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Resource Management Act 1991

Report / decision on whether an
application for Resource Consent should be processed as

publicly notified, limited notified, or non-notified
(Sections 95A / 95B)

Application Number: RMA92027872
Applicant: Frews Quarries Ltd
Site address: 61 Savills Road, Harewood
Legal Description: RS 3089 Canterbury Dist, Pt Lot 1 DP 22786
City Plan Zoning: Rural 5 (Airport Influences)
Proposed District Plan Zoning: Rural Waimakariri
Activity Status: City Plan: Non-complying

Proposed Plan: N/A
Description of Application:  Establish and operate a gravel quarry and cleanfill activity

Introduction

Frews Quarries Ltd have applied for resource consent to establish and operate a gravel quarry and cleanfill
activity on a 26.7 hectare site at 61 Savills Road, Harewood.  The proposal is described in detail on pages 7
and 8 of the application document but in brief the key aspects include:

· 25 hectares of the site to be excavated over 15+ years (with a total consent duration of 35 years)
· Excavation of up to 120,000 m3 gravel per year, excavated up to approximately 7 metres below ground

level
· Excavation to cease 1 metre above highest groundwater level at the site.
· Excavation to be carried out in two stages - Stage 1 on the eastern half of the site and Stage 2 on the

western half of the site.
· Topsoil from the site will be progressively removed from each section before excavation and stored in

the perimeter and internal bunds. This soil will subsequently be used for site restoration.
· 3m high earth bunds will be constructed along the eastern boundary and centrally along the west side

of the haul road for Stage 1.
· For Stage 2 a bund will be constructed along the western boundary and along the Savills Road

boundary.
· Excavation will be set back 20 metres from property boundaries on the west, east and south of the site.

The northern boundary of the site is adjacent to Rural 6 (Grasslands) Zone and a setback of 10 metres
is proposed from the northern boundary.

· A 20m setback of buildings and excavation from the Tiptree Cottage site boundaries (10m originally
proposed)

· Existing shelter planting on the site boundaries to be retained and enhanced where necessary.
· The operational processing area containing screening, crushing and processing plant will be located in

the central area of the site.
· Crushing and stockpiling of demolition concrete
· Stockpiles of unprocessed and processed gravel and crushed concrete will be less than 5 metres

above the natural ground level and have an area of up to 20,000m2.
· Clean fill will be brought to the site to fill excavated areas.
· Excavation, clean filling and processing of material will occur during hours of 0700 to 1800 Monday to

Friday, and 0700 to 1300 on Saturday.  No operations on Sunday or any public holiday.
· Dust generation will be controlled by using a water cart filled from the existing on-site water well.
· Traffic movements may peak at up to 328 heavy vehicle and 84 light vehicle trips per day, but on

average, week day traffic movements are estimated to be 30 per hour.
· Heavy vehicle movements to and from the site will be via Savills Road, east of the site, and Pound Rd.
· Hazardous substance use and storage will be limited to built-in fuel tanks on machinery with refuelling

via a mini-tanker service to the site.
· Clean filling and soil in bunds will be used to restore land surface to original level, as far as practicable.
· Land will be returned to condition suitable for grazing use.
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· No retailing/sale of aggregate directly from the site is proposed.

The application site surrounds a separate lot at 63 Savills Road which contains a listed heritage building known
as Tiptree Cottage.  This three-storey cob cottage is listed as a Category 1 heritage item by Heritage New
Zealand and is a Group 2 listed building under the City Plan.

The applicant has provided several expert reports to support their application including:

· a noise assessment and noise further information response from Marshall Day Acoustics
· a traffic assessment and traffic further information response from TDG
· a vibration assessment from AJ Sutherland Consulting Ltd
· an archaeological assessment from Underground Overground Archaeology Ltd
· a landscape and visual assessment from Xteriorscapes Ltd
· a heritage assessment and temporary protection plan from Dave Pearson Architects

The applicant has also obtained an archaeological authority from Heritage New Zealand to undertake work
affecting an archaeological site.

In preparing this report, I have sought expert advice on the following matters from Council and external experts:

· landscape and visual effects - Jennifer Dray (Council Senior Landscape Architect)
· heritage effects - Victoria Bliss (Council Heritage Conservation Projects Planner)
· noise effects - William Reeve (Acoustic Engineer with Acoustic Engineering Services Ltd)
· traffic effects - Mike Calvert (Council Transport Network Planner)
· ecological effects - Mr Trevor Partridge (Council Botanist)

In addition to land use consent from the Christchurch City Council, it is also noted that the proposal requires
consent from Environment Canterbury (ECan) for discharge of a contaminant (dust) to air and for discharge to
land.  The following resource consent applications are currently being processed by Ecan and, at the time of
writing, are awaiting decisions on whether the applications will be processed on a notified or non-notified basis:

· CRC153916 - Land use consent for excavation and deposition
· CRC153917 - Discharge contaminants to air

The existing environment

The existing environment in the vicinity of the site and the application site itself are described in sections 1.2
and 1.3 of the application document.  Figure 1 shows the application site and some features of the immediate
area.

Figure 1: Location of application site

In terms of the surrounding environment I would add that surrounding landuses are also primarily pastoral in
nature, although Grant Brothers operate a small 7.2 hectare quarry on Savills Road to the south-east of the
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application site.  The two sites immediately to the north of the application site at 151 Conservators Road and
891 Pound Road are owned by the Christchurch City Council and Christchurch International Airport Ltd
respectively and contain Ecological Heritage Site 1.33, which comprises ecologically significant Danthonia
grassland.

Other matters

Two other resource consent applications for quarries in the vicinity of the application site have been received
and are currently being processed by Christchurch City Council.  These are:

· RMA92029421 - Harewood Gravels, 21 Conservators Road
· RMA92028479 - SOL Quarries Ltd, 81 Conservators Road

At the time of writing this report the SOL Quarries application has been limited notified and the notification
decision on the Harewood Gravels application determined that consent should be publicly notified.  That
notification has not taken place as at the time of writing this report.

Correspondence has been received from Ms Jen Crawford, a resource management lawyer with Anderson
Lloyd, advising that she is acting on behalf of a number of landowners in the surrounding area who consider
themselves to be adversely affected by these three quarry consent applications.  The parties Ms Crawford is
acting for are:

· Tony and Tracy Ahern - 15 Savills Road
· Allan and Marina Russell - 40 Conservators Road
· Terrance and Margaret Musson - 117 Savills Road
· Diane and Brett Cummings - 25 Savills Road
· Des Fowler - 27 Guys Road
· Eric Janssen - 100 Conservators Road
· Norm Sidaway - 23 Guys Road
· Charlie and Gill Bennett - 70 Guys Road
· Dallas Clark - 54 Guys Road
· Peter Mahoney - 90 Conservators Road

In addition, a further email has been forwarded to Council's Chief Planning Officer from a resident of Coringa
Road (a cul-de-sac located off Ryans Road) raising concerns about the extent of notification of the 81
Conservators Road application. This resident sought that the 21 Conservators Road application and this
application be notified to the residents of Coringa Road if the intention is to allow heavy vehicles to travel down
Ryans Road.  I note that this current application does not involve any heavy vehicle traffic travelling to or from
the site along Ryans Road.

A site visit was carried out on 26 May 2015.

Planning Framework

Christchurch City Plan

The site is zoned Rural 5 (Airport Influences) under the City Plan.  The Plan anticipates this zone will be
developed for rural and, to a certain extent, other activities in a manner which maintains the continued safe and
uncurfewed operation and development of the International Airport.

The proposal is a non-complying activity as it breaches the following rules:

· Community Standard 4-2.4.1 Vehicle Generation - The maximum number of vehicle trips per site for
non-rural activities shall be 100 per day.  It is estimated the quarry will generate up to 412 vehicle trips
per day (328 heavy vehicle movements and 84 other vehicle movements).

· Critical Standard 4-2.5.5 Site Coverage (Other Activities) - The maximum area of any site covered by
buildings, impervious surfaces and outdoor storage for other activities shall be 100m2.  The site
coverage for buildings and storage of aggregate, concrete etc will exceed 100m2.

· Development Standard 9-5.6.2 Filling and Excavation on Other Land - The maximum permitted volume
of fill or excavation in the Rural 5 zone is 100m3/ha with a maximum depth of fill or excavation of 0.5m.
The proposed quarry will exceed both the volumes and depths with excavation in the order of
70,000m3/ha and a proposed quarry depth of 7m.
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· Development Standard 11-1.3.3 Noise Control - Any activity which does not comply with any relevant
development standards specified in Table 1 shall be a discretionary activity, with the exercise of the
Council's discretion limited to matters related to noise.  The proposed quarry activity will not comply
with the relevant development standards at the boundary with a number of neighbouring properties.

· Development Standard 13-2.2.16 Surface of Parking and Loading Areas - The surface of all parking,
loading, and associated access areas shall be formed, sealed and drained and parking spaces
permanently marked.  Parking areas associated with the activity will not be formed, sealed and
permanently marked.

· Development Standard 13-2.3.3 Length of Vehicle Crossings - The maximum length of a vehicle
crossing shall be 9m.  The proposed heavy duty rural vehicle crossing will exceed 9m.

· Development Standard 13-2.3.4 Minimum Distance between Vehicle Crossings - For sites with
frontage to a road where the speed limit is 100km/h, the minimum spacing between successive
accesses shall be 200 metres.  The spacing between the existing and the proposed accesses on the
application site is 70m from (centre to centre).

· Development Standard 13-2.3.8 High Traffic Generators - Any activity on a site which generates more
than 250 vehicle trips per day shall be a discretionary activity with the Council's discretion limited to
matters associated with vehicular access.  It is estimated the activity may generate up to 412 vehicle
trips per day.

Note: Because of the nature of the activity (being a quarry), the transport standards in regard to parking are
generally not appropriate to be considered as a non-compliance and I am of the opinion that it would be
unreasonable for the Council to consider them as such. The site is considered large enough to be able to
accommodate all parking associated with the quarry. Generally, the same type of consideration should be given
in regards to Rules 13-2.2.1 to 13-2.2.8 and 13-2.2.13.

Proposed Christchurch Replacement District Plan

Stages 1 and 2 of the Proposed Christchurch Replacement District Plan were notified on 27 August 2014 and 2
May 2015, respectively.  Decisions on ‘Strategic Directions and Strategic Outcomes’ and three other priority
chapters were notified on 5 March 2015, however none of these chapters contain rules that are relevant to this
application (in respect of section 86B of the Resource Management Act).

National Environmental Standard (Managing Contaminants in Soil to Protect Human Health) (NES)

The NES controls soil disturbance on land where an activity on the Hazardous Activities and Industries List
(HAIL) is being carried out, has been carried out, or is more likely than not to have been carried out.

Environment Canterbury and Council records indicate that the application site has not been used for an activity
on the Hazardous Activities and Industries List (Ministry for the Environment) therefore the NES does not apply.

Adverse effects of the activity on the environment [Section 95A]

As a non-complying activity the Council’s assessment is unrestricted and all actual and potential effects of this
proposal must be considered.  Relevant guidance is contained in the reasons for the rules breached and the
relevant assessment matters as to the effects that require consideration.

Having regard to this planning framework and the written approvals obtained by the applicant, I consider that
the adverse effects of the proposal on the environment relate to:

· Noise
· Traffic
· Visual amenity and landscape
· Dust
· Rural character
· Ecological values

· Loss of versatile soils and productive
potential

· Impacts on historic Tiptree Cottage
· Impacts on groundwater
· Impacts on electricity transmission assets
· Impacts on airport operations

Comparison with adverse effects of permitted activities (Section 95D(b))

Prior to undertaking an assessment of the effects of this proposal it is appropriate to consider what could be
established on the site as a permitted activity.  In my opinion there is no reason why the discretion available
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under Section 95D(b) of the Act to disregard the adverse effects of permitted activities should not be exercised
in this case.

A complying rural activity could be carried out on the application site.  Such an activity could involve agricultural,
horticultural or pastoral farming, the boarding or training of animals, forestry or an outdoor recreation activity.
Permitted site coverage for these activities could involve up to 6000m2 of buildings and impervious surfaces
(shade houses, tunnel houses and glass houses are excluded from site coverage calculations provided that
they are not located over an impervious surface), with buildings set back 15m from the road boundary and 10m
from internal boundaries.  The maximum height of permitted rural buildings would be 9m.  Traffic generation for
a permitted rural activity would be limited by the high traffic generator rule to 250 vehicle trips per day (although
it is noted that permitted rural activities on the site would be unlikely to generate that level of traffic).

In addition to the above rural activities, a small scale non-rural or ‘other’ activity would be permitted to operate
from the application site, subject to a limit of 100m2 for buildings, impervious surfaces and outdoor storage
associated with the activity.  The other activity could operate on its own or in conjunction with a rural activity
provided the total site coverage did not exceed 6000m2.  The maximum number of vehicle trips to a site per day
for other activities is limited to 100.

Noise

Noise is a matter which is a key element of amenity values.  Excessive noise is one of the environmental
indicators that is most commonly recorded in complaints about adverse effects of activities.  Control is required
to ensure that activities do not create noise which disturbs enjoyment of residential properties, sleep, the use of
public places, intrudes into the natural environment, or is of such a level that it is injurious to health.  The Rural
5 Zone is considered a Group 1 (most noise sensitive) zone, in recognition of the level of amenity anticipated in
this zone.  The proposed quarry and cleanfill activity will not comply with the City Plan daytime noise limits at
the boundaries of the application site.

As part of the proposed activity, noise will be generated from a number of sources including the construction of
bunds, the excavation of material, crushing, screening and processing aggregate and demolition concrete,
heavy vehicle and other traffic and other activities associated with quarrying.  Activities on site will take place
between the hours of 0700 to 1800 Monday to Friday and 0700 to 1300 on Saturday and no activities will take
place on Sundays or public holidays.  I note that it is not proposed to operate the quarry at night, therefore the
City Plan’s night time noise standards will not be breached. Accordingly, the below assessment only relates to
the Plan’s day time noise standards.

The applicant has submitted a noise assessment as part of their application (Appendix 1). This assessment
was prepared by Marshall Day Acoustics (MDA). The assessment was subsequently peer reviewed by Mr
William Reeve of Acoustic Services Limited (AES) and his memo is attached as Appendix 1 to this report.

Mr Reeve considered the assumed sound power levels for quarry equipment to be acceptable and the
modelling of these, in terms of duration of operation and location of equipment, to be conservative
representations of the operation of the quarry site.  Mr Reeve notes in his memo:

On the whole, the predicted noise levels appear reasonable and the predicted noise levels at dwellings
are less than 50 dB LAeq which complies with all guidance as to the protection of amenity during
daytime (for example, World Health Organisation and NZS6802 guidance). However, MDA have also
identified areas on non-compliance with the City Plan noise standards at the boundaries of adjoining
sites which contain dwellings. There are also areas of non-compliance shown over other rural sites.

Mr Reeve concurred with the MDA assessment that with the volume of truck movements stated, if trucks will be
required to access the site from Pound Road, then traffic noise levels received at the worst affected dwelling
(117 Savills Road), will be acceptable.  He also agreed that the predicted noise levels at 25 Savills Road during
bund formation would achieve compliance with the construction noise standard (NZS6803:1999), noting that
these levels will be up to 68 dB LAeq for a brief period time.  However Mr Reeve went on to note that
compliance with the construction noise standard does not mean that noise effects would be insignificant.

Mr Reeve went on to conclude the following:

On the whole, the predicted noise levels appear reasonable and the predicted noise levels at dwellings
are less than 50 dB LAeq which complies with all guidance as to the protection of amenity during
daytime (for example, World Health Organisation and NZS6802 guidance). However, MDA have also
identified areas on non-compliance with the City Plan noise standards at the boundaries of adjoining
sites which contain dwellings. There are also areas of non-compliance shown over other rural sites. We
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appreciate for some of these sites, the noise effects may not be realised (for example some may never
be used for residential or noise sensitive rural purposes during the lifetime of the quarry).

Mr Reeve also made the following conclusions:

· "The predicted levels of operation noise associated with the quarry under worst-case conditions will not
exceed 50 dB LAeq at the notional boundary of any existing dwellings.

· Construction noise levels will comply with the NZ6803:1999 at the 25 Savills Road (and at all other
existing dwellings) during bund formation.

· The predicted levels are actually not expected to be experienced for much, if any of the time, due to the
conservatisms in the predictions and underlying assumptions.

· An appropriate condition requiring noise monitoring is proffered in the MDA report, which will verify that
noise levels will not exceed 50 dB LAeq at any dwelling to the west of the site

· Based on the MDA modelling, non-compliance with the City Plan noise limits is expected at the
boundary of the following sites (sites which currently appear to contain dwellings are shown in bold).

§ 25 Savills Road (west)
§ 40 Conservators Road (west)
§ 70 Conservators Road (west)
§ 891 Pound Road (north)
§ 150 Conservators Road (north) [Note: this address should read 151 Conservators Road; 150 does

not exist]
§ 71 Savills Road (east)
§ 95 Savills Road (east)
§ 117 Savills Road (east)
§ 125 Savills Road (east)
§ 715 Pound Road (south)
§ 48 Pound Road (south)"

The properties listed above are shown on the aerial photo in Figure 2 below, with the addresses in bold being
shaded pink on the aerial photo.  I note that neither MDA's nor Mr Reeve's assessments discuss the dwelling at
63 Savills Road (Tiptree Cottage) however the noise contour information shows non-compliance with City Plan
noise standards at the boundary of this site.  I assume this is an oversight due to the acoustic experts believing
that property to form part of the application site.  I have discussed this with Mr Reeve and he has confirmed this
and advised that 63 Savills Road should be added to the above list.

Figure 2: Location of properties at which City Plan noise standards will be exceeded

I accept Mr Reeve's advice in regards to the predicted noise levels and compliance with relevant WHO and
NZS guidelines at the notional boundaries of surrounding dwellings.  I do however note that the City Plan does
seek compliance with noise standards at the boundary of the application site.  Despite the fact that the noise
levels may comply with health regulations, this does not mean that the noise levels will be inaudible or
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unnoticeable.  Adjoining neighbours could reasonably expect to experience noise levels in compliance with the
City Plan standards and at levels likely to be generated by permitted rural or 'other' activities.  It is difficult to
envisage a permitted activity on the site which would generate similar levels of constant noise to that produced
by a quarry and cleanfill operation over a period of 35 years.  For this reason, I consider that noise impacts on
some adjoining properties at which there is a non-compliance with City Plan standards can be regarded as at
least minor, notwithstanding noise levels may be within acceptable health guidelines.

The properties that Mr Reeve has highlighted in bold all contain residential dwellings.  I consider that the
adverse noise effects of the quarrying activity on these properties can be considered to be at least minor.  To
this list I would also add the property at 63 Savills Road containing Tiptree Cottage which is to be surrounded
on three sides by the quarry activity.

In terms of the remaining properties which do not contain residential dwellings, I note that Christchurch
International Airport Ltd (CIAL) owns two properties to the east of the application site (at 71 and 95 Savills
Road) in the Rural 5 zone and the property to the north at 819 Pound Road which is zoned Rural 6.  None of
these properties are large enough to accommodate a dwelling as a permitted activity and I note that the vast
majority of 819 Pound Road is within the 65 dBA Ldn/95 SEL dBA air noise boundary within which residential
units are a prohibited activity.  The other property directly to the north of the application site is 151
Conservators Road, owned by Christchurch City Council, zoned Rural 6 and containing an ecological heritage
site.  None of these properties are likely to have a residential unit constructed on them at any point in the future
and are not available for public access.  Consequently I consider noise effects on these properties to be less
than minor.1

Regarding the properties to the south, the site opposite the application site is a large 311 hectare site owned by
the regional council which extends west for approximately 3.4kms from Pound Road opposite the airport
runway.  While this site is large enough to potentially accommodate a number of residential units, I consider the
likelihood of this to be low and correspondingly consider any adverse noise effects on this land to be less than
minor.  I also consider any adverse noise effects on the cleanfill site at 48 Savills Road to be less than minor.

Traffic

The proposed gravel quarry will generate significant amounts of heavy vehicle traffic which will enter and exit
the site via a new vehicle crossing centrally located on the road frontage.  Heavy vehicles leaving the site will
be limited to turning left onto Savills Road and travelling north-east to the Savills / Pound Road intersection.
Vehicles arriving at the site will also utilise the Savills / Pound Road intersection and travel south-west along
Savills Road, turning right into the site.

The proposal triggers the Rural 5 vehicle generation rule which limits the number of vehicle trips for 'other
activities' to 100 per day.  The Plan notes that the number of vehicles visiting any site can serve as an indicator
of the intensity of use of that site and the associated environmental effects on roads and other activities in the
vicinity.  The rule applies only to non-rural activities to ensure that only those activities of a scale appropriate in
a rural environment may establish as of right.  The rule is aimed at the protection of neighbours' amenities from
excessive traffic movement, and of the safety and efficiency of the highway network.  Further, the general ‘high
traffic generator’ rule is triggered by the proposal, as traffic movements will exceed 250 per day.

The applicant has supplied a traffic assessment from Traffic Design Group (TDG) (Appendix 2 to the
application) and this assessment has been peer reviewed by Mr Mike Calvert, a Council Transport Network
Planner.  Mr Calvert's memo is attached as Appendix 2 to this report.

