m)). The pedestrian access reserve Lots
1503, 1504 and 1505 are all 10m wide whereas the required width is 12m.

- There are some lots, such as those having frontage to cul-de-sac turning heads, where
compliance cannot be practically achieved with the standards in Table 15-1a for
minimum distance between vehicle crossings (Rule 25.14.4.1(a)).

- There are some lots along Peacockes Road (proposed minor arterial) and other local
roads where compliance cannot be practically achieved with the standards in Table 15-
1c for minimum distance between a vehicle crossing and transport corridor intersection
(Rule 25.14.4.1(c)).

These non-compliances result from the specific constraints and geometry of the subdivision
layout and are not considered to have any adverse effects on the overall amenity of the
subdivision.
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3.5.2 Hill Area

Lots 781-799, 805-810, 816-836 and 843-846 are all either wholly or partly located within the
only part of Amberfield that is within the Hill Area of the Peacocke Structure Plan area (Figure
2-3 of Appendix 2 of the District Plan) and as depicted on Figure 3.3. Prior to the subdivision
earthworks being undertaken, the area where these lots will be subdivided predominantly has
a slope of greater than 5 degrees. However, subsequent to earthworks all of this area will
have a slope of less than 5 degrees.

It is anticipated that all of these lots will meet the density, permeable area and maximum site
coverage specified in Tables 5.4.1(b), 5.4.2 and 5.4.3 for lots in the Hill Area with slopes less
than 5 degrees.

Figure 3.3:  Hill Area within Amberfield Subdivision

3.6 Transport

The movement system integrates vehicle, public transport, cycle, and pedestrian movements.
The street network does most of the work, as all streets will accommodate vehicular, cycle and
pedestrian movement. A separate system of recreational walking and cycling connections will
run along the riverbank and along the central gully. The aims for the movement network,
consistent with District Plan requirements, include the following:
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1 An efficient movement network that is integrated with land uses, is legible, and has a
high degree of connectivity.

1 Liveable streets that balance pedestrian, cycle and vehicular demands.

1 The promotion of community life and safety through strong visual connections between
buildings, streets, and public spaces.

1 Early consideration of rubbish removal and access by emergency and service vehicles.
3.6.1 Local street network

The internal street net wBigule 3.4).iThid is doeatovtiee loag addf | at 6
narrow shape of the site defined by the river to the east and Peacockes Road to the west, and

the high degree of connectivity and therefore dispersal of traffic. In terms of the District Plan,

only Peacockes Road has a status beyond being a local transport corridor. It is a proposed

minor arterial transport corridor (District Plan Appendix 15, Figure 15-5e). The remaining roads

are all local transport corridors. The local street network consists of Peacockes Road, two

types of local roads and three types of minor local roads as follows:

1 Peacockes Road i Itis proposed that Peacockes Road will be upgraded under the HIF
to an appropriate urban standard minor arterial road. This will involve the easing of the
bend in the existing road at the northern end of the Amberfield subdivision and the
construction of a wider road formation between the new road associated with the new
river bridge and the neighbourhood centre. The widening will be largely on the eastern
(Amberfield) side of the existing road reserve and will proceed in stages adjacent to the
site as development progresses. If the HIF-related upgrading has not occurred prior to
subdivision then alternative upgrading will occur to collector road standard with vertical
and horizontal alignment consistent with that of the future minor arterial road, including
a 9m carriageway with kerb and channel, kerbside parking/bio-retention facilities and a
shared path and berm on the eastern side. The road formation is 29m wide overall.

1 Local Road i 20m wide, running from north to south, one block east of Peacockes
Road;

1 Local Road with Cycle Lanes i 20m wide, connecting Peacockes Road, which will
feature an off-street cycle path, and the recreational cycling and walking routes along
the river and the gully. This road type will also loop through the island to make
allowance for a possible bus route;

1 Minor Local Road (parking both sides) i 16.4m wide, is widely applied through the
street network. It will mainly provide property access and will have a very limited
through-traffic function;

1 Minor Local Road (single parking lane) i 14.1m wide, used for very short dead-end
streets; and

9 Minor Local Road (park edge) i 13.5m wide, applied to locations along public open
spaces, notably the river bank and gully edge.

The street network will be laid out in a deformed grid pattern, resulting fromthe 6 nat ur al and
historiso@trmorctomnecti ons ¢ o mast-west cogneciang. Thisgride 6ur b
pattern provides for a highly connected network that will be efficient and legible, as connections

between destinations will be direct and as short as possible.
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Multiple cross intersections will be provided, to further assist with legibility. Detailed design
includes small off-sets in the carriageways of the give-way legs of the intersection, in order to
signal the priority situation and avoid conflict between crossing vehicle movements. In four
instances these cross intersections will take the form of a roundabout, due to the function of
the streets involved.

All roads have been designed in accordance with the Hamilton City Council Infrastructure
Technical Standards - Section 3 Transportation standards. In principal, the proposed finished
site levels and vertical road geometries have been designed to generally follow the existing
underlying terraced terrain to respect the existing landform and to maintain views to the
Waikato River and beyond. Road levels have been set to minimise the amount of earth worked
material to be removed offsite.