Mr Calvert noted that the current daily traffic flows on this part of Savills Road are less than 250 vehicles per
day and therefore the additional 300 - 400 heavy vehicle trips proposed by the applicant will result in a
substantial increase in traffic on this section of Savills Road.  Savills Road currently has a legal road corridor
width of 20m and a sealed carriageway width of approximately 5.7m.  TDG were of the opinion that the
increased volumes will have a negligible effect on the safe and efficient operation of Savills Road.  Mr Calvert,
however, disagreed with this assessment stating the following:

"Austroads Guide to Road Design Part 3 - Geometric Design, specifically recommends not using a road
width between 4.5 to 6.0 metres as it may lead to head-on crashes. It further recommends that for
traffic volumes between 500 to 1000 vpd (particularly where there are high volumes of heavy vehicles)
that the minimum sealed width should not be less than 7.2 metres to enable adequate width for

1 Notwithstanding that the airport company (in its capacity as owner of 71 and 95 Savills Road and 819 Pound Road) is not considered
adversely affected by noise from the proposal, I note that the section below on effects of the activity on airport operations does conclude
the airport is an affected party and the recommendation is that the application be notified to CIAL.
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vehicles to pass each other. This width is the absolute minimum recommended by Austroads and I
consider that, given the high volume of trucks that will be using this section of rural road the width
should be increased to provide for 3.5 metre lanes plus 0.5 metre shoulders (total sealed width of 8.0
metres) plus a hard (unsealed) shoulder of 0.5 metres. This will ensure that there is adequate width for
trucks to pass each other safely without being required to drive off the sealed road creating safety and
future maintenance issue."

Mr Calvert further noted:

"Whilst the intersection of Savills Road with Pound Road has been upgraded to a standard that will
safely and efficiently cater for the types of heavy vehicles to be used in conjunction with the quarry the
rest of the road has not been upgraded and I consider that the current form of Savills Road is not
designed to cater for the increase in heavy vehicles. In my opinion, Savills Road in its current form is
not suitable to provide safely and efficiently for the extra 350 to 400 vehicle trips, most of which will be
heavy vehicles. The narrow formation will not enable heavy vehicles to pass safely and would lead to
safety issues and also lead to deterioration of the asset as the road edges deteriorate due to vehicles
driving over the edges of the road as they pass each other. In order to mitigate the adverse traffic
effects of the extra trucks the road would need to be widened as discussed in the body of this Memo to
provide two widened traffic lanes and shoulders."

Mr Calvert recommended a condition be applied to any consent granted to require Savills Road to be widened
as he has outlined from the site accessway to the intersection of Pound Road.  However given that proposed
conditions are not able to be taken into account when making a notification decision, for this mitigation measure
to be taken into account, the applicant would need to accept the need for the road upgrade and adopt this
measure as part of their application.  After some discussion, the applicant has agreed to this requirement and
advised that the application is to be amended to include the road widening at the cost of the applicant. It is
noted that there is another proposed quarry at 21 Conservators Road which will be subject to a similar road
widening requirement and, should both consents be granted, there may be an opportunity for the consent
holders to come to a cost-sharing arrangement.

With respect to the site access and any impacts on the performance of the Savills Road / Pound Road
intersection, Mr Calvert made the following comments:

"The applicant proposes to widen Savills Road at the single property access to provide for the heavy
vehicle movements into and out of the property in line with the NZTA Planning Policy Manual (PPM)
Appendix 5B. I consider that this is an appropriate design standard for the access, but note that there
appears to be a discrepancy in the measurement of the length of the widening shown in the application
(40 metres vs 50 metres) relative to that recommended in the PPM.

The applicant is also proposing to seal the access into the site which will assist in preventing gravel
and debris being carried out onto the public road. I also agree with the proposed setback for the
gateway to enable large vehicles to stop clear of the carriageway if it is closed when the truck arrives at
the site.

I agree with the development of a heavy Vehicle Traffic Management Plan (TMP).

The applicant's traffic consultant has also provided a SIDRA analysis for the intersection of Savills
Road with Pound Road and I accept that the extra traffic volumes generated by the proposed quarry
will not adversely affect the safety and efficiency of this intersection."

I accept Mr Calvert's assessment of the effects of the proposal on the safety and efficiency of the surrounding
road network.  I consider the amendment to the application to allow for road widening will adequately mitigate
safety concerns regarding the increased volume of heavy vehicle traffic.

In addition to safety and efficiency concerns the City Plan also notes that increased vehicle traffic, in particular
heavy vehicle traffic can have associated amenity effects, including increased noise, dust, vibration, fumes and
inconvenience related to increased waiting times for turning into and out of a neighbouring property.  Adjoining
properties may be affected by increased heavy vehicle traffic movements in excess of those anticipated by the
Plan.  In this instance I consider that the increased heavy vehicle traffic has the potential to have at least minor
effects on the rural-residential property to the east of the application site at 117 Savills Road.  Given the
apparent low levels of activity on the CIAL and ECan land opposite and to the east of the application site (718
Pound Road and the CIAL properties accessed from Savills Road to the east of the application site) and the
very limited potential for residential units to be established on these sites, I consider any adverse effects on
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these properties from increased vehicle movements on Savills Road to be less than minor.  I also consider any
traffic related adverse effects on the Grant Brothers cleanfill site (48 Savills Road) to be less than minor.

Visual Amenity and Landscape

In the general zone description for the rural zones, the City Plan explains that the maintenance of primary
production and of rural amenities is a desired outcome in the rural zones generally. Amenity values generally
relate to an area’s landscape and visual amenity values, but also other matters such as noise and air quality.

Permitted levels of site coverage for other activities are controlled under the City Plan and the reason for the
site coverage rule explains that site coverage controls are an important tool for protecting the potential of rural
land to be used for rural activities.  If land is covered by buildings or impervious surfaces its potential to be used
for rural purposes is denied.  Site coverage controls are also important to ensure the protection of visual
amenity and the landscape character of rural sites.  It is noted that site coverage rules for non-rural activities
have been set at a significantly lower level than for rural activities, in order to discourage such uses being large
scale without assessment through a resource consent process.

The Rural 5 zone, which surrounds most of the Christchurch International Airport (CIAL), is characterised by a
mix of rural activities, airport operations and some non-rural activities including several quarries.  The visual
and landscape effects of the proposal within this setting have been assessed by Mr Hayden Stark of
Xteriorscapes Ltd on behalf of the applicant and his report has been peer reviewed by Jennifer Dray, a Council
Senior Landscape Architect.  Ms Dray's report is attached as Appendix 3 to this report.

Mr Stark described the existing character of the site and surrounding area noting that, as an area modified for
rural activities, the naturalness of the area is low but that "rural character prevails, and despite the presence of
buildings, the vegetative open space that characterises the rural area still dominates."  Mr Stark listed the
aspects of the proposal which will have landscape and visual effects on page 8 of his report.  These include:
the quarry pit; vehicle access road; 3m high earth bunds; retention of existing shelter belts on internal
boundaries; processing plant; stockpiles of crushed and screened gravel, unprocessed gravel and crushed
concrete; machinery including trucks and loaders; and backfilling the site with cleanfill and regrassing.

The applicant proposes to screen the quarry activity by retaining the large established shelter belts on the
western, eastern and southern (road) boundaries.  These shelter belts are described in Mr Stark's report as
follows:

· "Mature eucalypt and macrocarpa in shelter-belts on eastern boundaries
· Mature pine and semi mature wattle in shelter-belts on the western boundary
· Mature macrocarpa shelter-belt on the southern boundary."

It is proposed to supplement this existing vegetation with 3m high, 15m wide earth bunds formed on the inside
of the shelter belts.  Mr Stark considered that, given the visual screening provided by the existing shelter belts
and proposed bunding, adverse visual effects on adjoining neighbours and road users will be avoided.  Despite
this, in his report conclusion Mr Stark went on to say that effects on adjoining neighbours would be no more
than minor.  He noted that views will be available into the site via the proposed accessway, however he
considered these would be minimal.  Mr Stark considered that adverse effects on the landscape as a result of
quarrying would be temporary and, following rehabilitation, would be less than minor.

Ms Dray reviewed Mr Stark's landscape assessment and the application documents.  Ms Dray's opinion on the
proposed visual and landscape effects of the proposal is succinctly summarised in her report conclusion which
for convenience I have reproduced here:

· In terms of affected neighbouring landowners, there is generally an established shelter belt on all
perimeter boundaries shared with these properties. In addition, 3m high grassed bunds are proposed to
line these boundaries adjacent to the shelter belts creating a double line of visual mitigation. I have
recommended that this bund is extended the full length of the western property boundary to ensure that
visual mitigation remains should the existing shelter belts fail. This won't be necessary on the eastern
CIAL boundaries as residential building is a restricted activity in these areas.

· In my opinion, if visual mitigation is provided for quarrying activities in accordance with the
recommended conditions of consent as above, the visual effects of this proposal during the 35 year
duration of the extraction and rehabilitation process will be less than minor on the neighbouring
affected properties. There will be a less than minor effect in terms of visual amenity on the northern
boundary shared with the grasslands zone, as this area is not publically accessible.
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· In terms of visual effects for users of Savills Road, I am confident that the proposed earth bunding
combined with the existing shelter belts and tree planting on the road frontage will provide good visual
screening and the new haulage road is indicated on the application plans as approximately 6m in width.
I consider the visual effects of this proposal from the Savills Road frontage will be less than minor.

· In terms of landscape character and [sic], the quarrying activity will have a lasting effect on the
landform of the site. However the permanent change to the landform will have an effect on landscape
character that is no more than minor. In terms of cumulative effects, I would also consider these effects
no more than minor.

Overall, Ms Dray has concluded that adverse visual effects of the proposal for adjoining neighbours to the east
and west will be less than minor due to the relatively high level of visual screening afforded by the existing
shelter belts in combination with the earth bunds.  She considers the effects on the adjoining sites to the north
to be less than minor without screening due to the lack of public access and very low level of activity in this
area.  She was of the opinion that visual effects when viewed from Savills Road (and accordingly from sites on
the opposite side of Savills Road) would also be less than minor.

One of Ms Dray's primary concerns relates to the permanent change to the landform which results from the
excavation of quarry pits, noting that it is unlikely that a 25 hectare quarry could ever be fully backfilled.  I also
consider it potentially unrealistic to suggest that the applicant will be able to source the approximately 1.75
million cubic metres of suitable cleanfill required to fully backfill a site of this size, particularly given the number
of other sites accepting cleanfill within the greater Christchurch region.  I accept that while excavation is
occurring it makes sense from a business point of view that trucks arriving to pick up aggregate will also drop
off a load of cleanfill, however after the 15 year timeframe for extraction has ceased, it is likely to become more
difficult to source cleanfill for the remaining 20 years of the consent.

In terms of landscape character Ms Dray concluded that the adverse effects in terms of landscape change from
this particular proposal will be no more than minor.  She also had regard to the combined landscape and
landform impacts of this and the other two proposed quarries in the area (at 21 and 81 Conservators Road).
Ms Dray stated:

"In my opinion, cumulatively and over time, the landscape and visual amenity of this area is being eroded by
these developments, regardless of whether all these quarries can be viewed from one standpoint or not. The
combined and cumulative effects of newly proposed quarries in Rural zoned land is beginning to have an
impact which I would class as minor."

I note that these effects in terms of permanent landscape change are effects on the wider environment, rather
than effects which fall directly on any one or more parties.

In her report Ms Dray also discussed impacts of the proposal on the landscape as it relates to the heritage
setting of Tiptree Cottage.  These effects are discussed in the section of this report dealing with effects on
heritage values.

I accept Ms Dray's assessment and her advice on the visual amenity and landscape effects of the proposal.  I
concur with her assessment that the visual effects for adjoining neighbours will be less than minor and the
effects on the wider landscape from landform change will be minor.

Dust

Quarrying has the potential to generate dust and dust discharges have the potential to cause nuisance effects
and health impacts, particularly for neighbouring sites.  Along with noise impacts, dust effects can be the most
objectionable quarrying effects experienced by surrounding neighbours.  Dust emissions can occur from the
removal of topsoil, forming of bunds, excavation of aggregate, processing of aggregate and demolition
concrete, from stockpiles, from the movement of machinery, deposition of topsoil, and site rehabilitation.

Control of discharges to air and the impacts of activities on air quality are primarily the responsibility of the
Regional Council.  It is noted that the applicant has applied for a discharge consent from ECan to discharge a
contaminant to air (CRC153917) and this consent is currently being processed.  Mitigation measures as
detailed in the applicant's consent applications to ECan include:

· Retention of existing perimeter shelter belts
· The use of a water cart to dampen working areas, haul roads and stockpiles during dry weather
· Limiting vehicle speed to 20km/hr within the site
· Trucks leaving the site will be appropriately loaded and covered
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· Topsoil stripping, stockpiles and forming of bunds will be undertaken when soil moisture levels are
sufficient to avoid dust generation, and then re-vegetated as soon as practicable

· The quarry areas will be developed and rehabilitated as soon as practicable
· Stockpiles of processed aggregate and crushed concrete will be located in the floor of the quarry
· Working in stages to minimise the area of land exposed at any one time
· Once quarrying is within 250m of an existing residential unit, ceasing operations when wind speeds

meet a specified level

An assessment of dust impacts has been undertaken by ECan planner Hannah Goslin who has concluded that,
taking into account the mitigation measures proposed by the applicant, the adverse dust effects of the proposal
will be minor for all properties within 250m of the application site (report attached as Appendix 4 to this report).
Ms Goslin has recommended that all properties within 250m of the application site boundary be notified on the
basis of dust effects.  These properties are listed in Appendix A and indicated on the map in Appendix B to Ms
Goslin's report.  They are as follows:

· 40 Conservators Road
· 70 Conservators Road
· 90 Conservators Road
· 100 Conservators Road
· 118 Conservators Road
· 151 Conservators Road
· 15 Savills Road
· 25 Savills Road
· 48 Savills Road
· 71 Savills Road
· 95 Savills Road
· 117 Savills Road
· 125 Savills Road
· 371 McLeans Island Road
· 735 Pound Road
· 891 Pound Road

In addition to these properties, Ms Goslin has also identified Christchurch International Airport Ltd and
Transpower (NZ) Ltd as adversely affected by dust effects.  As ECan is the body with primary responsibility and
expertise in assessing effects on air quality I accept Ms Goslin's assessment of the dust effects and concur with
her conclusion that dust effects are likely to be at least minor for properties within 250m of the site.  Dust
impacts more specifically on the ecological heritage site to the north of the application site, on the international
airport and on the Transpower electricity transmission assets are also discussed in following sections of this
report.  With respect to the parties identified above I note that 63 Savills Road (the Tiptree Cottage site) is also
within 250m of the application site and should be added to the above list.

Rural Character

Rural character can be defined as the distinctive combinations of qualities which make an area ‘rural’ rather
than ‘urban’, that give an area its "rural look and feel".  The elements that create this include the dominance in
the landscape of natural or exotic vegetation and primary production regimes.  Most importantly there is
predominance of open space and plantings over buildings and other aspects of the built environment.  The
impacts of non-rural activities on rural character are primarily visual but also extend to include the nature and
scale of the activity, including the amount and type of vehicle traffic generated and other effects such as noise,
vibration and dust, which could be greater than or different to those generated by rural activities.

The visual, traffic, noise and dust related effects of the proposal are discussed in separate sections of this
report.  Bringing all of these effects together gives a sense of the proposal's impact on the rural character of the
area.  Noise from excavation and processing at the quarry, although assessed as meeting City Plan standards
at the notional boundary of the dwelling, will still be audible for surrounding neighbours.  Although dust impacts
can be controlled, they will never be avoided entirely. High levels of heavy vehicle traffic will be generated by
the activity.  These effects will be more or less constant for the 15+ year operational phase of the quarry and, to
a lesser extent, during the further 15-20 years of cleanfill operations.

In effect, the proposal seeks to locate a heavy industrial activity in a rural area.  I acknowledge that the
receiving environment can not be considered a pristine rural environment, being influenced by noise from
aircraft operations at the international airport to the east.  However despite this, the rural area in the vicinity of
the site is pleasant with a reasonable level of rural amenity and, particularly in the immediate vicinity of the
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application site, is primarily retained for permitted rural activities.  The exception to this is the Grant Brothers
cleanfill site at 48 Savills Road, a former quarry where excavation ceased some years ago and consented
cleanfilling occurs at a relatively low level.  Another former quarry and cleanfill site previously operated by Isaac
Construction is located approximately 400m to the north of the application site, however quarrying has been
completed and this site has now been on-sold to a company which is seeking to operate a landscaping
business from the site (resource consent has not been granted for this).

I consider that the combination of traffic, noise, dust and visual effects from the proposed quarry operation over
such an extended period of time have the potential to have adverse effects on rural character which can be
considered at least minor and potentially more than minor for adjoining rural-residential neighbours.  I would
also consider the ECan land to the south of the application site to be affected in a minor way by the
combination of traffic, dust and noise effects, as it is not known what the future plans for or usage of this large
area of land may be and therefore difficult to conclude with any certainty that effects are less than minor on that
property.

Ecological Values

The proposed quarry site adjoins two sites immediately to the north of the application site at 151 Conservators
Road and 891 Pound Road, which are owned by the Christchurch City Council and Christchurch International
Airport Ltd respectively.  These sites are zoned Rural 6 (Grasslands) and contain Ecological Heritage Site 1.33,
which comprises ecologically significant Danthonia grassland.

The applicant's landscape architect has noted in his report:

To the north of the application site are the Rural 6 Grasslands zone and Ecological Heritage Site 1.33.
The Rural 6 zone has been specifically identified in the City Plan in recognition of two factors. The first
of these is the significance of areas of indigenous grassland and shrub vegetation of unique ecological
significance in Canterbury, and especially in the Christchurch area. It is relatively unmodified.
Secondly, the area is largely an open and expansive landscape which, although subject to some
modification, would have been typical of the plains environment prior to its settlement.

The landscape of Christchurch has been highly modified from its original natural state by rural and
urban development. Nature in Christchurch is now represented by still diminishing, small and often
isolated fragments of its former biological diversity. The Ecological Heritage Sites are given protection
under the City Plan in order that a representative sample of Christchurch and Canterbury nature is
maintained for future generations and for their own intrinsic worth.

Many of these remnants are among the best remaining examples of their type on the Canterbury
plains. Ecological Heritage Site 1.33 is a remnant of the indigenous grasslands and kowhai woodlands
unique to the Canterbury plains.

Advice on the impacts of the proposal on the ecological heritage site (EHS) has been sought from Mr Trevor
Partridge, a Council Botanist.  Mr Partridge made the following comments about the EHS:

"At the western end of the boundary with the proposed quarry there is a protected kowhai (Sophora
microphylla) some 23m north of the property boundary. It is a superb specimen in an area that has
been fenced off.

…

Adjacent to the boundary there has been an experiment set up with a whole lot of plantings and seed
trials undertaken in a fenced area with some 90 protected subplots. You can see them clearly on
Webmap. Establishment in these has been very poor except for a few kowhai plants.

Further along to the east there is a caged specimen of the rare Canterbury Plains tree daisy, Olearia
adenocarpa. This plant has been caged to protect it from grazing and is only 10.7m from the boundary
fence. This species has a Threatened Species category of Nationally Critical, the highest threat rating
that any living plant species can receive.

Those plants and some others of note in the grassland are all within both the park and the Ecological
Heritage Site, the proposed quarry is completely outside. The proposal has a buffer of 10m from the
fence which I presume includes the water race and the willows along its margin. That is probably going
to be sufficient to protect the values of the EHS, including the two plants listed above."
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Mr Partridge initially had some concerns as he believed a water race was located along the northern boundary
of the application site and that the proposal may result in this race being located further towards the EHS,
which could result in the encroachment of non-dryland species into the dryland savannah to the north.
However, I have checked on the Council's GIS system and out on site and, although it looks like the northern
boundary once followed a waterway (given the irregular shape of the boundary) and there is a slight depression
where water perhaps once flowed, I have been unable to find anything resembling a waterway or water race
along the northern boundary.

Clarification has been sought from the applicant who has advised that there is no water race along the northern
boundary and it is likely that the depression in the ground is an historic ground surface feature remaining from a
time when the area formed part of the Waimakariri floodplain (prior to the installation of flood protection works
in the 1920s).  Hence there will be no relocation of any waterbody on the application site and the proposal will
not result in additional moisture and associated non-dryland plant species entering the EHS in the manner
outlined by Mr Partridge.

Mr Partridge has also given advice regarding the impacts of dust on the EHS noting the following:

"The surface soils of the Canterbury Plains are derived from wind-blown dust (loess) originating in the
mountains and hills inland, and blown east by the dry north-westerly winds. Essentially this is dust. This
fine material would have been deposited on the dryland savannah areas such as McLeans Island
where the only trees were the scattered individuals of kowhai that we see there in some places as
remnants today. So, for the native plants of these areas, dust was a constant and important part of the
environmental conditions. They have adaptations that ensure dust does not cause problems to their
leaves, indeed some actually have characters that suggest they would deliberately try to capture some
of that dust, after all it is likely to be loaded with nutrients.

So, while dust may become a problem to people in this situation, it will be of no concern to the plants.
There are vegetation types that I would not like to see dust additions occur within, but this is not one of
those."

I further note that the EHS is not open to the public or easily accessed by members of the public.  Despite
some of the land comprising the EHS being in Council ownership (with the remainder owned by CIAL), it does
not function as a recreational reserve or park.  For these reasons, and taking into account the advice of Mr
Partridge, I consider any adverse effects on the adjoining ecological heritage site and the Rural 6 (Grasslands)
zone to be less than minor.

Loss of Versatile Soils and Productive Potential

As outlined above, the reason for the site coverage limit for ‘other activities’ also includes protecting the
potential of rural land to be used for rural activities, noting that if land is covered by buildings or impervious
surfaces its potential to be used for rural purposes is denied.

The zone description for the Rural 5 zone notes that soils in this zone are of varying versatility, stating that
those soils to the north and west of the airport tend towards being drier. The purpose of the zone is primarily
the continuation of primary production while managing land uses to avoid compromising airport operations.

Volume 2, Policy 2.1.1 of the City Plan relating to versatile soils contains a soils map which indicates that,
notwithstanding the comments in the Rural 5 zone description, the site is located in an area containing Class I
and Class II soils under the Land Use Capability Classification System  or Class V1 and V2 under the Potential
Horticultural Versatility System. These are soils that are suitable for a variety of agricultural and horticultural
uses.

This is confirmed by information from the Canterbury maps website (www.canterburymaps.govt.nz) which
indicates that the soil types on the application site are as shown in Figure 3 below, which can be described as:

· GREEN = Waimakariri moderately deep silty loam (40%), Waimakariri moderately deep silty loam
(40%), Waimakariri moderately deep loam (20%).  Silty texture, well drained, Moderately deep (45-100
cm).

· RED = Rangitata shallow sandy loam (50%), Rangitata shallow sandy loam (35%), Rangitata shallow
sandy loam (15%).  Sandy texture, well drained, Shallow (20-45 cm)
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Figure 3 - Soil type on application site

Source - Canterbury Maps website - http://canterburymaps.govt.nz/AdvancedViewer/?webmap=5ada91fd013742c0924d4935ac475a70

The soil type indicated in green on Figure 2 would be considered the more versatile of the two soil types on the
application site.  A further indicator of soil versatility is the profile available water or PAW value.  The Landcare
Research Soil Map Glossary defines PAW as:

"The amount of water potentially available to plant growth that can be stored in the soil to 100 cm
depth. PAW takes into account variations in soil horizons and is expressed in units of millimetres of
water, i.e. in the same way as rainfall. A PAW of 100 mm implies that 10% of the soil volume is water
available to plants. Low PAW is <60 mm, moderate is between 60 and150 mm, and high is ≥150 mm."2

The ECan Soil PAW List3 indicates that the PAW value for Waimakariri deep and moderately deep silt loam is
150mm which is considered high.

I note that the above information on soil type and versatility conflicts with the application document which states
on page 6 of the AEE:

"Soils mapped on the site are Waimakariri deep fine sandy loam and Selwyn shallow sandy loam.
These soils are a maximum of 60 cm deep, have low water retention capability, and are susceptible to
drought, and wind erosion under cultivation.

Land Use Capability Classification for the land is Class IVs6. Such land has severe physical limitations
to arable use."

The AEE does not clarify where this soil information was obtained.  I rely on the information above sourced
from the Landcare Research Canterbury Soil Information layer on the Canterbury Maps website and the ECan
Soil PAW list to conclude that approximately two thirds of the application site (that shown in green on Figure 2)
contains versatile soils, with a depth of between 45 - 100cm.

In terms of the effects of the proposal on versatile soils, the quarry activity would involve the stripping of topsoil
to be stored in bunds around the site.  This topsoil will then be reused in the rehabilitation of the site and the

2 http://smap.landcareresearch.co.nz/glossary
3 ecan.govt.nz/publications/General/SoilPAWList.pdf
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site will be re-grassed and returned to a pastoral land use.  The applicant has stated that this "will ensure that
the soil resource is protected while gravel extraction is taking place and then restored to its pre-quarry state"
noting that the site "will be rehabilitated and restored for agricultural production to ensure that soil quality and
the productive capability of the site is maintained in the long term".

Provided the topsoil is stored correctly, to prevent degradation and erosion losses, the quarrying activity should
not in theory result in the loss of versatile soils.  However, in the City Plan explanation for Policies 13.1.9 and
13.1.10 (which address mineral extraction activities in Rural zones) it is noted that "it is difficult to restore any
soil cover to its original character and versatility" following quarrying.  At least some of the application site and
the adjoining rural sites appear to have been used for the growing of crops, although the land may be more
suitable to be used for grazing purposes once quarrying and subsequent rehabilitation has taken place.

In terms of the productive potential of the land, the 26.7 hectare site will not be used for productive purposes
over the 35 year duration of the consent.  Following excavation, it is proposed to backfill the site to restore the
land surface to original levels as far as practicable, although given the area of excavation (25 hectares) it is
unlikely that the site will ever be completely filled.  It will however be possible to batter the slopes of any
remaining quarry pit area to a slope which would be suitable for animals to graze.

As the use of the site for productive purposes (most likely the grazing of animals) could continue once the
quarry activity has finished, I consider that the effects resulting from the loss of versatile soils and loss of
productive potential will be temporary (albeit long term) in nature and will be no more than minor.

Impacts on Historic Tiptree Cottage

Activities and earthworks proposed to be carried out on the application site in close proximity to the site at 63
Savills Road have the potential to have adverse effects on the City Plan Group 2 listed heritage building known
as Tiptree Cottage (a Category 1 listed building with Heritage New Zealand).

Tiptree Cottage is a three-storey cobb dwelling constructed in the early 1860s and which was once the
farmhouse for the surrounding Tiptree Farm.  A description of the heritage values of the building as well as the
impacts of the proposal on the listed building and its setting have been provided by the applicant's heritage
consultant, Dave Pearson Architects, whose Heritage Assessment and Impact Statement report was supplied
in response to the further information request.  Mr Pearson's report also sets out current structural condition of
the building, the damage caused by the Canterbury earthquakes and a description of the remedial repair and
strengthening work required to be undertaken on the building to ensure its survival going forward.

Mr Pearson advised in his report that the owners of Tiptree Cottage have secured a grant from Heritage New
Zealand to contribute towards the cost of restoration and strengthening of the cottage.  Mr Pearson also notes
that the applicant is "committed to a long-term supportive relationship with the Gregg family and will assist in
the restoration and on-going use of the cottage where possible. … Frews Quarries has agreed to contribute a
sum of money over the first two years of quarrying towards the restoration of the cottage."

Potential adverse effects on the heritage structure itself could be caused by vibration from earthworks, bunding
and the operation of heavy machinery, including trucks using the haul road, by dust or by subsidence of land.
The utilisation of the land for quarrying will have impacts on the heritage setting of the Cottage, transforming
the Cottage's surroundings from primarily rural/pastoral in character to primarily industrial in character.

Mr Pearson discusses these adverse effects on pages 22 - 24 of his report.  With respect to vibration effects on
the building, Mr Pearson relies on a vibration report prepared by AJ Sutherland Consulting Ltd which measured
vibration caused by machinery operating at another Canterbury gravel quarry.  The report concludes that the
vibration from quarry activities will not exceed the guidelines for heritage buildings set out in the German
Standard DIN 4150-3 (1999) “Structural vibration – Part 3: Effects of vibration on structures”.  It did note that at
10m (the original proposed setback from the Tiptree Cottage site boundary) some of the operations would be
approaching the vibration limit from the DIN 4150-3:1999 standard.

This report was peer reviewed by Ms Victoria Bliss, Council's Heritage Conservation Projects Planner.  Ms
Bliss' report is attached as Appendix 5 to this report.  Ms Bliss reviewed Mr Pearson's report and for the most
part was in agreement.  However with respect to the vibration issue Ms Bliss noted the following:

"At this time and in its present condition, the Cottage is vulnerable and in poor repair. My assessment
of the affects of the proposal, if based on its current condition, are that there is the potential for the
dwelling to suffer more than minor to significant adverse affects. For example, with regards to the
vibrations caused by the proposed works, I believe that there is potential for significant damage to
occur to an already weakened and structurally unsound building. The applicants have commissioned a
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specialist consultant, AJ Sutherland Consulting, to assess and monitor the works; this ongoing
monitoring would need to be included as part of the MoU [Memorandum of Understanding]. My
understanding is that Sutherland Consulting conclude that the vibration are unlikely to exceed
standards, and would not exceed the vibrations suffered by the building during the Canterbury
earthquakes, being 2.5mm/s compared with 55mm/s. However, the vibrations will potentially be
constant for a 35 year period, and the extended duration of the vibration effects on a cobb structure
which has not been structurally repaired nor upgraded post-earthquake are not assessed. Furthermore,
even though the vibration report states that the machinery used will comply with international
guidelines, no actual assessment of the vibration effects have been undertaken on this particular
heritage building with its cobb construction, taking into account the vulnerable state of the building in its
current condition.

Should the dwelling be repaired and upgraded as per the recommendations of Mr Win Clark included in
Mr Pearson's report, the risk of vibration damage will be greatly reduced during all phases of the quarry
activity. Any repair and upgrade proposal could be mindful of the vibrations potentially affecting the
building, and the necessary structural upgrades could protect the structure throughout the proposal,
including the time of most significant risk when the quarrying nears the dwelling boundary in c5-8
years. If the applicants could provide confirmation that Frews and the owners would undertake such a
repair and upgrade programme before the quarrying encroaches on the boundary, and include in a
MoU permission from the owners for the implementation of the Temporary Protection Plan prepared by
Mr Pearson and the ongoing monitoring programme to be undertaken by AJ Sutherland Consulting, it is
my opinion that these would largely mitigate any potential adverse affects. I would consequently
consider the adverse affects on the dwelling by the application to be not more than minor."

Ms Bliss considered the proposal is likely to have more than minor and potentially significant impacts on the
vulnerable heritage structure in its current condition and considered in order to avoid these effects the
strengthening and repair work must take place before quarrying approaches the heritage site.  However she
noted in her report the difficulty of imposing any conditions on this resource consent to require this work to be
undertaken, as the Tiptree site does not form part of the application site.  These concerns were relayed to the
applicant's planner who advises that the applicant is committed to ensuring the required works to the Cottage
are undertaken.  The applicant sought to get a Memorandum of Understanding signed between themselves
and the Tiptree owners confirming that the work would take place and that Frews would contribute financially to
this work.  However due to time constraints this MoU has not yet been signed.

Ms Bliss anticipated that such an agreement may take time to negotiate and so she outlined an alternative in
her report, as follows:

"However, if these mitigating measures were not in place, I have suggested that consideration be given
to setting the quarrying distance further back from the Cottage boundary. In order for me to feel
confident that the potential adverse affects on an unrepaired building with no protection or monitoring in
place were not more than minor, I would be seeking to establish a buffer distance around the Cottage
within which no quarrying would be undertaken. Frews have responded by offering a 70m setback from
the Cottage boundary for all excavation; the closest quarry related activities would consequently then
be the access road which at its closest is 45m from the boundary and 58m from the building itself. I am
comfortable with this option, although I would stress it should be an interim measure only, with the
applicants continuing to pursue the MoU to facilitate the TPP and monitoring implementation, and the
repairs and upgrades being undertaken by the owners of the Cottage as soon as is possible."

Regarding the impacts of the proposal on the heritage setting of the Cottage, Ms Bliss advised she concurred
fully with the assessment of Mr Pearson, that the setting would change dramatically as a result of this proposal.
However she did acknowledge that in the long term the site will be returned to a pastoral land use and the
setting would be somewhat reinstated.  Ms Bliss and also Ms Dray identified that the established vegetation on
the application site surrounding the Cottage boundary is an important part of the heritage setting (refer to the
red circled areas in  Figure 4 below).  The original application document proposed a 10m setback from the
Tiptree boundary which would have resulted in some or all of this vegetation being lost.

The applicant has confirmed that, should all restoration work be undertaken to Tiptree Cottage and if quarrying
is therefore able to approach closer than the stipulated 70m setback, they will maintain a minimum 20m
setback of excavation and buildings from the Tiptree Cottage site boundary and ensure that all this existing
vegetation is retained.  Frews have also agreed to plant additional screen planting in the area outlined in yellow
on Figure 4 along the northern boundary of the Tiptree site to ensure that the working quarry site is screened
from view from the heritage site.
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Figure 4 - Tiptree Cottage site and established vegetation.

Ms Bliss considered that subject to these amendments to the application and if all the recommendations
outlined in Mr Pearson's report were to be carried out, the impacts of the quarrying proposal on the heritage
dwelling can be mitigated to the extent that they are no more than minor.  I note that the applicants have
agreed to amend their application to adopt all of Mr Pearson's recommendations.  I accept Ms Bliss advice and
concur with her assessment of the heritage aspects of the proposal.

Given the potential impacts to the heritage structure, the fact that an agreement has not yet been reached
between the applicant and the Tiptree Cottage owners and the Category 1 listing of the building on the New
Zealand Heritage List, I consider the owners of Tiptree Cottage and Heritage New Zealand to be affected
parties for the purposes of S.95E(1).

Impacts on Electricity Transmission Assets

Transpower's Islington-Southbrook A 66kV transmission line passes through the application site and three
transmission pylons are located within the site.  Figure 5 below indicates the location of electricity transmission
line and the three pylons.  Quarrying in the vicinity of the lines and pylons has the potential to have adverse
effects on Transpower's transmission assets, but generating an accumulation of dust on the lines, through
excavation and the use of machinery in close proximity to the lines and pylons or through restricting access to
the lines for maintenance.

The applicant has stated that all activity around the 66kV transmission line and pylons will comply with NZCEP
34:2001 - New Zealand Electrical Code of Practice for Electrical Safe Distances.  In addition, a number of
conditions pertaining to the Transpower assets have been volunteered by the applicant in the application
document.  These include the preparation of an Electricity Transmission Asset Protection Plan to address dust
control, earthworks, safe clearance distances, setbacks and access, and the commissioning of a report by an
electrical engineer to confirm that minimum clearance distances are met.
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Figure 5 - Location of Transpower electricity transmission assets

(Source: applicant's Landscape and Visual Assessment Report, prepared by Xteriorscapes Ltd)

Taking into account the conditions that the applicant has offered, I consider that any adverse effects on
Transpower assets resulting from the quarrying activity would be no more than minor.  The applicant has
undertaken some consultation and has supplied a letter of support from Transpower.  However as noted in this
letter, Transpower has not been able to provide written approval to the proposal.  Given that written approval
has not been obtained, I am unable to disregard the effects on the transmission assets pursuant to s.95E(3)(a)
of the RMA and therefore I consider that Transpower is an affected for the purposes of s.95E(1).

Impacts on Airport Operations

The application site is located approximately 790m from the airport site and approximately 940m from the
north-western airport runway.  Both the 55 dBA and the 65 dBA Ldn/95 SEL dBA noise contours pass over the
site.

Noise-sensitive activities are discouraged (and in some places prohibited) by the City Plan from locating within
the airport noise contours.  These rules aim to ensure that noise effects on residents resulting from permitted
airport operations do not lead to reverse sensitivity effects for the airport in terms of pressure to curtail its
operations. In this case the activity proposed is quarrying, which I am satisfied does not constitute a 'noise
sensitive activity' as noted in Policy 6.3.7 of the City Plan.

However, the nature of the activity and its proximity to the airport do give rise to another potential effect, in
terms of bird strike.  This effect can occur when large number of birds are attracted to an area where aircraft
are likely to be flying.  A significant case of bird strike could result in serious accident and risk to lives and
property.  The excavations associated with quarrying can result in water ponding within the site, which could
attract birds to the area. The rehabilitation of the site may also attract birds if an inappropriate species are
planted.

The generation of dust from quarrying activities may also have the potential to interfere with aircraft operations,
particularly in dry, windy north-west weather conditions when aircraft would be utilising the north-western
runway and passing in relatively close proximity to the application site.  I note that the applicant has not stated
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that lighting is to be installed on the site, but lighting may also have the potential to endanger aircraft if it is not
installed in such a way as to minimise glare.

Given the close proximity of the application site to the international airport, I consider there is the potential for
dust and birdstrike impacts to be at least minor.  The airport company has not provided written approval to the
proposal, and therefore I consider they are an affected party for the purposes of s.95E(1).

Impacts on Groundwater

The application site is located on a sensitive aquifer area, Ground Water Protection Zone 1.  Zone 1 represents
an area of high hydrogeological vulnerability, owing to the aquifer being unconfined.  The application document
states:

"Historical records of groundwater levels beneath the site and in the vicinity show the groundwater
levels to be, on average about 10 metres below ground level, but with occasional seasonal high levels
of not less than 8 metres below ground level."

Based on this information the applicant has proposed a maximum depth of quarrying of 7m, or 1m above the
highest recorded groundwater level for the site.  This ties in with the critical standard requirement for the depth
of quarrying in the Rural Quarry zone.  I have discussed the site with Helen Rutter, Senior Hydrogeologist at
Aqualinc Research Ltd who has advised that she considers the applicant's information on groundwater levels to
be accurate for this site.

Effects on groundwater are also being addressed by Ms Goslin as part of the Canterbury Regional Council's
land use consent CRC153916 (land use consent for excavation and deposition).  She has concluded that any
adverse effects associated with this landuse consent will be no more than minor.

The application also includes backfilling the site with cleanfill after the excavation activity has been completed.
The applicant has stated that the deposition of material will be undertaken in accordance with a Cleanfill
Management Plan, which will ensure all that contamination will not infiltrate into groundwater.  The AEE states:

"The cleanfill operation will be managed to ensure that no disposal of hazardous wastes occurs at the
site. This will be achieved through control of the material that is brought of the site and monitoring of
individual loads before the cleanfill is placed in the land. The cleanfill operation will be conducted in
accord with a Cleanfill Management Plan, prepared under the MfE publication a Guide to the
Management of Cleanfills (MfE 2002). The Cleanfill Management Plan is attached (Appendix 3).The
deposition of the cleanfill will also require a discharge permit issued by Canterbury Regional Council
and is subject to the CCC Cleanfill Licensing Bylaw 2008. In addition, Frews Quarries Ltd is developing
a service agreement contract with clients who wish to deposit cleanfill to ensure that only suitable
cleanfill is brought to the site.

The activities proposed for the site will have negligible impact on groundwater quality or quantity. The
groundwater will not be exposed as a result of extraction of the aggregate, a one metre layer of in-situ
natural material will provide protection to groundwater and there will be very little risk to water quality
from spills of hazardous substances, cleanfilling will be restricted to material that will not impact on
groundwater quality, the rehabilitation of the site will restore the protection from future land use
afforded by soils and sub-soil material overlying the groundwater. The taking of groundwater required
for the proposed activities will be minimal."

I accept the applicant's assessment relating to the effects on groundwater and take into account the conclusion
reached by ECan on their land use consent, CRC153916.  Provided that the excavation is limited to 1m above
the highest recorded groundwater at all times and that the proposed cleanfill is screened to ensure it is
acceptable to be considered as cleanfill and complies with the cleanfill acceptance criteria I consider that the
effects on groundwater quality will be less than minor.

Conclusion on Effects

The preceding discussion of effects has concluded that visual amenity effects from the proposed quarry will be
less than minor and the proposal will be acceptable from a traffic safety and efficiency point of view, given that
it is now proposed to upgrade Savills Road to cater for heavy vehicle traffic.  All other effects resulting from the
proposal are considered to be minor, with the exception of noise effects and impacts on rural character which I
have considered to be at least minor and potentially more than minor for adjoining neighbours.  A number of
parties have been deemed adversely affected by the proposal.
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In an overall sense, I am of the opinion that adverse effects from the quarry proposal will be at least minor for
the surrounding properties deemed affected but no more than minor in terms of effects on the wider
environment.

Special circumstances [Section 95A(4)] and general discretion to notify [Section 95A(1)]

Pursuant to Section 95A(4) of the Resource Management Act 1991, public notification of the proposal is
possible where “special circumstances” exist.  The purpose of this Section is to bring consideration of the
application beyond the Plan itself. The Act states:

“A consent authority may publicly notify an application if it decides that special circumstances exist in
relation to the application.”

For the purpose of assessing whether special circumstances apply to applications for quarries which are not
within the Rural Quarry zone, Council has sought legal advice from Adderley Head Resource Management Law
Specialists.  In his legal advice, dated 19 September 2014, Mr Paul Rogers of Adderley Head noted the
following:

“(…) Based on our reading of [the] Section [95A(4)], we consider that the special circumstances test
only applies where a rule or national environmental standard specifically precludes public notification.
In this context, “special circumstances” provide an exemption that enables the consent authority to
effectively ignore those rules or standards and publicly notify an application.

“(…) We are not aware of any rule or national environmental standard that requires or precludes public
notification. In this basis, the “special circumstances” test does not strictly apply. The Council simply
has a general discretion to decide whether or not to notify the application under s95A(1). (…)”

In this case, as in the cases that Mr Rogers was reviewing in September 2014, there are no City Plan rules
precluding public notification.  It is therefore considered that the special circumstances consideration under
s.95A(4) does not apply in this instance.  However the legal opinion notes that the Council still has a general
discretion to notify the application under s.95A(1), further noting that it is generally accepted that a Council
must have a 'good reason' to do so.

Mr Rogers went on to state:

"In the absence of case law on this point, we consider that what constitutes “good reason” is the same
or at least very similar to what constitutes “special circumstances”. We are not able to identify any
factors or reasons beyond the special circumstances criteria that would constitute good reason to notify
an application where the effects are minor or less. On this basis, we have applied the case law
guidance on “special circumstances” when determining whether notification is justified in this case."

Case law suggests that special circumstances are those that are “outside the normal run of things” and which
are “unusual, abnormal or exceptional but may be less than extraordinary or unique”4. Case law also indicates
that special circumstances will generally only exist where the types of effects, site specific considerations or
other specific factors were not considered during the preparation of the District Plan (either by novelty of the
proposal, of the evolution of land use or circumstances) and would not otherwise be publicly ventilated if
notification did not occur under Section 95A(4).

The current operative City Plan was prepared in the early-mid 1990s and notified in 1995, replacing the
Paparua County and other District Plan Schemes.  The current Plan has clearly recognised the need for
aggregate and provided for the extraction of aggregate through the establishment of a Rural Quarry Zone.  The
provisions of the Proposed 1995 Plan in relation to quarries have since not been amended.  The policies of the
Proposed Plan sought, and the Operative Plan still seeks to ensure that mineral extraction is confined to
“locations previously allocated for mineral extraction purposes, or within or adjacent to the Waimakariri River ”,
recognising that “it is doubtful, given past experience, that the environmental impact of quarrying can be
adequately mitigated in more densely settled rural areas, even with performance standards, unless these are
extremely restrictive”.  This illustrates that during the preparation of the District Plan, the need for aggregate
was considered as well as the potential effects of quarrying within the Rural Quarry zone and in other rural
zones.  Quarrying, within and outside of the Rural Quarry Zone, is not a novelty or an evolution of land use in
the Christchurch District.