A parking ratio of 1 carpark for every 3 residential lots has been provided throughout the
development in the preliminary engineering design. This ratio will be maintained as a minimum
at detailed design stage.

3.6.2 Arterial network connections

The arterial roads in the Peacockes Structure Plan area have been planned as part of the long
term Southern Links project (Figure 3.5). This includes a south-western bypass of Hamilton
City linking to both SH3 and SH1 to the south. Figure 3.3 indicates the Southern Links project
road network designations and the other major future roading projects that are committed for
funding and construction as part of the Hamilton arterial road network in the general vicinity of
the Peacockes Structure Plan area.

There are two major projects under way of significance to the Peacockes Structure Plan area.
Firstly, the Waikato Expressway is currently under construction which forms a bypass of the
Hamilton urban area for SH1 on the eastern side of the city. This will reduce the traffic volumes
on the section of SH3 (Ohaupo Road and Normandy Avenue) from which access to the
Amberfield subdivision will be obtained. Secondly, a Wairere Drive link, which will complete an
inner circular route to SH1 in the vicinity of the Hamilton Gardens, is programmed for early
completion and construction has been started. This link will allow for the future construction of
a new link and river bridge connecting to the Peacockes area. In relation to the local network
linking the proposed development to the CBD it is relevant to note the Council improvements
proposed for the Waterford Street and the Norrie Street intersections.

Within the Peacockes area the Southern Links project allows for a north-south arterial formed
as an extension of Cobham Drive and linking all the way to the southwestern links bypass and
on to SH3. The Wairere Drive link and new river bridge is part of a route that links to the north-
south arterial at the northern end of the Peacockes area.

3.6.3 Section 176 RMA Approval from Requiring Authority

As listed in Table 2.1, Weston Lea requires an approval from Hamilton City Council as requiring
authority for works within the existing designation over Peacockes Road. This designation
(No. A106 i Southern Links) applies to the alignment of Peacockes Road adjacent to the
subdivision to a point just south of the location of the proposed neighbourhood centre (See
inset Figure 3.4).

There will also be an east-west arterial linking from a new intersection on SH3 south of Dixon
Road to the neighbourhood centre proposed on Peacockes Road as part of the Amberfield
ASSESSMENT OF ENVIRONMENTAL EFFECTS
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development. The initial section of the East-West Arterial will be constructed to allow
development of Stage 1B of Peacockes and to provide existing traffic with better access to
SH3. This will reduce the amount of traffic from this area using the Waterford-Peacockes-
Bader route at peak times and leave more capacity on this route for traffic generated by the
Amberfield subdivision.

3.6.4 Walking and cycling

Figure 3.5 depicts an indicative network of cycleways / footpaths proposed to service the
Amberfield subdivision and to link with the wider network of paths proposed under the
Peacockes Structure Plan. A shared path along the eastern side of the upgraded section of
Peacockes Road will link to an off-road shared path along the eastern side of the remaining
rural section Peacockes Road between the northern edge of the Amberfield subdivision and
the existing urban boundary.

This path will be generally 2.5m wide and will be constructed along the grass berm. It will be
separated as far as practical from the existing road carriageway to provide optimum safety for
pedestrians and cyclists. To encourage the choice of these active modes for travelling to the
existing urban area (which will reduce traffic volumes) and to further improve safety, it is
proposed that the path should be sealed and provided with street lighting.

The eastern part of the site will accommodate a recreational walking and cycling route along
the river, and also the edges of the gully will accommodate walking and cycling routes. These
will potentially form part of the Te Awa River Ride in the future along the Waikato River, from
Ngaruawahia in the north to Karapiro in the south.

The street network has been designed to facilitate cycling on all streets. Due to the connected
nature of the street network, vehicular traffic will be dispersed over the network, resulting in
traffic volumes that will be low enough for safe cycling conditions on the general travel lanes
mixed with vehicles. However, in order to facilitate even more convenient and safe connections
between the shared path along Peacockes Road and the recreational routes along the river
and the gully, on-street dedicated cycle lanes of 1.8m width are proposed on five key east-
west streets.

The street network has been designed to facilitate walking along all streets. All typical street
cross sections will have a footpath of at least 1.5m, and in some instances 2.0m, 2.5m or 3.0m
in width. In most cases the parking / tree / storm water zone will provide a buffer between the
pedestrian and moving vehicles. Supplementing the pedestrian network along streets will be
the recreational routes along the river and the gully, and the two non-vehicular pedestrian
connections to Peacockes Road.
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Local Street Network

Figure 3 .4:
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Figure 3.5: Arterial Road Network (Southern Links)

3.6.5 Bridgeto The Island

The northern entry to The Island and access to the Heritage Reserve will be via a two-lane
bridge over The Gully. The bridge will be approximately 45m long and have two supports
within the gully but not within the watercourse. The bridge will slope slightly (~1%) from west
to east in sympathy with the landform. Underneath the bridge will run a shared pathway on
each side of the watercourse.
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