4 Peninsula Watchdog Group Inc v Minister of Energy [1996] 2 NZLR 529 (CA) at 536.
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The contentiousness of a proposal and the strong public interest in an application is sometimes suggested as
being grounds to warrant public notification of an application.  I acknowledge that there has historically been
strong interest in quarrying in the area to the west of Christchurch.  As outlined in the introductory section of
this report, Council has been made aware of a number of surrounding neighbours who consider themselves to
be adversely affected by this proposal and by the two nearby quarry proposals on Conservators Road.
However, “special circumstances” are those that are unusual or exceptional and being aware of public opinion
stacked against a contentious proposal will not determine whether “special circumstances” exist.  Public
interest is not sufficient by itself to establish “special circumstances”.  Overall, as the proposal is not considered
to be “unusual, abnormal or exceptional”, I conclude that public interest is also not a contributing factor to
special circumstances arising in this instance.

Although public interest in itself may not be a factor in deciding to publicly notify, I note that in this case public
interest has been generated due to the lodgement of three out of zone quarry applications in relatively close
proximity to each other in the Savills Road/Conservators Road area.  All are currently in the notification phase
of the consent process.

In a recent notification decision for one of the other two nearby quarry applications (RMA92029421 at 21
Conservators Road) Commissioner Ken Lawn took into account the cumulative effects of the three quarry
proposals in the local area.  Council officers (including myself) were of the view that relatively little weight can
be given to the cumulative effects of two or more activities for which consent has not been granted because
those applications may or may not be approved.  The effects are therefore not considered to form part of the
receiving environment.

However, Commissioner Lawn disagreed with this position and decided that the 21 Conservators Road
application should be publicly notified, stating:

"I have no doubt that there will be cumulative effects. Making a decision on who to (limited) notify on
each application based on the particular adverse effects of that particular application, misses the
opportunity for potentially affected persons to have an input to the wider cumulative effects."

Further to this decision, Commissioner Lawn issued a minute relating to the application at 81 Conservators
Road (RMA92028479) which he had previously decided should  be limited notified.  The Commissioner advised
that on further reflection, he now believed that application should also have been publicly notified and
recommended the applicant consider requesting public notification.

While I do not necessarily agree with the position taken by Commissioner Lawn, I do consider that his approach
allows for greater public participation in the processing of these three applications and may overall result in
more coordinated decision making.  On the face of it, I do not consider that circumstances exist that would
suggest the Council should exercise its general discretion to notify under S.95A(1).  However, I note that the
decision maker in this instance may not necessarily come to the same opinion and may still choose to exercise
the general discretion to notify, particularly in light of Commissioner Lawn's comments on the other two quarry
applications.

Recommendation

That, for the reasons outlined above, the application need not be publicly notified in accordance with Section
95A of the Resource Management Act 1991.

Persons who may be adversely affected by the activity [Section 95E]

I consider that the owners and occupiers of the following properties may be adversely affected by the proposal:

· 40 Conservators Road
· 70 Conservators Road
· 90 Conservators Road
· 100 Conservators Road
· 118 Conservators Road
· 151 Conservators Road
· 15 Savills Road
· 25 Savills Road
· 48 Savills Road

· 63 Savills Road
· 71 Savills Road
· 95 Savills Road
· 117 Savills Road
· 125 Savills Road
· 371 McLeans Island Road
· 735 Pound Road
· 891 Pound Road
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In addition, the following parties are considered to be adversely affected:

· Christchurch International Airport Ltd
· Transpower (NZ) Ltd
· Heritage New Zealand
· Canterbury Regional Council (Environment Canterbury)

Recovery Strategy for Greater Christchurch

The Recovery Strategy for Greater Christchurch (http://cera.govt.nz/recovery-strategy/overview/read-the-
recovery-strategy) (the Recovery Strategy) prepared by CERA under the Canterbury Earthquake Recovery Act
became operative on 1 June 2012.  It is a statutory document that must be "read together with, and forms part
of" other relevant legislation within the greater Christchurch area.  The City and District Plans (and a number of
other statutory documents) must not be interpreted or applied in a way that is inconsistent with the Recovery
Strategy.

The Recovery Strategy sets out the vision, supporting goals, and priorities for the recovery of Greater
Christchurch. A decision to notify the application to affected parties is not considered to be inconsistent with the
Recovery Strategy.

Recommendation:  That the application be processed on a limited notified basis in accordance with
Section 95B of the Resource Management Act 1991, and that it be served on all
affected persons who have not given written approval to the activity, identified under
Section 95E (as listed above).

Reported and recommended by:  Emma Chapman, Planner Date:   22 July 2015

Reviewed by: Kathryn Stapleton, Planning Team Leader Date:  22 July 2015

Commissioner’s Note

This application is one of three applications for the establishment of quarries currently being processed by the
Council in the near vicinity, the other two being at 21 and 81 Conservators Rd. These other two applications are
to be publicly notified and limited notified respectively, following decisions by Commissioner Ken Lawn. Mr
Lawn has also prepared a subsequent Minute expressing second thoughts about his decision on 81
Conservators Rd, after having considered the application at 21 Conservators Rd.  He now considers that 81
Conservators Rd should also have been publicly notified and has put the applicant on notice about that in case
it subsequently becomes relevant under section 104 (3) (d) of the RMA.

Mr Lawn’s concern is about possible cumulative effects from the combination of all applications. He observes
that Council staff have tended to assess and report on each application in isolation, which would not produce
an accurate assessment of the effects which could follow if all the applications are granted and implemented. I
agree with Mr Lawn that if all three proposals proceed then cumulative effects are likely.

Unfortunately in law it may not be so simple. I have also seen a written response on behalf of the applicant at
81 Conservators Rd, SOL Quarries Ltd, prepared by Ms Pru Steven, a barrister. At the risk of over-
simplification, Ms Steven points out that according to case law, when considering a consent application it is not
permissible to consider potential adverse effects from other resource consent applications that have yet to be
granted, or are at appeal. That is because these are not in effect and may not be granted or implemented. She
cites case law, including Queenstown Lakes District Council v Hawthorn Estate Limited5.

In theory, if the three cases are decided in sequence, then it would be possible to assess possible cumulative
effects in each succeeding case. However, these three cases are so close in time as well as space that it may
not be possible to that, as decisions on the earlier cases heard may not be available by the time the later cases
are heard. Thus possible cumulative effects may not be able to be considered at all. The result could be an
underestimating of adverse effects, especially for the later cases.

5 [2006] NZRMA 424
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For completeness, I note that I have also seen a legal opinion prepared by Mr Paul Rogers from the law firm of
Adderley Head. It is in the context of three other quarry applications in the Yaldhurst area. That deals with the
issue of the Council’s overall discretion to publicly notify consent applications. Its main point is that there must
be good reason to do so, and elaborates on what might amount to good reason.

I have considered whether this situation, three almost simultaneous applications being considered so close in
time preventing consideration of cumulative effects, amounts to good reason to publicly notify. I have concluded
that it does not. The reason is that even if all the applications were publicly notified, it would still not permit
cumulative effects to be considered during the later cases, unless the earlier ones had been decided by then.
The Hawthorn principle would continue to apply.

The adverse effects of the current application, considered on its own, have been assessed as no more than
minor on the wider environment but potentially at least minor for surrounding properties. I accept that
assessment. A number of affected parties have been identified. That leads to the inevitable conclusion that the
current application should be given limited notification. I regret the necessity of reaching a different conclusion
from another Commissioner on the same issue. I am concerned about the confusion that may result at the
various hearings. However Mr Lawn did not have the benefit of reading Ms Steven’s opinion. I do regard this as
an unfortunate gap in the law as it stands, but I can only apply the law as I understand it.

Finally, I am aware that a number of people have contacted the Council claiming to be affected parties. Some,
but not all of them appear in the above list. The fact that people have nominated themselves is not conclusive
proof that they are in fact affected. Ms Chapman in her report has followed a methodical approach to identifying
affected parties which I have accepted.

Decision

That the above recommendation be adopted for the reasons outlined in the report and for the additional
reasons in my note above.

Commissioner:

Name: Commissioner David Mountfort

Signature:

Date: 24  July 2015
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APPENDIX 2 - Traffic Memo (Mike Calvert)

Christchurch City Council
Chief Operating Officer Group

Assets and Networks Planning – Transport

Memorandum

DATE : 2 June 2015

FROM : Mike Calvert

TO : Emma Chapman

SUBJECT : RMA92027872 - Savills Road Quarry

Introduction
The following comments regarding the traffic effects of the proposed quarry at Savills Road are based
on the Transportation Assessment report by TDG and the further information provided regarding
heavy vehicle movements.  I have also visited the site.

I am also aware that Council has received two other resource consent applications for gravel quarries
in the immediate vicinity of this application site and I will address this matter in the evaluation of
effects.

Site Observation/Existing Environment
Savills Road is classified as a rural local road in the Operative City Plan and intersects with Pound
Road, which is classified as a Collector, at its eastern end and with Guys Road and Conservators
Road at its western end. The intersection with Pound Road has recently been reconstructed as part of
the realignment of Pound Road and the revised intersection is designed to cater for large heavy
vehicles.

Savills Road has a legal corridor width of 20 metres and the sealed carriageway width is
approximately 5.7 metres with no shoulder or marked edge lines.

Evaluation of Adverse Effects Resulting from Non-Compliance
The proposed development of the site has been estimated by the applicant to generate approximately
300 to 400 trips per day which will generally travel along Savills Road to/from the Pound Road
intersection. Current daily flows are less than 250 vpd (4 day average) and therefore the increase in
traffic along Savills Road, which is mainly heavy vehicles, will be in the order of 120 to 160 percent.
The applicant's traffic consultant has stated that the increased volumes will have a negligible effect on
the safe and efficient operation of Savills Road. However, Austroads Guide to Road Design Part 3 -
Geometric Design, specifically recommends not using a road width between 4.5 to 6.0 metres as it
may lead to head-on crashes. It further recommends that for traffic volumes between 500 to 1000 vpd
(particularly where there are high volumes of heavy vehicles) that the minimum sealed width should
not be less than 7.2 metres to enable adequate width for vehicles to pass each other. This width is the
absolute minimum recommended by Austroads and I consider that, given the high volume of trucks
that will be using this section of rural road the width should be increased to provide for 3.5 metre
lanes plus 0.5 metre shoulders (total sealed width of 8.0 metres) plus a hard (unsealed) shoulder of
0.5 metres. This will ensure that there is adequate width for trucks to pass each other safely without
being required to drive off the sealed road creating safety and future maintenance issue.

The applicant proposes to widen Savills Road at the single property access to provide for the heavy
vehicle movements into and out of the property in line with the NZTA Planning Policy Manual (PPM)
Appendix 5B. I consider that this is an appropriate design standard for the access, but note that there
appears to be a discrepancy in the measurement of the length of the widening shown in the
application (40 metres vs 50 metres) relative to that recommended in the PPM.



The applicant is also proposing to seal the access into the site which will assist in preventing gravel
and debris being carried out onto the public road. I also agree with the proposed setback for the
gateway to enable large vehicles to stop clear of the carriageway if it is closed when the truck arrives
at the site.

I agree with the development of a heavy Vehicle Traffic Management Plan (TMP).

The applicant's traffic consultant has also provided a SIDRA analysis for the intersection of Savills
Road with Pound Road and I accept that the extra traffic volumes generated by the proposed quarry
will not adversely affect the safety and efficiency of this intersection.

Conclusion and Recommendations
The proposal for a gravel quarry on Savills Road will result in a substantial increase in traffic over and
above the levels of traffic now using this route. The increase will result in some minor extra delays
being incurred at the Savills Road / Pound Road intersection, but these increased delays will be minor
in nature.

Whilst the intersection of Savills Road with Pound Road has been upgraded to a standard that will
safely and efficiently cater for the types of heavy vehicles to be used in conjunction with the quarry the
rest of the road has not been upgraded and I consider that the current form of Savills Road is not
designed to cater for the increase in heavy vehicles. In my opinion, Savills Road in its current form is
not suitable to provide safely and efficiently for the extra 350 to 400 vehicle trips, most of which will be
heavy vehicles. The narrow formation will not enable heavy vehicles to pass safely and would lead to
safety issues and also lead to deterioration of the asset as the road edges deteriorate due to vehicles
driving over the edges of the road as they pass each other. In order to mitigate the adverse traffic
effects of the extra trucks the road would need to be widened as discussed in the body of this Memo
to provide two widened traffic lanes and shoulders.

I would recommend that if consent is to be granted that the following traffic related conditions be
imposed:

1. The length of Savills Road from the Pound Road intersection to the application site's access
to be widened by the applicant to a minimum sealed width of 8.0 metres, being 2 x 3.5 metre
lanes with 0.5 metre shoulders and with a further hard (unsealed) shoulder of 0.5 metres.

2. Savills Road be widened at the access to the quarry in compliance with NZTA Planning Policy
Manual Appendix 5B.

3. The gateway shall be set back from the edge of the sealed road to enable large vehicles to
stop clear of the carriageway.

4. The access is to be sealed into the site for a minimum distance of 20 metres.
5. A heavy Vehicle Traffic Management Plan (TMP) is to be developed and maintained over the

time the quarry remains in operation.



APPENDIX 3 - Landscape Report (Jennifer Dray)

To: Emma Chapman, Planner, Resource Consents Team

From: Jennifer Dray, Senior Landscape Architect, Technical Services and Design Team

Date: 10 July 2015

Re: RMA 92027872 at 61 SAVILLS ROAD - LANDSCAPE COMMENTS

Introduction

1. My name is Jennifer Dray and I am a Senior Landscape Architect in the Technical Services &

Design Team, Assets and Network Unit , Christchurch City Council. I hold a Bachelor of Science in

Physical Geography and a Bachelor of Landscape Architecture. I am a registered member of the

New Zealand Institute of Landscape Architects and have been practicing landscape architecture for

15 years.

2. I acknowledge that I have read and am familiar with the Environment Court's Code of Conduct for

Expert Witnesses, contained within the Environment Court Practice Note 2014, and agree to

comply with it. My qualifications as an expert are set out above. Other than where I state I am

relying on the advice of another person, I confirm that the opinions expressed within these

comments are my own and are within my area of expertise. I have not omitted to consider material

facts known to me that might alter or detract from the opinions that I express.

Scope

3. This application relates to the proposed establishment  and operation of a 25 ha gravel quarry to be

progressively excavated over the next 15 years. The duration of the consent sought is 35 years.

Excavation is to be to a maximum depth of 1m above the highest seasonal groundwater level

(which equates to a quarry depth of 7m). There is to be gravel processing on site in addition to

concrete crushing. There will be on-site stockpiles of gravel and crushed concrete to a height of 5m

above exiting ground level. There will transportation of aggregate and crushed concrete from the

site and cleanfill material onto the site. Cleanfill will be deposited into excavated areas.

4. The site is located in the Rural 5 (Airport Influences Zone) within the Operative Christchurch City

District Plan (City Plan). The proposal  is assessed as a non-complying activity as it breaches a

critical standard relating to Site Coverage and Excavation on Other Land. The site is also a Council

owned Ecological Heritage Site (numbered 1.33 in the City Plan). The Council botanist will be

commenting further on the impacts of the proposal on this Ecological Heritage Site.

MEMO



5. The purpose of this memo is to comment on the potential landscape effects and visual effects, as

well as cumulative effects, of this proposal upon the surrounding rural environment and the affected

neighbours. These comments are in response to the original application dated November 2014 and

the further information received 20th May 2015 and on 3 July 2015.

Site Description and Landscape Character

6. The site is zoned Rural 5 and is located at 61 Savills Road on the block bounded by Conservators

Road and the new Pound Road alignment. Adjacent properties to the east and west are also zoned

Rural 5. To the immediate north of the site lies a small pocket of Rural 6 (Grasslands) zoned land.

To the south is Designated Airport land and a small quarry operated by Grant Brothers. Savills

Road is a  local road  which connects to the east with the realigned Pound Road. The closest

airport runway is 1.0km to the north east. The 55dBa airport noise contour crosses the site.

Transpower’s Islington-Southbrook 66kv transmission line passes over the site with three

transmission pylons located within the site.

7. The land contour is generally flat, formed by old Waimakariri River beds. Current landuse is

generally pastoral use. An existing house and associated buildings currently occupy the site, as

well as the historic Tip Tree Cottage; part of Tip Tree Farm which was established in 1867. The

cottage is a listed protected building which is on a separate title and under separate ownership.

8. There are a number of existing residential dwellings located close to the site on, or near, the

western boundary, all on Rural 5 zoned land.  25 Savills Road,  40 Conservators Road and 70

Conservators Road all share a boundary with the site. Currently this boundary is lined with

established macrocarpa shelterbelts which range in height from approximately 6m to 20m. The

fourth affected property is sited at 15 Savills Road and does not share a boundary with the site. 90

Conservators Road sits to the west of the site, with its rear boundary 106m from the western

boundary of the quarry site. To the east of the site there are two properties at 71 and 125 Savills

Road owned by CIAL. A shelter belt of very large gum trees lines a portion of these shared

boundaries. All the shelter belts to be used for visual mitigation are situated on the application site.

Various other pine, willow, poplar and gum shelter belts bisect the site, and a group of mature

English Oaks sit in the centre of the site.

9. The lot containing the Historic Tip Tree Cottage sits centrally, close to the southern boundary of the

site. It is surrounded by a mown lawn area measuring approximately 32m from the western

boundary to the northern boundary of the site. Mature tree plantings including oak trees and large

native cabbage trees line the perimeter of the cottage site.

10. There are a number of quarry sites to the south and northwest of the site, with a further two quarry

proposals having been lodged for resource consent on Conservators Road within the last six

months.

11. The Landscape assessment of the site by Xteriorscapes Ltd (May 2015) rates the naturalness of

the site as being “moderately low” due to modification that has occurred as a result of historic

activity, removal of vegetation, construction of buildings and the cultivation of the land for  farming.



12. The earthquake displaced business Brown Sparrow, which sells demolition material, currently

occupies a portion of the site. The landscape surrounding the site generally consists of pastoral and

cropping landuse, gravel extraction and rural residential pockets. However the application site and

its most immediate surroundings still display those visual qualities that frequently occur in a rural

area – a generally low density of settlement and a relative predominance of open space. I would

consider that despite a relatively low level of naturalness, the site displays a reasonably high level

of rural amenity.

The Operative Christchurch City District Plan

13. The Ru5 zone's purpose is primarily “the continuation of primary production while managing land

use activities to avoid compromising airport operations and development”.

14. Environmental results anticipated for the Rural 5 zone include:

i. The operation of activities within the Rural 5 (Airport Influences) Zone in a manner which

maintains the continued safe and uncurfewed operation and development of the International

Airport.

ii. Some adverse environmental noise effects associated with the proximity of aircraft operations

and associated activities at the airport with gradual use of quieter aircraft, but with substantially

greater numbers of aircraft movements.

iii. A level of intensity of land use activities and future subdivision activities within this zone so as

to ensure that neither of these lead to demands for curfewed  airport operations.

iv. Management of land use activities consistent with the sustainable management of

groundwater resources and the protection of them from contamination.

v. The maintenance of safe and efficient traffic movement on Russley Road, and Johns Road

while continuing to make provision for activities of an industrial or processing nature which

require a rural location.

vi. The maintenance and enhancement of the potential of versatile soils.

vii. The presence of appropriately located rural selling places of a scale consistent with the

economic well-being of the community, traffic safety, and the protection of visual amenity.

viii. Recognition of the likely airport noise environment and achievement of noise insulation as a

means of ensuring adequate mitigation of adverse environmental effects which might

otherwise be experienced by residents in this zone.

15. The proposal is non-compliant with the City Plan landscape related provisions which include:

4 - 2.5.5 Site coverage - Other activities (b)  The maximum area of any site covered by

buildings, impervious surfaces and outdoor storage for other activities shall be 100m 2.

The area of the site used for outdoor storage of natural and processed products will

exceed 100m².

9 – 5.6 Filling and excavation on other land. Any filling or excavation which exceeds any

one of the standards relating to the volume of material in Column B of Table 1 shall be a

non-complying activity. The maximum volume of excavation for the Rural 2 zone is



1,000m³/ha. The total amount of aggregate to be extracted across the whole site will

exceed the maximum allowed for in the Rural 5  zone.

The reasons for these rules in relation to filling, and more especially excavation of land,

is about the resultant loss of versatile soils. “In this respect the restrictions on excavation

act to limit topsoil extraction and quarrying in rural zones (except the Rural Quarry

Zone)”. In addition “there are potential amenity effects of filling and excavation including

dust nuisance, traffic generation (heavy vehicles) and artificial disturbance of the natural

land surface”. (City Plan, Chapter 9: 5.10.5)

16. The reasons for these rules in relation to site coverage include “This rule is also an important tool

for protecting the potential of rural land to be used for rural activities. If land is covered by buildings

or impervious surfaces its potential to be used for rural purposes is denied. Site coverage controls

are also important to ensure the protection of visual amenity and the landscape character of rural

sites”. (City Plan Chapter 4: 5.1.15).

17. Assessment matters for site coverage in Rural Zones includes:

4.2.20 Site coverage - Rural activities

(a)     The extent to which building site coverage will alter the physical qualities of the soil

type, significantly diminish the productive potential of the land, the soil pattern and

natural contour of the site.

(b)     The extent to which ancillary paths, driveways or sheds will be required to facilitate

the function of the proposed building and the likely ground disturbance.

(c)     The size and scale of any building and its visual impact, including any cumulative

effect from other buildings in the vicinity.

(d)     Any measures to reduce the visual impact of the building by design, colour or

screening.

18. Assessment matters for earthworks relates to:

5.9.6 Discretionary activity - Filling and excavation of other land

(a)     The effect of filling and excavation with respect to the extent of any versatile soils

on the site, and the degree to which this would be lost to production, or have its physical

and biochemical qualities compromised.

(b)     Any potential impacts of the filling or excavation in terms of water or wind erosion,

and including dust nuisance and sedimentation.

(c)     Any adverse visual effects of the filling or excavation.

(d)     The extent of vehicular traffic generated as a result of filling and excavation on

neighbouring properties, and on the road network particularly heavy vehicles.

(e)     Any potential changes to the patterns of surface drainage or subsoil drains, and

whether adjoining land will be at higher risk of inundation runoff, or a raised water table.

(f)     The stability of adjoining land, and its susceptibility to subsidence or erosion upon

excavation taking place.



(g)     Any alteration to natural ground levels in the vicinity, and consequently on the

height and bulk of buildings that may be erected on the site.

(h)     The significance of ecological or natural values of the land affected, and whether

these would be adversely compromised by filling or excavation.

(i)     The future development potential of land for permitted activities, taking account of

the nature of fill material proposed.

(j)     Any impact on sites or areas of significance to tangata whenua, particularly

significant areas as shown in Part 10, Appendix 3.

(k)     Any adverse effect on an archaeological site.

(l)     Any adverse effect on the quality of groundwater.

Description of The Proposal

19. The applicants, Frews Quarries Ltd, are proposing to excavate a 25 ha area over 15+ years.

Gravels are to be extracted up to a depth of 7m in stages, commencing with Stage 1 to the

north-east being followed in years 8-15 by Stage 2 to the south-west. Topsoil will be

progressively removed to form perimeter bunds and then subsequently re-used for the

restoration of the site over the remainder of the 35 year consent duration.

20. Earth bunds 3m high are to be constructed along most of the eastern boundary (excluding an

80m section to the northern end of the boundary) and centrally along the west side of the haul

road for Stage 1. For Stage 2 a bund will be constructed along the western boundary

(excluding a 150m section at the northern end of the boundary)and along the southern road

boundary. Application drawings dated November 2014 show the road boundary bund

terminating 120m from the end adjoining the haul road. The more recent March 2015

drawings by Xteriorscapes show the bund to extend the full length of the road boundary from

the western corner to the haul road. These bunds are proposed to be 15m wide at their base,

and setback 5m from the boundary to accommodate the existing shelter belts.

21. The quarry face is to be set back 20m from property boundaries on the west, east and south

of the site adjacent to rural residential properties and Savills Road. A 10m setback is

proposed for the northern boundary shared with the Rural 6 (Grasslands) zone. Existing

shelter belts on site boundaries will be retained and enhanced where necessary.

22. The processing area will be located in the central area of the site, behind an acoustic barrier.

The crushing and screening plant is approximately 3m high. Stockpiles of processed and

unprocessed gravels and demolition concrete will be less than 5m above natural ground level

and site coverage of stockpiles on the quarry floor could be up to 20,000m³.

23. Cleanfill will be bought into the site to fill excavated areas. Cleanfill and soil from the

perimeter bunds will be used to restore the land surface to original level “as far as is

practicable”. This will occur progressively across the site over the 35 year duration.



24. The Historic Tip Tree Cottage is to be protected from adverse effects of the quarrying activity

through the implementation of a Temporary Protection Plan. This will be further commented

upon by a Council Heritage Planner. However, further information provided by the applicant

indicates that until strengthening and excavation work is undertaken to the cottage, a 70m

setback for excavation will be provided from the Tiptree Cottage boundary. A 20m setback

from the Tiptree Cottage boundary of buildings and excavation will also be provided for the

duration of the quarrying activities.

25. The applicant has also agreed to provide additional planting to achieve a visual screen to a

height of 6m on the application site along the northern boundary of the Tiptree Cottage site.

The applicant has also been asked by the Council Planner to provide a "close-up" landscape

plan indicating the location of the existing vegetation within 20m of the Cottage boundary,

possibly to then form part of the conditions of consent.

26. Transpower pylons and transmission lines will have setbacks and buffer areas in compliance

with NZECP safe distances.

Landscape Assessment

27. Visual mitigation during the extraction period is to take the form of 3m high grassed bunds

which are to be constructed with a 5m setback in front of the existing shelter belts. These are

helpfully illustrated in drawings and cross sections prepared by Xteriorscapes dated March

2015. The bunds are to be 15m at the base and have a flat top of 2.5m width, giving sloping

sides with a gradient of 1:2. Shelter belts on all boundaries are a combination of pine,

macrocarpa, gum and willow. They range in height from 6m to approximately 25m. The

existing shelter belts are all located on the application site. Stage 1 and Stage 2 are to both

be about 7-8 years in duration, and after the completion of quarrying activity the bunds will be

removed and the material used for a staged restoration of the site over the remainder of the

35 year consent duration.

28. Generally Council requires a gradient of 1:3 for the slopes on both sides of visual mitigation

bunds. This requirement is for reasons of visual amenity thus ensuring that the bund is not a

dominant form in the landscape and allowing for successful establishment and maintenance

of grass or vegetative cover.

29. However, this proposal includes the retention of mature shelter belts on all perimeter

boundaries. For this reason, I would accept the earth bunds at a gradient of a maximum 1:2.

30. Over a 35 year duration it is possible that the existing mature shelter belts could be damaged

during extreme storm events. A condition of consent should require that replacement shelter

belts are to be planted on the application site’s 5m setback strip, if the existing shelterbelts die

or are damaged.



31. In addition, I consider it appropriate to require as a condition that the Stage 2 western

boundary perimeter bund be extended the full length of the boundary to meet the northern

grasslands area boundary.

32. With regards to the Tip Tree Cottage, this will be further commented on by a Council heritage

expert, however I consider that the existing large trees surrounding the cottage are an

important element of the heritage setting of the cottage and should be retained. I also

consider that in order to ensure the survival of these trees and retain the heritage setting of

the cottage, a 20m setback from all sides of the cottage site boundary should be required. In

addition, it would be appropriate to require additional tree and shrub planting on the northern

boundary of the cottage site to ensure the quarry operations are screened fully from the

cottage site, with foliage from ground level to a minimum 6m in height at maturity.

33. Existing shelter belt planting on Savills Road includes an approximately 20m high willow

shelter belt on the western portion of this boundary, and a macrocarpa hedge and some large

gum trees on the eastern portion.  I consider that in order to retain a high level of visual

amenity from the road, these trees should all to be retained with the exception of the opening

for the new haul road.

34. With regards to visual effects, if all existing shelter belts are retained, and considering

additional proposed earth bunding, I consider that the visual effects of this proposal on the

surrounding landscape will be less than minor.

35. The northern boundary of the site shared with the Grasslands zone and ecological area is to

have a 10m quarry face setback. No earth bunding or planting is proposed. There is a less

than minor effect in terms of visual amenity on this boundary as the grasslands are not

publically accessible. Other effects on this ecologically significant area will be commented on

by other Council officers.

36. In terms of the cumulative effect of this quarry application, it should be considered in terms of

other quarries operating in the area. Currently there are active quarry sites further north on

Conservators Road and McLeans Island road, and to the immediate south of the site on the

opposite side of Savills Road. A further two resource consent applications for quarrying have

been lodged for 21 and 81 Conservators Road, however these consents have not yet been

granted and regard cannot be given to these at the time of this assessment. In my opinion,

cumulatively and over time, the landscape and visual amenity of this area is being eroded by these

developments, regardless of whether all these quarries can be viewed from one standpoint or not.

The combined and cumulative effects of newly proposed quarries in Rural zoned land is beginning

to have an impact which I would class as minor.

37. In terms of landscape character, quarry sites have a lasting impact on the landscape

character of the area. It is unlikely that a 25 ha site will ever be completely backfilled. The

quarry pit is likely to be rehabilitated to approximately 6m below the existing ground level.

Other effects during the 35 year duration of the consent, which includes the excavation,

backfilling and rehabilitation phases of the operation, such as noise and dust, will be further

commented on by other Council officers. However, in terms of landscape character, the



permanent change to the landscape by this proposal will have an effect on the landscape and

the wider environment of the surrounding area which I would class as no more than minor.

38. In terms of restoration and rehabilitation of the site, the method for rehabilitation has been

indicated by the applicant. Cleanfill will be accepted to back-fill the site “as far as is

practicable”. It would be appropriate to require a rehabilitation plan which specifies the rate of

back-fill and rehabilitation of the site to ensure that the entire 25 ha is not left open over the

35 year period. It might be useful to require that a certain proportion of the site is fully

rehabilitated within one year of the completion of extraction stage.

39. Generally it is required that the quarry walls be regraded to a battered slope no steeper than

1:3, and the pit floor and sides be spread with stockpiled (or imported if necessary) topsoil to

a minimum depth of 300mm. Re-grassing of the pit floor and sides is generally required to

take place within 60 days of completion, or within the first growing season, and 100% grass

cover achieved within 60 days.

Recommendations

40. I would recommend the following as conditions of consent should this consent to quarry be

granted.

a) All earth bunds to be used for visual mitigation to have a maximum battered slope on

both internal and external sides of 1:2.

b) The earth bund to be extended on the Stage 2 western perimeter boundary to line the full

length of the boundary, extending to meet the northern boundary.

c) Shelter belts on all perimeter boundaries to be retained and foliage maintained at ground

level.

d) If perimeter shelter belts are dying or damaged then the applicant will be required to

plant replacement shelter belt trees on the application site’s 5m setback between the

boundary and the earth bund.

e) A 20m setback from the Tiptree Cottage boundary of buildings and excavation to be

provided for the duration of the quarrying activities.

f) Additional tree and shrub planting on the northern boundary of the Tip Tree Cottage site

to ensure the quarry operations are screened fully from the cottage site, with foliage

maintained from ground level to a minimum 6m in height at maturity.

g) Until strengthening and excavation work is undertaken to the cottage, a 70m setback for

excavation to be provided from the Tiptree Cottage boundary.

h) A detailed  landscape plan is to be provided, indicating the location of the existing

vegetation within 20m of the Cottage boundary, and additional planting to be added to

the northern boundary.

i) All shelter belts and trees on the Savills Road boundary to be retained with the exception

of those trees to be removed for the new haul road.

j) All bunds are to be sown with grass using hydro-seeding or other such methods within

the first grass growing season (late summer March/April or spring September/October) to



achieve 100% grass cover within 60 days after construction. Grass seed to be of a local,

bird-resistant variety.

k) The grass bunds shall be watered regularly to suppress potential dust nuisance until

100% grass cover has been achieved.

l) The grass bunds shall be mown or grazed regularly to give a tidy appearance and

reduce fire risks associated with long, dead grass.

m) A maximum of 5ha to be quarried at any one time and the remaining portion of the site not

covered in buildings or roading to be grassed and also to be watered regularly to suppress

potential dust nuisance until 100% grass cover has been achieved.

n) A Quarry Management Plan is to be submitted which includes extraction guidelines and

staging, dust effects, cleanfill management, and rehabilitation guidelines. Also activity near

pylons and transmission lines to comply with NZECP safe distances and should be

incorporated into the Quarry Management Plan.

o) A rehabilitation plan to be prepared which specifies the rate of back-fill and rehabilitation

of the site to ensure that the entire 25 ha is not left open over the 35 year period. (It

might be useful to require that a certain proportion of the site is fully rehabilitated within

one year of the completion of each gravel extraction stage).

p) Rehabilitated areas shall also be sown with grass using hydro-seeding or similar within

the first grass growing season (as above) to achieve 100% grass cover within 60 days of

the reshaping taking place. Grass seed to be of a local, bird-resistant variety.

Conclusion

41. In terms of affected neighbouring landowners, there is generally an established shelter belt on

all perimeter boundaries shared with these properties. In addition, 3m high grassed bunds are

proposed to line these boundaries adjacent to the shelter belts creating a double line of visual

mitigation. I have recommended that this bund is extended the full length of the western

property boundary to ensure that visual mitigation remains should the existing shelter belts

fail. This won't be necessary on the eastern CIAL boundaries as residential building is a

restricted activity in these areas.

42. In my opinion, if visual mitigation is provided for quarrying activities in accordance with the

recommended conditions of consent as above, the visual effects of this proposal during the

35 year duration of the extraction and rehabilitation process will be less than minor on the

neighbouring affected properties. There will be a less than minor effect in terms of visual

amenity on the northern boundary shared with the grasslands zone, as this area is not

publically accessible.

43. In terms of visual effects for users of Savills Road, I am confident that the proposed earth

bunding combined with the existing shelter belts and tree planting on the road frontage will

provide good visual screening and the new haulage road is indicated on the application plans

as approximately 6m in width. I consider the visual effects of this proposal from the Savills

Road frontage will be less than minor.



44. In terms of landscape character and, the quarrying activity will have a lasting effect on the

landform of the site. However the permanent change to the landform will have an effect on

landscape character that is no more than minor. In terms of cumulative effects, I would also

consider these effects no more than minor.

I hope these comments have been useful.

Regards

Jennifer Dray

Senior Landscape Architect
TECHNICAL SERVICES AND DESIGN TEAM

PEER REVIEWED : DENNIS PRESTON, TEAM LEADER, PARKS AND LANDSCAPES TECHNICAL SERVIES AND DESIGN.



APPENDIX 4 - ECAN DUST

Date: July 2015 REF: CRC153916, CRC153917

MEMORANDUM

From: Hannah Goslin – Consent Planner

To: Myles McCauley and Paul Hopwood - RMOG Members

SUBJECT: NOTIFICATION DECISION FOR CRC153916 and CRC153917

EXECUTIVE SUMMARY

1. Frews Quarries Limited have applied for resource consents to operate a gravel
quarry and associated clean filling operation at 61 Savills Road, Harewood. The site
is legally identified as RS 3089 and Part Lot 1 DP 22786.

2. The applications are a land use consent to excavate land and deposit cleanfill
material and a discharge permit to discharge dust into air. I recommend that the
applications are limited notified to those within 250 metres of the quarry site
boundary as I consider the effects arising from the discharge of contaminants to air
are likely to be minor.

3. I propose the following wording, which is yet to be checked for factual correctness
and errors by the applicant:

RESOURCE MANAGEMENT ACT 1991

Resource consent application:  CRC153916 & CRC153917

Applicant: Frews Quarries Limited
Address for service: C/- Loe Pearce & Associates, 100 Weston Road,

Christchurch 8052
Attention: Mr Barry Loe

CRC153916, CRC153917
The applications are to use land for excavation and to discharge dust into air from the
establishment and operation of a new gravel aggregate quarry at 61 Savills Road,
Harewood, legally identified as RS 3089 and Part Lot 1 DP 22786. Activities include
topsoil stripping, bund formation, aggregate extraction and processing, cleanfill
deposition and site rehabilitation. These activities are likely to generate dust emissions.
A duration of 35 years for both consents is sought by the applicant.



INTRODUCTION

1. Frews Quarries Limited (the applicant) have applied for the following resource
consents:

a. CRC153916 to excavate more than 100 cubic metres of material associated
with quarrying activities and to deposit more than 50 cubic metres of cleanfill
material over the unconfined/semi-confined aquifer; and

b. CRC153917 to discharge contaminants to air from the handling of bulk
materials as part of a quarry activity.

2. The site of the proposed quarry is located at 61 Savills Road, Harewood. The site is
legally identified as RS 3089 and Part Lot 1 DP 22786, at or about map reference NZ
Topo50 BX23:6030-8494 (the site).

DESCRIPTION OF THE PROPOSED ACTIVITY

3. As stated the applicant wishes to develop the site into a gravel quarry and cleanfill
operation. Section 1.6 of the Assessment of Environmental Effects includes a
detailed description of the proposed activities at the site (Page 10) (C14C/214745). I
have summarised the key points of the proposal below:

a. The site is 25 hectares in size and is expected to be excavated over a period
in excess of 15 years. A production rate of up to 120,000 cubic metres of
aggregate per year is estimated.

b. Quarrying is to occur to 7.5 metres below ground level and in the stages as
described below:

i. Stage one (years one to seven) will begin in the north-east area of the
site, progressing towards the southern boundary of the site to the east
of the proposed haul road; and

ii. Stage two (years eight to 15) will begin in the north-western area of
the site and progress along the western side of the haul road towards
the southern boundary of the site.

c. Excavation at the quarry will be setback 20 metres from property boundaries
to the west, east and south of the site. The northern boundary is adjacent to
Rural 6 Zone (Grasslands) there are to be no dwellings in this area. Due to
this, excavation will only be setback 10 metres from the northern boundary.

d. During excavation works in stage one an earth bund three metres in height
will be constructed along the eastern site boundary and a portion of the
southern site boundary and along the western boundary of the central haul
road. During excavation of stage two an earth bund three metres in height will
be constructed along the western and a portion of the southern site boundary.

e. The applicant proposes to crush and screen gravel within an aggregate
processing plant located in the central area of the site. The footprint of the
processing plant is estimated to be 2500 square metres and a maximum of
three metres in height. The processing plant is to have a capacity of 200
tonnes per hour and is to be located behind an acoustic barrier.

f. Aggregate will be transported to the processing plant via loaders or trucks.
Following crushing and screening, sorted aggregate will be stored in
stockpiles on the quarry floor and will not exceed 10 metres in height.



g. It is stated in the application that the applicant intends to complete concrete
crushing at the site and store the crushed concrete in stockpiles.

h. The applicant expects that the coverage of stockpiles on the quarry floor
could be up to 20,000 square metres.

4. The applicant proposes the following cleanfill operation at the site:

a. Cleanfill will be bought on the site to fill excavated areas. As the cleanfill is
received at the site it will be sorted and checked prior to placement in the
excavated area. Only material that meets the definition of ‘cleanfill’ in the
Ministry for the Environment’s Publication ‘A guide to the management of
cleanfills’ (2002) will be deposited at the site. If the material does not meet the
definition of cleanfill, the material will be removed and deposited at a facility
authorised to receive such material.

b. The deposition of clean fill and respreading of topsoil stored in the earth
bunds will be used to restore the land surface to the original level as far as
practicable. The site will be returned to a condition suitable for grazing.

c. A proposed cleanfill management plan detailing the operation of the clean
filling process was included in the application (C14C/214745).

5. The applicant states the discharge of dust from the site will be minimised by
implementing the following mitigation measures:

a. Existing shelter belts surrounding the perimeter of the site and within the site
will be maintained;

b. Use of water carts to supress dust with water from onsite well M35/2941
(CRC136921 – Existing consent expires on the 15 April 2018 a renewal of the
water permit will need to be completed prior to this date.

c. Limiting vehicle movements to a speed of 20 kilometres per hour;

d. Trucks loaded with aggregate leaving the site will be covered if necessary;

e. Topsoil stripping will be undertaken at times when soil moisture levels are
sufficient to minimise a discharge of dust;

f. Quarry areas will be rehabilitated and developed as soon as practicable;

g. Stockpiled material will be located at the base of the quarry pit (7.5 metres
below ground level);

h.  Staging of the excavated quarry areas; and

i. Ceasing quarry operations within 250 metres of existing dwellings when:

i. Wind speeds are greater than 10 metres per second (hourly average);

ii.  From the north-east direction; and

iii. During dry weather conditions.

6. A consent duration of 35 years for all three activities have been proposed for by the
applicant, however it is estimated the quarry will only take 15 years to excavate.

LEGAL AND PLANNING MATTERS

Resource Management Act (1991) RMA

7. Section 9 of the RMA states that:

“No person may use land in a manner that contravenes a national environmental
standard unless the use—



(a) is expressly allowed by a resource consent; or
(b) is allowed by section 10; or
(c) is an activity allowed by section 10A; or
(d) is an activity allowed by section 20A.

(2) No person may use land in a manner that contravenes a regional rule unless
the use—

(a) is expressly allowed by a resource consent; or
(b) is an activity allowed by section 20A.

(3) No person may use land in a manner that contravenes a district rule unless the
use—

(a) is expressly allowed by a resource consent; or
(b) is allowed by section 10; or
(c) is an activity allowed by section 10A.

(4) No person may contravene section 176, 178, 193, or 194 unless the person
obtains the prior written consent of the requiring authority or the heritage protection
authority.
(5) This section applies to overflying by aircraft only to the extent to which noise
emission controls for airports have been prescribed by a national environmental
standard or set by a territorial authority.
(6) This section does not apply to use of the coastal marine area.”

8. The proposed land use activity cannot comply with the relevant regional rules and
there is no national environmental standard that authorises the land use, therefore a
resource consent is required.

9. Section 15 of the RMA states that:

“(1) No person may discharge any—
(a) contaminant or water into water; or
(b) contaminant onto or into land in circumstances which may result in that
contaminant (or any other contaminant emanating as a result of natural
processes from that contaminant) entering water; or
(c) contaminant from any industrial or trade premises into air; or
(d) contaminant from any industrial or trade premises onto or into land—

unless the discharge is expressly allowed by a national environmental standard or other
regulations, a rule in a regional plan as well as a rule in a proposed regional plan for the same
region (if there is one), or a resource consent.
(2) No person may discharge a contaminant into the air, or into or onto land, from a
place or any other source, whether moveable or not, in a manner that contravenes a
national environmental standard unless the discharge—

(a) is expressly allowed by other regulations; or
(b) is expressly allowed by a resource consent; or
(c) is an activity allowed by section 20A.

(2A) No person may discharge a contaminant into the air, or into or onto land, from a
place or any other source, whether moveable or not, in a manner that contravenes a
regional rule unless the discharge—

(a) is expressly allowed by a national environmental standard or other
regulations; or
(b) is expressly allowed by a resource consent; or
(c) is an activity allowed by section 20A.

(3) This section shall not apply to anything to which section 15A or section 15B applies.”



10. The proposed discharge of dust to air cannot comply with the relevant regional rules
and there is no national environmental standard that authorises the discharge.

Regional Plans
Natural Resources Regional Plan (NRRP)

11. At the time this application was lodged to the Canterbury Regional Council (CRC) the
NRRP was the operative regional plan.

Excavation of land over the unconfined/semi-confined aquifer

12. Rule WQL36 ‘Excavation of land in the Coastal Confined Gravel Aquifer System, or
over an unconfined or semi-confined aquifer’ is relevant to the proposed excavation
activity at the site.

13. The proposed excavation is unable to comply with condition 1(d) of this rule as the
site is within Christchurch Groundwater Protection Zone 1.

14. Due to the proposal being unable to comply with condition 1(d) of rule WQL36, the
activity must be assessed as a non-complying activity and resource consent is
required.

Deposition of cleanfill into land over the unconfined aquifer

15. Rule WQL37 ‘Deposition of more than fifty cubic metres of material into excavated
land over an unconfined or semi-confined aquifer’ is relevant to the proposed
deposition of cleanfill at the site.

16. The proposed activity is able to comply with all conditions of Rule WQL37. Given that
the activity is able to comply with all conditions of this rule, the proposed activity is
able to be assessed as a controlled activity.

Discharge of contaminants to air

17. Chapter three of the NRRP sets out the rules for activities that may adversely affect
air quality.

18. Rule AQL42A ‘Handling of bulk materials as part of a quarry or mining activity not
permitted by Rule AQL42’ is relevant to the proposed activity.

19. The proposed discharge is unable to comply with Rule AQL42A as the rate of
extraction is proposed to be in excess of 100 tonnes per hour.

20. If the activity is unable to comply with the conditions of Rule AQL42A it must be
assessed under Rule AQL57 ‘Industrial or trade premises and processes not
complying with rules AQL38 to AQL56 or not otherwise identified’.

21. Given that the discharge was unable to comply with Rule AQL42A,  it  must  be
assessed as a discretionary activity under Rule AQL57 and a resource consent is
required.

Proposed Land and Water Regional Plan (pLWRP)
22. At the time this application was lodged with the Canterbury Regional Council (CRC),

the decisions version of the pLWRP had been released and was under appeal.
Under section 86B of the RMA, the rules in the pLWRP have legal effect and the
policies and objectives of the plan must be considered.



Excavation of land over the unconfined/semi-confined aquifer

23. Rule 5.175 ‘The use of land to excavate material over an unconfined or semi-
confined aquifer’ is relevant to the proposed activity.

24. As CRC’s GIS database shows there are two surface water bodies within 50 metres
of the proposed excavation area the activity is unable to comply with condition (b)(ii)
and must be assessed as a restricted discretionary activity under Rule 5.176.

Deposition of cleanfill into land over the unconfined aquifer

25. Rule 5.177 ‘The use of land for the deposition of more than 50m3 of material in any
consecutive 12 month period onto land which is excavated to a depth in excess of 5
metres below the natural land surface and is located over an unconfined or semi-
confined aquifer where the seasonal high water table is less than 5 metres below the
deepest point in the excavation’.

26. The proposed excavation is unable to comply with condition (5) of Rule 5.177 as the
material will be deposited onto or into land that is listed as an archaeological site.

27. The applicant has provided authority and associated conditions under the Heritage
New Zealand Act from the New Zealand Historic Places Trust  for the works to occur.
This can be found at TRIM Reference C14C/222393.

28. Given the deposition is taking place on a site listed as an archaeological site the
proposal is unable to comply with the conditions of Rule 5.177 and  must  be
assessed as a restricted discretionary activity under Rule 5.178. CRC’s discretion
is restricted to:
1. The potential for adverse effects on the quality of water in aquifers, rivers, lakes, wetlands
or the sea and mitigation measures; and
2. The content and adequacy of the management plan prepared in accordance with Section
8.1 and Appendix B of “A Guide to the Management of Cleanfills”, Ministry for the Environment,
January 2002.

Proposed Canterbury Air Plan (pCARP)
29. On 28 February 2015 the pCARP was publically notified. This application was

received prior to the date the plan was publically notified; therefore under section 86B
of the RMA the rules in the pCARP do not have legal effect.

National Environmental Standards (NES)

30. On 1 September 2005 NES regulations came into effect.  Subsequently,
amendments to these regulations were passed on 18 April 2011.  These came into
force on 1 June 2011.

31. The 2005 Regulations with the 2011 Amendments apply.  The NES address
emissions into air of five contaminants.  Only emissions of particulate matter, PM10,
are relevant to the proposed activity.

32. Under regulations 10 and 11 of the 2011 amendments, the 2005 regulations 17, 18,
and 19 (pertaining to PM10) are revoked.  A new regulation 17 is substituted.

33. The new regulation 17 states:



“A consent authority must decline an application for a resource consent … to
discharge PM10 if the discharge to be expressly allowed by the consent would
be likely, at any time, to increase the concentration of PM10 (calculated as a 24
hour mean under Schedule 1) by more than 2.5 micrograms per cubic metre in
any part of a polluted air shed other than on the site on which the consent would
be exercised.”

34. The applicant’s site is not within a gazetted airshed. I consider it unlikely that the
removal of topsoil, excavation, stockpiling, and transportation of gravel, and
rehabilitation of the site, carried out in compliance with relevant consent conditions,
will generate PM10 emissions over  50 micrograms per cubic metre, averaged over 24
hours, threshold specified in these regulations.  This can partly be explained by the
very disperse nature of the potential dust discharge and the low PM10  content of the
dust discharge; the rules are primarily aimed a point source emissions from burner
stacks not disperse particulate emissions.

35. As the Harewood air shed is not a gazetted airshed, and the consent authority is not
directed to decline this application the NESAQ regulations do not apply to this
discharge.

36. The proposed discharge of dust to air cannot comply with the relevant regional use
and there is no national environmental standard that authorises the discharge.

Summary
37. The discharge of contaminants to air is required to be assessed as a discretionary

activity.

38. The excavation of land over the unconfined/semi-confined aquifer is required to be
assessed as a non-complying activity.

39. The deposition of cleanfill at the site is required to be assessed as a restricted
discretionary activity.

40. As the excavation and deposition consent cannot be exercised without the air
discharge consent being granted the consents are inter-dependant should be
decided as a cohesive activity set. Therefore I consider the bundling of activities to
be appropriate and the three activities must be assessed as a non-complying
activity.

41. No other consents are considered to be required for this application.

DESCRIPTION OF THE AFFECTED ENVIRONMENT

42. The applicant has provided a description of the affected environment in Section 1.2
of the AEE (Page 5) which accompanied the application.

43. I agree with the description of the affected environment provided by the applicant. In
addition to this description I add:

a. A portion of the site to the south is within the groundwater deeper than six
metres layer on the CRC GIS. I contacted Dr Lisa Scott, CRC Senior
Groundwater Quality Scientist to assess the highest groundwater level at the
site. Dr Scott has assessed the highest seasonal groundwater to be
approximately 8.26 metres below ground level.

b. According to the CRC GIS there are no areas of ecological significance at the
site.

c. Transpower’s Islington-Southbrook-A66kV National Grid transmission line
traverses the site via the northwest corner.



d. Within 250 metres of the site there are:

i. Two dwellings (25 Savills Road located approximately 40 metres from
the quarry site and 15 Savills Road located approximately 235 metres
from the quarry area).

ii. An additional quarry owned by Grant Brothers Limited is located on
the opposite side of Savills Road within 250 metres of the quarry site;
and

iii. 16 land parcels.

e. According to the CRC GIS there are two surface waterbodies adjacent to the
site. These are roadside drains of the Waimkariri Water Race which run along
the northern and southern boundaries of the site.

f. The site is located within Christchurch Groundwater Protection Zone One.

g. The nearest Community Groundwater Supply Protection Zone is located over
one kilometre from the quarry site.

h. The site is within Christchurch Clean Air Zone Two.

i. A flood assessment completed by CRC for a nearby property indicates that
the site is within area ‘Flood Category A’. The Flooding stopbanks are also
located approximately 1.4 kilometres north of the site.

j. The site is within the rohe of the Ngāi Tūāhuriri Rūnanga and is not within a
silent file or Statutory Acknowledgement area.

ASSESSMENT OF ACTUAL AND POTENTIAL EFFECTS

44. The applicant provided an assessment of the actual and potential effects in section 7
of their application (Page 29) (C14C/214745-02).

Actual and potential effects arising from the discharge of dust
45. Section 7.6 of the application discusses potential effects on air quality with regards to

the sensitivity of the receiving environment. The applicant provided a FIDOL
assessment and discussion of potential dust mitigation measures in their
assessment. The FIDOL assessment considers the following aspects of the
discharge:

a. Frequency;

b. Intensity;

c. Duration;

d. Offensiveness; and

e. Location.

Sources of dust

46. The applicant states that the common effects of dust discharges are nuisance
impacts due to the coarse size of particulate matter in excess of 20 microns in
diameter. The applicant acknowledges that dust entrained by vehicle movements are
likely to be dominated by particulate matter less the 10 microns in diameter (PM10).



Discharges of particulate matter less than 2.5 microns in diameter (PM2.5) is likely to
be negligible.

47. The potential for a discharge of dust from the site is influenced by metrological
conditions such as moisture content of the soils and strength of wind flow. I consider
the activity which will generate the most dust from the site will be the initial stripping
of topsoil from the site and movement of vehicles over unstabilised surfaces. In
addition to this, the processing of aggregate at the site will also be a large source of
dust emissions and will discharge small volumes of combustion gasses  from the
associated machinery.  I also consider the deposition of cleanfill at the site and
subsequent rehabilitation will also be potential sources of dust emissions.

48. The applicant has provided a range of mitigation measures to reduce the potential of
dust emissions from the site. These are listed in the ‘Description of the proposed
activity’ section of this memo.

Receiving environment

49. The sensitivity of the receiving environment is key for determining the potential
effects of dust emissions as sensitive receptors such as dwellings or schools can be
adversely affected if located in close proximity to the emitting activity.

50. The applicant references the Victoria Environmental Protection Authority’s
“Recommended separation distances for industrial residual air emissions” (2012)
Guidelines which states that a 250 metre buffer should be in place to sensitive
receptors from quarries where no blasting is proposed to take place.

51. The applicant acknowledges in their application that there are two residential
dwellings within 250 metres of the quarry site.  The residential dwelling located at 15
Savills Road allows a separation distance of 235 metres to the quarry site and the
residential dwelling at 25 Savills Road will allow for a separation distance of 40
metres to the quarry site.

52. It is explained by the applicant that the quarry will only be operating within the above
proximities to the residential dwellings when the quarry extends fully into the south-
west corner of the site. It is expected that this will be 10 years after the
commencement of the quarry and for a limited duration in the final 5 years of the
quarry operations. The applicant has also proposed a consent condition detailing the
metrological conditions where quarry operations will cease within 250 metres of
existing dwellings.

53. Given the reasons above and the implementation of dust mitigation procedures, the
applicant assesses effects on air quality will be less than minor and no persons will
be adversely affected by dust or any emissions arising from the activity.

54. After reading the information provided by the applicant and the Victoria
Environmental Protection Authority’s “Recommended separation distances for
industrial residual air emissions” (2012) Guidelines and taken into account previous
council decisions for similar activities, I consider the potential dust effects on those
within 250 metres of the proposed site are minor and landowners and occupiers are
potentially affected by the applicant’s proposal if appropriate dust mitigation
measures are not in place and operational.

OTHER POTENTIALLY AFFECTED PERSONS

55. Transpower’s Islington – Southbrook A 66kV transmission line traverses the site.
Quarrying activity is proposed to be undertaken around the transmission towers and



under the transmission lines. The applicant has been in discussions with Transpower
and has accepted a number of conditions suggested by Transpower to mitigate the
potential effects on the transmission lines. Letter of support can be found at TRIM
reference (C14C/222392).

56. While Transpower provided a letter of support for the application, I still consider
Transpower as a potentially affected party.

57. The applicant has also been in discussion with the Christchurch International Airport
Limited (CIAL) but has not provided written approval. Similar to Transpower, the
applicant has accepted a number of conditions suggested by CIAL to mitigate the
potential effects on the transmission lines. Email chain of discussions between the
applicant and CIAL can be found at C15C/97790.

58. While suggested conditions have been proposed by CIAL to mitigate potential
effects, I still consider CIAL to be a potentially affected party.

Other potential adverse effects
59. I have completed the affected parties audit of the application and receiving

environment. I consider that no other parties will be adversely affected and the
adverse effects on the environment will be no more than minor. I note the following:

a. Land Stability and Erosion: The proposed method of excavation is typical of
similar quarries in the locale and with the setback to property boundaries; I
consider there will be no adverse effects on land stability and erosion.

b. Natural Features and Ecosystems: Following a GIS audit of the site, there are
no significant ecological features. However given the setbacks to water
bodies and the site rehabilitation proposed, I consider the adverse effects on
natural features will be less than minor.

c. Groundwater Quality: I contacted Dr Lisa Scott, CRC Senior Groundwater
Quality Scientist in regard to the actual and potential effects on groundwater
quality. Ms Scott made the following comments:

i. There is a moderate risk that excavation to 7.5 metres might intercept
groundwater in the northern parts of the site during very high water
table conditions;

ii. The risk to neighbouring domestic supply wells is likely to be low;

iii. Groundwater monitoring would be a good way to confirm quarry levels
maintain at least one metre separation above groundwater and
groundwater quality is not adversely affected;

iv. Quarrying may increase the vulnerability of the groundwater to
bacterial contamination if the post-closure land use is intensive
grazing.

I also contacted Mr Greg Beck, Principal Contaminated Sites Advisor on the
actual and potential effects of cleanfilling at the site. Mr Beck stated that the
Cleanfill Management Plan submitted by the applicant should reference and
follow the 2002 MfE document ‘A guide to the Management of Cleanfills’.  I
consider the proposed Cleanfill Management Plan submitted with the
application is in general accordance with the MfE document ‘A guide to the
Management of Cleanfills’ (2002).

d. Groundwater Quantity: The applicant has an active consent to allow them to
take and use water at the site. A change of conditions under section 127 of
the RMA will be sought following the granting of the consents to allow for the
quarry activities. Subject to the groundwater take being authorised and the



applicant is proposing to allow one metre separation to the highest
groundwater level, I do not consider the effects on groundwater quantity will
be more than minor.

e. Effects on soil resources: I consider the applicant is appropriately storing
topsoil and sub-surface soils in bunds at the site. The applicant is proposing
to allow refuelling at the site by a third party contractor. I note, conditions will
be recommended to mitigate potential adverse effects of this activity on soil
and groundwater quality.

f. Amenity Values, People and Communities: The applicant has not specifically
addressed potential effects on amenity values. I consider that as the applicant
will create a bund, maintain the existing shelter belts and rehabilitate the site,
the effects on amenity values, people and communities will be no more than
minor.

g. Ngāi Tahu cultural values: The site is not located within a silent file area and
there are no archaeological sites (aside from Tiptree Cottage) located at or
nearby the site. Provided the effects on surface water quality are avoided,
remedied or mitigated, I consider the potential adverse effects on Ngāi Tahu
cultural values will be less than minor. There is an Archaeological site of
significance located at Lot 1 DP 45687 (in the middle of Part Lot 1 DP 22786).
However the applicant gained written authority under the New Zealand
Historic Places Act from The New Zealand Historic Places Trust
(C14C/222393).

Other relevant decisions

60. The notification decision for the previous quarry consents has based on the
properties immediately adjoining the site and the application of EPA Victoria
recommended separation distance from quarries to sensitive receptors.

61. A buffer separation distance and notification of landowners with dwellings or rural-
residential properties within 250 metres of quarrying activities is consistent with the
processing of other quarrying consents in the area including Winstones
(CRC150532) and Fulton Hogan (CRC150303).

NOTIFICATION RECOMMENDATION

62. Section 95A of the RMA states that:
(1) A consent authority may, in its discretion, decide whether to publicly notify

an application for a resource consent for an activity.

(2) Despite subsection (1), a consent authority must publicly notify the
application if—

(a) it decides (under section 95D) that the activity will have or is likely to
have adverse effects on the environment that are more than minor;
or

(b) the applicant requests public notification of the application; or
(c) a rule or national environmental standard requires public notification

of the application.

(3) Despite subsections (1) and (2)(a), a consent authority must not publicly
notify the application if—

(a) a rule or national environmental standard precludes public
notification of the application; and

(b) subsection (2)(b) does not apply.



(4) Despite subsection (3), a consent authority may publicly notify an application
if it decides that special circumstances exist in relation to the application.

63.  I do not consider the application requires public notification in accordance with Section
95A(2). As discussed in the assessment of effects above, the extent of the adverse
effects beyond land parcels that are within 250 metres will be not more than minor.

64. The applicant did not request for this application to be publically notified.

65. I am not aware of a rule or national environmental standards which require the application
to be publically notified.

66. In accordance with Section 95A(4) I do not consider there to be special circumstances
which exist in relation to this application. I consider the activities proposed by the
applicant are not out of the ordinary or exceptional.

67. Section 95D states:

A consent authority that is deciding, for the purpose of section 95A(2)(a), whether an
activity will have or is likely to have adverse effects on the environment that are more
than minor—

(a) must disregard any effects on persons who own or occupy—

(i) the land in, on, or over which the activity will occur;
or

(ii) any land adjacent to that land; and

(b) may disregard an adverse effect of the activity if a rule or national
environmental standard permits an activity with that effect; and

(c) in the case of a controlled or restricted discretionary activity, must
disregard an adverse effect of the activity that does not relate to a
matter for which a rule or national environmental standard reserves
control or restricts discretion; and

(d) must disregard trade competition and the effects of trade
competition; and

(e) must disregard any effect on a person who has given written
approval to the relevant application.

CRC153916: Land use consent

68. I consider that this Landuse consent can be processed on a non-notified basis. I
consider that the effects associated with this activity are minor and there are no
persons who will have potential effects that are minor or more than minor but not less
than minor.

69. As the deposition consent cannot be exercised without the air discharge consent
being granted the consents are inter-dependant should to be decided as a cohesive
activity set.

70. I recommend that this consent be limited notified so that both consents can be
decided in the same decision making process.



CRC157163: Air discharge Permit.

71. In accordance with Section 95A, based on the assessment above, I consider that the
environmental effects of the proposal will be no more than minor and therefore I do
not consider that public notification of the application is necessary.

72. In accordance with Section 95B, I have considered sections 95E and 95F and I
consider that there may be parties adversely affected by the proposed activities and
therefore I consider that the application may need to be limited notified. I have
attached proposed notification wording as Attachment 1.

73. I consider the parties in Table 1 attached in appendix 1 may need to be served notice
due to the potential effects of the air discharge.

Signed: Date: 13/07/15

Name: Hannah Goslin

Consents Planner



APPENDIX A – LIST OF PARTIES TO SERVE NOTICE ON

Name Lot Number Contact Address

Christchurch City Council Lot 2 DP 303530 PO Box 237 Christchurch 8140

Christchurch International
Airport Limited

Part Lot 1 DP 10480 PO Box 14001 Christchurch
International Airport
CHRISTCHURCH 8544

Christchurch International
Airport Limited

Lot 2 DP 68613
Attention: Property
Administrator , PO Box 14001
Christchurch International
Airport CHRISTCHURCH 8544

Christchurch International
Airport Limited

Lot 2 DP 22786, Lot 1 DP
43077

Attention: Property
Administrator , PO Box 14001
Christchurch International
Airport CHRISTCHURCH 8544

Musson Terrence John &
Musson Margaret Alison

Lot 1 DP 68613 PO Box 20112
CHRISTCHURCH 8543

Christchurch International
Airport Limited

Lot 3 DP 28009 Attention: Property
Administrator , PO Box 14001
Christchurch International
Airport CHRISTCHURCH 8544

Grant Brothers Limited Lot 5 DP 43077 PO Box 399
KAIAPOI 7644

Ahern Anthony Gerard,
McCormik Andrew Maxwell &
Ahern Tracy Leonie Esme

Lot 1 DP 21060 15 Savills Road
RD6
CHRISTCHURCH 8021

Cummings Brett Ian &
Cummings Diane Susan
Guenole

Lot 2 DP 26971
25 Savills Road
CHRISTCHURCH 7676

Russell Alan Graeme & Russell
Marina

Lot 1 DP 26971 40 Conservators Road
CHRISTCHURCH 7676

Jones Estate Annie McKenzie Lot 2 DP 36519 C/O Public Trust Attention:
Dave Kitching PO Box 4549
CHRISTCHURCH 8140

Mahoney Peter John & Lot 1 DP 36519 90 Conservators Road RD6



Mahoney Vivian Corinna CHRISTCHURCH 7676

Thompson Alan Rex &
Thompson Denise Helen

Lot 2 DP 30553 118 Conservators Road RD 6,
Yaldhurst, CHRISTCHURCH
7676

Janssen Eric Johan & Janssen
Yvonne

Lot 3 DP 30553 PO Box 20127,
CHRISTCHURCH 8543

Christchurch International
Airport Limited

Lot 2 DP 361588 Attention: Property
Administrator , PO Box 14001
Christchurch International
Airport CHRISTCHURCH 8544

Christchurch International
Airport Limited  (Also listed as
CRC land)

Lot 3 DP 10480, Lot 1 DP
43077

Attention: Property
Administrator , PO Box 14001
Christchurch International
Airport CHRISTCHURCH 8544



APPENDIX B – MAP

Properties to be served with notification are shown in red, the applicants site is shown in crosshatch.



APPENDIX 5 - Heritage Report (Victoria Bliss)

RE: RMA92027872 - Savills Road Quarry

Dear Emma,

I have now considered the application RMA92027872, the further information provided by the applicant in response to
my RFI and the latest information received from Barry Loe on 3 July.

The application proposes the establishment and operation of a quarry on land surrounding and directly adjacent to
Tiptree Cottage, a dwelling listed in the City Plan as a Group 2 item, and also a Cat I Registration with HNZ.
The proposed quarrying activity will involve:

· Excavation of land to a depth of 1m above ground water level
· Crushing and screening of gravel on site
· Concrete crushing
· Aggregate and crushed concrete stockpiling
· Transportation of aggregate off and onto site
· Filling of excavated areas

The quarrying is anticipated to run over a 15 year timeframe for extraction, with the application seeking a 35 year
consent duration to allow for cleanfill operation to backfill the site for rehabilitation. It is proposed the extraction will be
undertaken in two phases, with the works with the potential to have the greatest adverse affects on the listed dwelling
occurring 5-8 years from commencement of the activity; this is when the quarrying will come within 10m of the Cottage's
boundary and c. 20m from the building itself under the original consent application. The applicants have been
considering options to undertake additional mature planting to the northern boundary of the dwelling to provide visual
screening and also moving the setback from 10m of the Cottage boundary to 20m thereby retaining the mature plantings
and trees, to mitigate as far as possible the impact of dust and noise and loss of context on the dwelling itself and its
occupants.

The applicants have commissioned Dave Pearson, Conservation Architect, to undertake a Heritage Assessment and
Impact Assessment as well as to prepare a Temporary Protection Plan (TPP) for the Cottage as part of the RFI. These
documents are thorough and detailed, and provide analysis of the impact of the quarry activity in both the short and long
terms. I am able to concur largely with the assessment of affects made by Mr Pearson, and will summarise my discussion
below, as he has covered many of the areas and details I would be seeking to comment upon.

Tiptree Cottage is the farmhouse to Tiptree Farm, and dates from the early 1860s; Mr Pearson has provided a detailed
history of the farm and the dwelling in his Heritage Assessment. Most of the farm land has been sold over time; the
Cottage itself is now held by Tiptree Cottage Trust, to be used for public open days and school visits as a living museum.
However, the dwelling suffered considerable damage during the Canterbury earthquakes, and is consequently closed and
inaccessible, although it has been propped and stabilised until repairs and upgrades can be undertaken.

Tiptree Cottage is a small building, with a floor plate of only c7m x 9m, with three storeys. It is of cobb construction with
a timber attic under a corrugated roof: a full description, architectural and construction details and elevation drawings
are included in the Heritage Assessment. Also provided by Mr Pearson is a report detailing the current condition of the
building post-earthquake, with a repair methodology and engineering and structural repair/upgrade strategy provided by
Win Clark, structural engineer. Heritage New Zealand have allocated a substantial grant to help support the repairs and
upgrades.

Frews, the quarry operators, have negotiated with the owners of the Cottage to fund the necessary repairs and
upgrades. Mr Pearson clarifies that Frews Quarry are intending the repairs to be undertaken during the first two years of
the quarry operating. These repairs will require a consent in their own right, although they are discussed in principle
here.  I would like to see confirmation of a formal undertaking between Frews and the Cottage's owners that this is the
intention. At present it is not possible for me to suggest conditions of consent to mitigate the adverse affects on the
Cottage, nor for Frews to confirm that mitigating measures are to be undertaken to protect the dwelling,  as they do not
own the site. A Memorandum of Understanding (MoU) or equivalent documentation between the two parties to confirm
the intention to undertake the repairs and upgrades would be of use as part of this application.



This is because it is my opinion that it is necessary for these works to be undertaken and completed BEFORE the 5-8
years when the quarry activity reaches the nearest point to the Cottage. However, although the applicants are pursuing
the MoU they are unable to provide it at this time, as I understand a number of the Cottage Trustees are overseas.
Consequently Frews have suggested an interim measure of an increased setback until the MoU is in place. Under this
suggestion they will be able to use the quarry access, which at closest is 45m from the boundary and 58m from the
Cottage building itself; they have furthermore offered a setback of excavation to 70m of the Cottage boundary until the
MoU is in place and the repairs completed. I believe that this is a reasonable protective measure: it will allow for the
quarry to proceed whilst protecting the Cottage until the repairs and other necessary monitoring/Temporary Protection
measures are in place.

At this time and in its present condition, the Cottage is vulnerable and in poor repair. My assessment of the affects of the
proposal, if based on its current condition, are that there is the potential for the dwelling to suffer more than minor to
significant adverse affects. For example, with regards to the vibrations caused by the proposed works, I believe that
there is potential for significant damage to occur to an already weakened and structurally unsound building. The
applicants have commissioned a specialist consultant, AJ Sutherland Consulting, to assess and monitor the works; this
ongoing monitoring would need to be included as part of the MoU. My understanding is that Sutherland Consulting
conclude that the vibration are unlikely to exceed standards, and would not exceed the vibrations suffered by the
building during the Canterbury earthquakes, being 2.5mm/s compared with 55mm/s. However, the vibrations will
potentially be constant for a 35 year period, and the extended duration of the vibration effects on a cobb structure which
has not been structurally repaired nor upgraded post-earthquake are not assessed. Furthermore, even though the
vibration report states that the machinery used will comply with international guidelines, no actual assessment of the
vibration effects have been undertaken on this particular heritage building with its cobb construction, taking into account
the vulnerable state of the building in its current condition.

Should the dwelling be repaired and upgraded as per the recommendations of Mr Win Clark included in Mr Pearson's
report, the risk of vibration damage will be greatly reduced during all phases of the quarry activity. Any repair and
upgrade proposal could be mindful of the vibrations potentially affecting the building, and the necessary structural
upgrades could protect the structure throughout the proposal, including the time of most significant risk when the
quarrying nears the dwelling boundary in c5-8 years. If the applicants could provide confirmation that Frews and the
owners would undertake such a repair and upgrade programme before the quarrying encroaches on the boundary, and
include in a MoU permission from the owners for the implementation of the Temporary Protection Plan prepared by Mr
Pearson and the ongoing monitoring programme to be undertaken by AJ Sutherland Consulting, it is my opinion that
these would largely mitigate any potential adverse affects. I would consequently consider the adverse affects on the
dwelling by the application to be not more than minor.

However,  if these mitigating measures were not in place, I have suggested that consideration be given to setting the
quarrying distance further back from the Cottage boundary. In order for me to feel confident that the potential adverse
affects on an unrepaired building with no protection or monitoring in place were not more than minor, I would be
seeking to establish a buffer distance around the Cottage within which no quarrying would be undertaken. Frews have
responded by offering a 70m setback from the Cottage boundary for all excavation; the closest quarry related activities
would consequently then be the access road which at its closest is 45m from the boundary and 58m from the building
itself. I am comfortable with this option, although I would stress it should be an interim measure only, with the
applicants continuing to pursue the MoU to facilitate the TPP and monitoring implementation, and the repairs and
upgrades being undertaken by the owners of the Cottage as soon as is possible.

Dave Pearson has made a number of recommendations in his report, with which I concur. If the applicants were to
accept the recommendations of their consultant and adopt them as part of the application, further mitigation of adverse
affects would be achieved. My understanding is that as per the email of 3 July, these measures are to be adopted by the
applicants along with the TPP prepared by Mr Pearson, and that they will now form part of the quarry management plan.
These recommendations would also need to form part of any MoU or agreement between Frews and the Cottage
owners. They include:

· Prior to the commencement of quarry activities, a detailed inspection of the Cottage is undertaken by a suitably
qualified consultant, which notes and records all the building's defects, especially the cracks

· That  detailed  specifications  are  prepared  to  cover  the  structural  and  remedial  repair  work  required  to  restore  the
Cottage as advocated by Win Clark, and that these works are completed PRIOR to the quarrying approaching the
Cottage boundary, i.e. within 5 years of the quarry starting to operate. This will stabilise the structure and ensure that
the dwelling will withstand any potential quarry impacts, thereby reducing considerably the risks of damage to the
listed building by the proposal.



· That a robust monitoring programme is developed and implemented to identify any monitor any degradation of the
fabric and structure of the dwelling caused by the quarrying, including vibration damage and settlement from ground
subsidence. This would include recording and monitoring all internal and external cracks. After an initial assessment,
this monitoring should be undertaken on a 6-monthly basis during the general works, and increased to 2-monthly or
even monthly when the quarry activity is at its closest to the Cottage.

· That the Temporary Protection Plan included with the RFI responses be in place and monitored before the quarrying
begins immediately adjacent to the Cottage.

Finally, with regards to the adverse affects of the proposal on the setting and context of Tiptree Cottage discussed by Mr
Pearson, I concur fully with his assessment. This includes the loss of the context and setting of the Cottage within
agricultural pasture: the outlook from the dwelling across paddocks to the Southern Alps has remained virtually
unchanged since the earliest days of European settlement, and this outlook includes historic trees and plantings. This is
now set to change dramatically over the next 35 years as the pastoral scene becomes one of industrial processing.
Consequently the contextual significance of the Cottage will be lost during the quarrying , as its setting will be drastically
altered and modified. I do note that the quarry operators are planning to return the landscape to as near as possible its
present state (i.e. grazing land) in 35 years once the quarry is emptied and the land remediated. Furthermore, I
understand that the applicants have now agreed a 20m set back of buildings and excavation from the Cottage boundary
to allow for the retention of the established trees and mature plantings which form a significant part of the setting.
These are of an age as to have been part of the historic plantings made by the Saville family, as detailed by Mr Pearson.
(This will be a 70m setback if the MoU is not prepared and the Cottage repaired prior to the second phase of quarrying in
the vicinity of the Cottage). The applicants have also agreed to providing additional mature plantings to the northern
boundary of the Cottage to provide a visual screen from the industrial processes, to be agreed with the Cottage Trustees.
In my opinion, if these two measures are undertaken the long term adverse affects will not be more than minor once the
remedial work is completed.

I have discussed these proposed conditions with Graham Mather, Senior Compliance and Enforcement Officer at Council
as I am mindful of the 35 year timeframe and what is reasonable in terms of monitoring both for the applicant and
Council staff. The original application included some very detailed and robust Management Plans for the quarry,
including a Heavy Vehicle Management Plan and Cleanfil Management Plan. In my opinion the applicants should give
consideration to commissioning  Mr Pearson to adapt his reports to create a "Tiptree Cottage Management Plan", which
would ensure all of his recommendations are included and monitored, including the TPP, and that this becomes the
responsibility of the quarry operators to implement over the 35 year timeframe, with Council assisting with the
monitoring at key stages. This Management Plan would include all the measures and recommendations made by Mr
Pearson, and could form part of the MoU or agreement between the Cottage owners and Frews. There would then be a
requirement for the applicants to notifying Council under a condition of consent, of the results of the monitoring
programme; informing them that the TPP has been implemented prior to works being undertaken in the vicinity of the
Cottage; and provision of the defect report undertaken prior to the quarrying starting adjacent to the Cottage in 5-8
years time. I understand from the most recent correspondence of 3 July that Mr Pearson's recommendations are to be
adopted by Frews and will be part of the quarry management plan, which will address these issues, once a MoU is in
place. Should the MoU not be achieved, the quarry setback will be 70m from the Cottage boundary and these
considerations will not be applicable.

In conclusion, it is my opinion that there is the potential for the proposal to have significant adverse affects on the listed
dwelling in the short and medium term during the 35 year quarrying period if no mitigating measures are put in place.
This is especially the case given the current condition of the dwelling and the fact that it is in need of repair and upgrade
following the earthquake damage it sustained. However, I believe that once the dwelling has been repaired and
upgraded, and with a MoU between the quarry operators and the owners ensuring regular monitoring and
implementation of a TPP to protect the dwelling, these adverse affects can be largely mitigated. Furthermore, the
applicants have volunteered to have Mr Pearson's recommendations adopted as part of the application and these will
form part of the MoU and quarry management plan, thereby providing the maximum possible mitigation.  With
agreement now in place to have a 20m setback from the boundary the mature plantings will be retained and further
screening is proposed to be put in place, mitigating as far as possible the visual impact of the quarry and loss of context
for the Cottage, it is my opinion that the adverse affects of the proposal are not more than minor.

If it is not possible to achieve the formal MoU with respect to the protection and monitoring of the Cottage, and the
repairs and upgrades are not completed before the quarrying begins, the applicants have confirmed that they will be
setting back quarrying activities from the Cottage boundary to create a buffer zone. This distance has been agreed at
70m of the Cottage boundary. This will mitigate as far as possible the adverse affects on the Cottage until such a time as
the MoU and repairs are completed.



With both the MoU repair option and an alternative buffer zone agreed as an interim protective measure I am
consequently be able to recommend that consent be granted for the proposal outlined in the application RMA
92027872, the RFI responses and the further details provided by email on 3 July 2015.

Please do not hesitate to contact me if you wish to discuss these comments any further.

Best wishes,

Victoria Bliss
Heritage Conservation Projects Planner
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Resource Management Act 1991

Report on a Limited Notified
Resource Consent Application

(Section 42A)

Application Reference: RMA92027872

Applicant:  Frews Quarries Ltd

Site address: 61 Savills Road

Legal Description: RS 3089 Canterbury Dist, Pt Lot 1 DP 22786

Proposal: Establish and operate a gravel quarry and cleanfill activity

Zoning & Notations:  City Plan: Rural 5 (Airport Influences)

 Proposed Replacement District Plan: Rural Waimakariri

 Operative Replacement District Plan: N/A

Activity status:  City Plan: Non-complying

 Proposed Replacement District Plan: N/A

 Operative Replacement District Plan: N/A

Submissions: Six in opposition

 One neutral submission

 (All of these submitters seek to be heard)

Date of Hearing: 27 & 28 October 2015

Recommendation: Grant subject to conditions
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Preamble

1. My name is Emma Chapman.  I am employed as a Planner at the Christchurch City Council.  I have

been employed by the Christchurch City Council since October 2006.  I hold a Master of

Environmental Policy degree from Lincoln University, and a Bachelor of Science degree from the

University of Canterbury.  I have over seven years experience working in the planning and resource

management field.

2. This report has been prepared with advice from the Council staff and consultants detailed below. A

copy of their reports has been attached in the appendices.

Officer Position Appendix
William Reeve Consultant Acoustic Engineer 3
Mike Calvert Transport Network Planner 4
Jennifer Dray Senior Landscape Architect 5
Victoria Bliss Heritage Conservation Projects Planner 6
Dr Trevor Partridge Botanist 9

3. This report reviews the application for resource consent and addresses the relevant information and

issues raised.  It should be emphasised that any conclusions reached or recommendations made in

this report are not binding on the Commissioners.  It should not be assumed that the Commissioners

will reach the same conclusion or decision having considered all the evidence to be brought before

them by the applicant and submitters.

The Application

4. Loe Pearce & Associates Ltd has applied for land use consent on behalf of Frews Quarries Ltd to

establish and operate a gravel quarry and cleanfill activity on a 26.7 hectare site at 61 Savills Road,

Harewood.

5. The proposal is described in detail on pages 7 and 8 of the application document but in brief the key

aspects include:

· 25 hectares of the site to be excavated over 15+ years (with a total consent duration of 35

years)

· Excavation of up to 120,000m3 gravel per year, excavated up to approximately 7 metres below

ground level

· Excavation to cease 1 metre above highest groundwater level at the site.

· A staging plan was submitted as further information showing excavation to be carried out in six

stages of 5 hectares or less.  The eastern half of the site will be excavated first followed by the

western side.
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· Topsoil from the site will be progressively removed from each section before excavation and

stored in the perimeter and internal bunds. This soil will subsequently be used for site

restoration.

· 3m high earth bunds will be constructed along the eastern boundary and centrally along the

west side of the haul road for Stage 1.

· For Stage 2 a bund will be constructed along the western boundary and along the Savills Road

boundary.

· Excavation will be set back 20 metres from property boundaries on the west, east and south of

the site.  The northern boundary of the site is adjacent to Rural 6 (Grasslands) Zone and a

setback of 10 metres is proposed from the northern boundary.

· A 20m setback of buildings and excavation from the Tiptree Cottage site boundaries (10m

originally proposed)

· Existing shelter planting on the site boundaries to be retained and enhanced where necessary.

· The operational processing area containing screening, crushing and processing plant will be

located in the central area of the site.

· Crushing and stockpiling of demolition concrete

· Stockpiles of unprocessed and processed gravel and crushed concrete will be less than 5

metres above the natural ground level and have an area of up to 20,000m2.

· Clean fill will be brought to the site to fill excavated areas.

· Excavation, clean filling and processing of material will occur during hours of 0700 to 1800

Monday to Friday, and 0700 to 1300 on Saturday.  No operations on Sunday or any public

holiday.

· Dust generation will be controlled by using a water cart filled from the existing on-site water

well.

· Traffic movements may peak at up to 328 heavy vehicle and 84 light vehicle trips per day, but

on average, week day traffic movements are estimated to be 30 per hour.

· Heavy vehicle movements to and from the site will be via Savills Road, east of the site, and

Pound Rd.

· Hazardous substance use and storage will be limited to built-in fuel tanks on machinery with

refuelling via a mini-tanker service to the site.

· Clean filling and soil in bunds will be used to restore land surface to original level, as far as

practicable.

· Land will be returned to condition suitable for grazing use.

· No retailing/sale of aggregate directly from the site is proposed.

6. I note that the general theme of the application documents is that the primary activities for which

consent is sought are the extraction and processing of gravel and cleanfilling, with the activity of

concrete crushing as an ancillary activity (in the sense of being supplementary or subordinate) to the

quarrying of the site.  It is my understanding that the concrete crushing activity would cease when the

extraction of aggregate ceases after 15 years.  I have discussed this with the applicant's agent who

confirmed that this understanding is correct and advised that the applicant would not be opposed to
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conditions to clarify the scope of the activity being imposed on any consent granted.  These conditions

would outline that the extraction and processing of aggregate and concrete crushing/processing would

cease after 15 years, that concrete processing is an ancillary activity to quarrying on the site and that

all processing equipment or plant would be removed from the site after 15 years.  After this time,

cleanfilling and site rehabilitation would be the activities taking place on the site.  The consent

application has been assessed and my recommendations made on this basis.

7. The application site surrounds a separate lot at 63 Savills Road which contains a listed heritage

building known as Tiptree Cottage.  This three-storey cob cottage is listed as a Category 1 heritage

item by Heritage New Zealand and is a Group 2 listed building under the City Plan.

Background

8. Commissioner David Mountfort made a notification decision under Sections 95A and 95B of the

Resource Management Act on 24 July 2015.  He determined that the application did not need to be

publicly notified, but that a number of persons may be adversely affected by the proposal.

9. As none of these persons had given their written approval to the application, it was determined that the

application needed to be processed on a limited notified basis.  A copy of the application was served

on those persons and they had an opportunity to make submissions on the proposal.  No other

persons had a right to make submissions on the application.  (Note: The purpose of this hearing is to

consider whether or not consent should be granted to this application.  In making this decision, the

Hearings Panel / Commissioner is required to consider Section 104(3)(d), which states that the

consent authority must not grant a resource consent if the application should have been notified and

was not. Other than this, the Commissioners have no jurisdiction to consider the matter of notification

at the current proceedings.  The only way the notification decision itself can be challenged is by

seeking a judicial review through the High Court.)

10. This application for resource consent was received on 2 December 2014.  The application was on hold

for some months awaiting a response to the S.92 request.  Notice was served on the affected persons

on 29 July 2015.  The submission period closed on 27 August 2015.   A total of seven submissions

were received during this period – six in opposition and one neutral submission.  Refer to Appendix 1
for the location of submitters in the immediate area.

11. Environment Canterbury are concurrently processing two further consent applications for this activity:

· CRC153916 - Land use consent for excavation and deposition
· CRC153917 - Discharge contaminants to air

These applications were limited notified to a number of parties twice due to a postal error with the

original notification documents.  Submissions closed on the second submission period on 2 October

2015.  A total of nine submissions were received on the ECan applications, one in support, seven in

opposition and one which did not state a position.
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12. Christchurch City Council was one of the submitters on the ECan applications on ecological matters

relating to the McLeans Island Regional Park to the north of the site.  Due to an internal

miscommunication within the Council, Trevor Partridge provided ecological advice for the submission

from the Christchurch City Council as owner of the adjoining site.  However as Dr Partridge had

already provided advice on this resource consent application to the Council as consent authority, the

Council submission was subsequently withdrawn and Mr Partridge has provided his comments as

technical advice on this report.

Existing environment

13. The application site is located to the west of the Christchurch International Airport, on the northern side

of Savills Road in Harewood. Figure 1 shows the application site and some features of the immediate

area.

Figure 1: Location of application site

14. The existing environment in the vicinity of the site and the application site itself are described in

sections 1.2 and 1.3 of the application document.  In terms of the surrounding environment I would add

that surrounding landuses are also primarily pastoral in nature, although Grant Brothers operate a

small 7.2 hectare cleanfill operation at a former quarry site on Savills Road to the south-east of the

application site.  The two sites immediately to the north of the application site at 151 Conservators

Road and 891 Pound Road are owned by the Christchurch City Council and Christchurch International

Airport Ltd respectively and contain Ecological Heritage Site 1.33, which comprises ecologically

significant Danthonia grassland.

15. Savills Road is classified as a local road in the City Plan and currently carries around 250 vehicles per

day.

Application Site

Tiptree Cottage

Existing cleanfill site

Airport runway

Golf Course

Pound Road / Savills

Road new alignment

Transpower

transmission line

Ecological

heritage site
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16. An earthquake-displaced demolition salvage business, Brown Sparrow Ltd, is currently operating on

part of the site and is authorised by a Temporary Activity Approval (RMA92023826), issued under

Canterbury Earthquake (Resource Management Act Permitted Activities) Order 2011.  This approval

was due to expire on 18 April 2016 however the Replacement District Plan has made activities

established under that Order in Council permitted activities until April 2018.  The applicant has stated

that this business will vacate the site, should the quarry resource consent be approved.

Other matters

17. Two other resource consent applications for quarries in the vicinity of the application site have been

received and are currently being processed by Christchurch City Council.  The location of these in

relation to the Frew Quarries Ltd application site is indicated in Figure 2 below.  The other quarry

consent applications are:

· RMA92029421 - Harewood Gravels, 21 Conservators Road

· RMA92028479 - SOL Quarries Ltd, 81 Conservators Road

Figure 2: Location of three proposed quarry sites

18. At the time of writing this report the SOL Quarries application has been limited notified and that

application is proceeding to a hearing on 21st October 2015.  The original Harewood Gravels consent

application was withdrawn and an amended application subsequently lodged.  The notification decision

on this second Harewood Gravels application has not yet been made at the time of writing this report.

The Planning Framework

19. The operative Christchurch district plans are under review. Stages 1, 2 and 3 of the Proposed

Christchurch Replacement District Plan have been notified, and the Independent Hearings Panel has

made a number of decisions on specific parts of the plan, including ‘Strategic Directions and Strategic

SOL QUARRIES

HAREWOOD GRAVELS

FREWS QUARRIES
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Outcomes’.  Some of the rules have legal effect pursuant to section 86B of the Resource Management

Act, while others are fully operative.  This application however was lodged prior to decisions being

released on any parts of the Proposed Replacement District Plan (PRDP).  Assessment of the

proposal against any operative rules of the PRDP is therefore not required, however regard must be

had to the relevant PRDP objectives and policies.

20. The rules that are applicable to this proposal have been assessed and the breaches are identified

below. Relevant objectives and policies are discussion in a later section of this report.

Christchurch City Plan

21. The site is zoned Rural 5 (Airport Influences) under the City Plan.  The Plan anticipates this zone will

be developed for rural and, to a certain extent, other activities in a manner which maintains the

continued safe and uncurfewed operation and development of the International Airport.

22. Environmental results anticipated for the Rural 5 zone are:

(a)  The operation of activities within the Rural 5 (Airport Influences) Zone in a manner which maintains

the continued safe and uncurfewed operation and development of the International Airport.

(b)  Some adverse environmental noise effects associated with the proximity of aircraft operations and

associated activities at the airport with gradual use of quieter aircraft, but with substantially greater

numbers of aircraft movements.

(c)  A level of intensity of land use activities and future subdivision activities within this zone so as to

ensure that neither of these lead to demands for curfewed airport operations.

(d)  Management of land use activities consistent with the sustainable management of groundwater

resources and the protection of them from contamination.

(e)  The maintenance of safe and efficient traffic movement on Russley Road, and Johns Road while

continuing to make provision for activities of an industrial or processing nature which require a rural

location.

(f)   The maintenance and enhancement of the potential of versatile soils.

(g)  The presence of appropriately located rural selling places of a scale consistent with the economic

well-being of the community, traffic safety, and the protection of visual amenity.

(h)  Recognition of the likely airport noise environment and achievement of noise insulation as a means

of ensuring adequate mitigation of adverse environmental effects which might otherwise be

experienced by residents in this zone.

23. The objectives and policies for the Rural zones generally seek the continued use of the rural resource

for rural activities, to ensure that non-rural activities occur at a scale consistent with avoiding or

mitigating adverse effects on rural resources and the character of the rural area, and to provide for

mineral extraction in certain identified locations.  Key objectives and policies are listed within

Appendix 7, and are discussed in detail in a later section of this report.

24. The proposed activity fails to comply with the following City Plan rules:
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· Community Standard 4-2.4.1 Vehicle Generation - The maximum number of vehicle trips per site

for non-rural activities shall be 100 per day.  It is estimated the quarry will generate up to 412

vehicle trips per day (328 heavy vehicle movements and 84 other vehicle movements).

· Critical Standard 4-2.5.5 Site Coverage (Other Activities) - The maximum area of any site covered

by buildings, impervious surfaces and outdoor storage for other activities shall be 100m2.  The site

coverage for buildings and storage of aggregate, concrete etc will exceed 100m2.

· Development Standard 9-5.6.2 Filling and Excavation on Other Land - The maximum permitted

volume of fill or excavation in the Rural 5 zone is 100m3/ha with a maximum depth of fill or

excavation of 0.5m.  The proposed quarry will exceed both the volumes and depths with

excavation in the order of 70,000m3/ha and a proposed quarry depth of 7m.

· Development Standard 11-1.3.3 Noise Control - Any activity which does not comply with any

relevant development standards specified in Table 1 shall be a discretionary activity, with the

exercise of the Council's discretion limited to matters related to noise.  The proposed quarry

activity will not comply with the relevant development standards at the boundary with a number of

neighbouring properties.

· Development Standard 13-2.2.16 Surface of Parking and Loading Areas - The surface of all

parking, loading, and associated access areas shall be formed, sealed and drained and parking

spaces permanently marked.  Parking areas associated with the activity will not be formed, sealed

and permanently marked.

· Development Standard 13-2.3.3 Length of Vehicle Crossings - The maximum length of a vehicle

crossing shall be 9m.  The proposed heavy duty rural vehicle crossing will exceed 9m.

· Development Standard 13-2.3.4 Minimum Distance between Vehicle Crossings -  For  sites  with

frontage to a road where the speed limit is 100km/h, the minimum spacing between successive

accesses shall be 200 metres.  The spacing between the existing and the proposed accesses on

the application site is 70m from (centre to centre).

· Development Standard 13-2.3.8 High Traffic Generators - Any activity on a site which generates

more than 250 vehicle trips per day shall be a discretionary activity with the Council's discretion

limited to matters associated with vehicular access.  It is estimated the activity may generate up to

412 vehicle trips per day.

25. Overall the proposal must be considered as a non-complying activity under the City Plan as it

breaches a critical standard.

Proposed and Operative Christchurch Replacement District Plans

26. There are no rules in either the Proposed or the Operative Replacement District Plan which are

applicable to this proposal (i.e. rules with legal effect pursuant to section 86B and those with fully

operative status).
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27. The objectives and policies for the rural zones generally seek a productive and diverse rural

environment where the range of activities supports and maintains the rural working environment,

including the potential productive capacity of the land, where activities located on rural land is limited to

those that have a direct relationship with rural resources and where rural character is maintained and

enhanced.  Key objectives and policies are listed within Appendix 8, and are discussed in detail in a

later section of this report.

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

28. These standards became operative on 1 January 2012 and seek to ensure that land affected by

contaminants in soil is appropriately identified and assessed before it is developed and if necessary the

land is remediated or contaminants contained to make the land safe for human use.

29. The NES controls soil disturbance on land where an activity on the Hazardous Activities and Industries

List (HAIL) is being carried out, has been carried out, or is more likely than not to have been carried

out.  Environment Canterbury and Council records indicate that the application site has not been used

for an activity on the Hazardous Activities and Industries List (Ministry for the Environment) therefore

the NES does not apply.

Regional Policy Statement

30. The Canterbury Regional Policy Statement provides an overview of the resource management issues

in the Canterbury region, and the objectives, policies and methods to achieve integrated management

of natural and physical resources.  It contains provisions relating to rural areas and regarding air

quality and versatile soils.  These will be discussed further in a later section of this report.

Submissions

31. Seven submissions were received on this application (six in opposition and one neutral).  A list of

submitters and their location in the surrounding area can be found in Appendix 1.

32. Copies of all submissions have been provided to the Commissioners.

33. The reasons for the submission/s in opposition are summarised as follows:

· Effects of the proposal will be more than minor

· Mitigation measures will not adequately control dust effects, including silica dust

· Processing, storage and transportation of demolition concrete should not be allowed

· City Plan noise standards will be exceeded

· Savills Road will require upgrading to safely accommodate heavy vehicle traffic

· Proposed traffic management plan will be ineffective, drivers will seek to turn right out of the site
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· Further widening is required on Savills Road to Guys Road and the Savills/Guys intersection

should be redeveloped

· Will result in significant change to the rural character and amenity of the area.  Combination of

traffic, noise, dust and visual effects over an extended period of time will change rural character

to an unacceptable degree

· Traffic, noise and dust effects will adversely affect the submitters' horses

· Site is located over an unconfined aquifer.  Baseline monitoring of ground and surface water

quality should be undertaken prior to activities commencing and throughout the duration of the

activity

· Storage of hazardous substances should be limited to 5,000 litres

· Uncertainty over the extent of imported cleanfill and the future plans for the site, which is not

properly addressed in the application

· The full statutory term of 35 years is inappropriate.  If consent is granted, it should be for a

significantly shorter term.

· The hours of operation of the quarry would also need to be restricted

· An ongoing monitoring programme should be developed to monitor for compliance to dust and

noise effects at multiple points on surrounding properties, with remedial measures specified in

any consent

· Application is contrary to the objectives and policies of the relevant district and regional planning

documents.  Reliance on the Recovery Strategy does not justify the grant of consent.

· Application is contrary to Part II of the RMA

· Attraction of wildlife, in particular Black-backed Gulls (Larus dominincanus)

· Management of waste to avoid attracting birds or rodents

· Lighting and glare impacts on aviation

· Contamination of groundwater upstream of Christchurch International Airport through deposition

of cleanfill or spillage of hazardous substances.

34. The submission prepared by Anderson Lloyd on behalf of six adjoining landowners also raised the

matter of the cumulative effects of this activity in combination with the effects of the two other quarry

activities in the area for which resource consents are currently being sought (Harewood Gravels at 21

Conservators Road (RMA92029421) and SOL Quarries Ltd at 81 Conservators Road

(RMA92028479)).  However, legal advice obtained by the Council from Richard Fowler (QC) has

confirmed that the effects of activities for which consent has not yet been granted cannot be

considered to form part of the receiving environment and therefore the cumulative effects of the three

quarries cannot be considered.  At the time of writing this report, no substantive decisions have been

made on the other two consent applications, although by the time the Commissioners come to write a

decision for this application, a decision may have been issued for the SOL Quarries application, at

which time the cumulative effects of the two activities could be considered.  Mr Fowler's legal advice is

attached as Appendix 2 to this report.
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Statutory Considerations

Resource Management Act 1991

35. When considering an application for resource consent and any submissions received, the consent

authority must have regard to the matters listed in Sections 104, 104B and 104D of the Resource

Management Act 1991. Subject to Part II of the Act, which contains the Act’s purpose and principles,

including matters of national importance, the consent authority shall have regard to:

a) Any actual and potential effects on the environment of allowing the activity.

b) Any relevant provisions of a plan or proposed plan, regional policy statement

c) Any other matter the consent authority considers relevant and reasonably necessary to determine

the application.

36. It should be noted that other than giving pre-eminence to Part II, Section 104 gives no priority to other

matters.  They are all matters to have regard to and the consent authority must exercise its discretion

as to the weight that it gives certain matters, depending on the circumstances of the case.

37. Under Sections 104B and 104D, when considering an application for resource consent for a non-

complying activity, a consent authority may grant or refuse the resource consent, and (if granted) may

impose conditions under section 108.

38. Under Section 104D, and despite any decision made for the purpose of Section 95A in relation to

minor effects, a consent authority may grant a resource consent for a non-complying activity only if it is

satisfied that either the adverse effects of the activity on the environment will be minor, or that the

application is for an activity that will not be contrary to the objectives and policies of the plan and

proposed plan.

39. Even where one of the threshold tests in Section 104D is met, the consent authority still retains an

overall discretion as to whether to grant the application.  That discretion is to be exercised having

regard to the criteria set out in Section 104.

40. Pursuant to Section 104(3)(a)(i) a consent authority must not have regard to trade competition when

considering an application.

41. As noted previously, Section 104(3)(d) states that a consent authority must not grant a resource

consent if the application should have been notified and was not.  The application was limited notified

to those persons identified as being affected by the proposed activity.  I do not consider that any

additional information has become available that is relevant to the decision that was made under

Sections 95A and 95B of the Resource Management Act.
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Recovery Strategy for Greater Christchurch

42. The Recovery Strategy for Greater Christchurch (the Recovery Strategy) prepared by CERA under the

Canterbury Earthquake Recovery (“CER”) Act became operative on 1 June 2012.  It is a statutory

document that must be "read together with, and forms part of" other relevant legislation within the

greater Christchurch area.  The City and District Plans (and a number of other statutory documents)

must not be interpreted or applied in a way that is inconsistent with the Recovery Strategy.

43. “Recovery” is defined in the CER Act as including both restoration and enhancement (Section 3).

44. Section 4 identifies the vision for the recovery of Greater Christchurch and supporting goals relating to

the six components of recovery.  The following goals are of particular relevance to this application:

Leadership and Integration – Coordination between public and private sector, and communities to

contribute to recovery and future growth by:

· Facilitating a timely and efficient recovery

Economic – Revitalise greater Christchurch by:

· Planning for a well-functioning Christchurch central city and thriving suburban centres
· Facilitating the recovery and development of the Central Business District
· Restoring the confidence of the business sector to enable economic recovery and growth
· Ensuring a range of employment options

Cultural – renew greater Christchurch’s unique identity by:

· Acknowledging and celebrating Ngai Tahu, colonial and other heritages and connections
· Restoring historic buildings, where feasible, for the benefit of the community
· Embracing necessary changes to the city’s character and urban form

Built Environment – Develop resilient, cost effective, accessible and integrated infrastructure,

building, housing and transport networks by:

· Prioritising infrastructure investment that contributes during recovery and into the future
· Develop a transport system that meets the changed needs of people and businesses
· Rebuild infrastructure and buildings in a resilient, cost-effective and energy-efficient manner
· Drawing on sound information about ongoing seismic activity and environmental constraints.

Natural Environment - Restore the nature environment to support biodiversity and economic

prosperity, and to reconnect people to the rivers, wetlands and Port Hills by:

· Ensuring recovery activities value, protect and sustainably manage our water sources
· Enhancing air quality through managing recovery activities that impact on air quality
· Sorting, storing and processing waste in an environmentally safe and effective manner.

45. Section 5 of the Recovery Strategy identifies a number of priorities for recovery to address and

promote social, economic, cultural and environmental wellbeing.  These include:
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· Permanent repair or rebuild of infrastructure in areas identified for redevelopment and

development in the short to medium term.

· Supply of land for recovery needs through efficient consenting processes and timely provision,

restoration or optimisation of infrastructure.

· A functioning Central Business District and suburban areas that provide opportunities for local

businesses and economic activities to relocate, maintain services and grow.

46. A number of Recovery Plans have been developed in accordance with Section 7 of the Recovery

Strategy:

· Christchurch Central Recovery Plan (operative 31 July 2012)

· Transport chapter of the Christchurch Central Recovery Plan entitled “An Accessible City”

(operative 31 October 2013)

· Land Use Recovery Plan (operative 6 December 2013).

Actual and Potential Effects on the Environment (S.104 (1)(a))

47. As a non-complying activity the Council’s assessment is unrestricted and all actual and potential

effects of this proposal must be considered.  Relevant guidance is contained in the reasons for the

rules breached and the relevant assessment matters as to the effects that require consideration.  I

have considered the relevant issues and it is my view that they fall broadly into the following

categories:

· Noise

· Traffic

· Visual amenity and landscape

· Dust

· Rural character

· Ecological values

· Loss of versatile soils and productive potential

· Impacts on historic Tiptree Cottage

· Impacts on groundwater

· Impacts on electricity transmission assets

· Impacts on airport operations

· Positive effects

Section 104(2)

48. Prior to undertaking an assessment of the effects of this proposal it is useful to consider discretion

available under Section 104(2) of the Act (referred to as the “permitted baseline”) whereby a consent

authority may disregard an adverse effect of an activity on the environment if the Plan or national

environmental standard permits an activity with that effect.  Case law has established that this relates

to the effects of non-fanciful hypothetical activities which could be carried out as of right under the
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Plan.  I note that the use of Section 104(2) is discretionary, however I see no reason why that

discretion should not be exercised in this case.

49. A complying rural activity could be carried out on the application site.  Such an activity could involve

agricultural, horticultural or pastoral farming, the boarding or training of animals, forestry or an outdoor

recreation activity.  Permitted site coverage for these activities could involve up to 6000m2 of buildings

and impervious surfaces (shade houses, tunnel houses and glass houses are excluded from site

coverage calculations provided that they are not located over an impervious surface), with buildings

set back 15m from the road boundary and 10m from internal boundaries.  The maximum height of

permitted rural buildings would be 9m.  Traffic generation for a permitted rural activity would be limited

by the high traffic generator rule to 250 vehicle trips per day (although it is noted that permitted rural

activities on the site would be unlikely to generate that level of traffic).

50. In addition to the above rural activities, a small scale non-rural or ‘other’ activity would be permitted to

operate from the application site, subject to a limit of 100m2 for buildings, impervious surfaces and

outdoor storage associated with the activity.  The other activity could operate on its own or in

conjunction with a rural activity provided the total site coverage did not exceed 6000m2.  The maximum

number of vehicle trips to a site per day for other activities is limited to 100.

Noise

51. Noise is a matter which is a key element of amenity values.  Excessive noise is one of the

environmental indicators that is most commonly recorded in complaints about adverse effects of

activities.  Control is required to ensure that activities do not create noise which disturbs enjoyment of

residential properties, sleep, the use of public places, intrudes into the natural environment, or is of

such a level that it is injurious to health.  The Rural 5 Zone is considered a Group 1 (most noise

sensitive) zone, in recognition of the level of amenity anticipated in this zone.  The proposed quarry

and cleanfill activity will not comply with the City Plan daytime noise limits at the boundaries of the

application site.

52. As part of the proposed activity, noise will be generated from a number of sources including the

construction of bunds, the excavation of material, crushing, screening and processing aggregate and

demolition concrete, heavy vehicle and other traffic and other activities associated with quarrying.

Activities on site will take place between the hours of 0700 to 1800 Monday to Friday and 0700 to 1300

on Saturday and no activities will take place on Sundays or public holidays.  I note that it is not

proposed to operate the quarry at night, therefore the City Plan’s night time noise standards will not be

breached. Accordingly, the below assessment only relates to the Plan’s day time noise standards.

53. The applicant has submitted a noise assessment as part of their application (Appendix 1). This

assessment was prepared by Marshall Day Acoustics (MDA). The assessment was subsequently peer

reviewed by Mr William Reeve of Acoustic Services Limited (AES) and his memo is attached as

Appendix 3 to this report.
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54. Mr Reeve considered the assumed sound power levels for quarry equipment to be acceptable and the

modelling of these, in terms of duration of operation and location of equipment, to be conservative

representations of the operation of the quarry site.  Mr Reeve notes in his memo:

"On the whole, the predicted noise levels appear reasonable and the predicted noise levels at

dwellings are less than 50 dB LAeq which complies with all guidance as to the protection of

amenity during daytime (for example, World Health Organisation and NZS6802 guidance).

However, MDA have also identified areas on non-compliance with the City Plan noise

standards at the boundaries of adjoining sites which contain dwellings. There are also areas of

non-compliance shown over other rural sites. We appreciate for some of these sites, the noise

effects may not be realised (for example some may never be used for residential or noise

sensitive rural purposes during the lifetime of the quarry)."

Figure 3: Location of properties at which City Plan noise standards will be exceeded

55. In his noise memo providing advice for the Council's notification decision on this consent, Mr Reeve

identified those properties where the City Plan noise limits would be exceeded at the boundary of the

site.  These properties are indicated in Figure 3, with the addresses of those properties containing a

dwelling shaded in pink.  As outlined above, although compliance with the 50 dB LAeq City Plan

standard is not achieved at the property boundaries, Mr Reeve concurred with the MDA assessment

that noise levels would meet this standard at the notional boundary of any dwellings. He noted that

MDA have recommended a condition to ensure that this is in fact the case, requiring noise monitoring

to be conducted prior to any work within 150m of the western site boundary and for the extent of on-

site operations to be modified to ensure the noise level does not exceed 50 dB LAeq at the notional

boundary of any existing dwelling.  Mr Reeve agreed with this approach.

Application site

715 Pound Rd (ECan)

63 Savills Rd

48 Savills Rd

(cleanfill site)

71 Savills Rd

95 Savills Rd

117 Savills Rd

819 Pound Rd (CIAL)151 Conservators Rd (CCC)

40 Conservators Rd

70 Conservators Rd

25 Savills Rd
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56. Mr Reeve concurred with the MDA assessment that with the volume of truck movements proposed and

if trucks are required to access the site from Pound Road, then traffic noise levels received at the worst

affected dwelling (117 Savills Road), will be acceptable.  MDA based this on the fact that the dwelling

at 117 Savills Road is set back approximately 90m from Savills Road.  I note that given the fact that

trucks will arrive at and leave the site to the east along Savills Road to the intersection with Pound

Road, heavy vehicle traffic will not pass by the rural-residential properties to the west of the site and

therefore off-site vehicle noise effects will be minimised for these properties.

57. Mr Reeve also agreed that the predicted noise levels at 25 Savills Road during bund formation would

achieve compliance with the construction noise standard (NZS6803:1999), noting that these levels will

be up to 68 dB LAeq for a very brief time and that construction noise is excluded from assessment

under the City Plan rules.  Overall, Mr Reeve considered construction noise would be less than minor.

58. Mr Reeve also addressed the matters raised in submissions.  With respect to the concerns regarding

the exceedance of City Plan noise standards, Mr Reeve commented:

"We consider that an exceedance of the City Plan limits in itself is not necessarily an indicator

of a significant adverse effect, especially when considering that noise associated with the

quarry under worst-case conditions will not exceed 50 dB LAeq at the notional boundary of

any existing dwellings. However, we agree that where noise levels at the boundary of the site

exceed 50 dB LAeq, further consideration of noise effects is relevant. As discussed above, if

these sites are currently used for rural residential purposes, or dwellings are likely to be

constructed on any adjoining sites ‘as of right’ within the extent of the 50 dB LAeq contour,

then we would consider there to be the potential for reverse sensitivity noise effects."

59. With regard to submitters' concerns about the assumptions made in the MDA report regarding the

height of the equipment in the pit, Mr Reeve advised that he agreed with the MDA approach and

considered their assumptions to be conservative.

60. Submissions queried the lack of detail regarding construction of the sound barrier around the

processing plant and suggested the enclosure of the plant and all conveyors.  Mr Reeve outlined the

barrier proposed as a 5.4m high barrier comprising 40 foot shipping containers stacked two high and

concurred with Marshall Day that shipping containers can form an effective noise barrier.  However, he

did consider further certainty around the design of this was required and recommended a condition of

consent as follows:

"A barrier formed from 40 foot shipping containers stacked two high must be constructed prior

to the operation of any processing equipment in the location shown in the Marshall Day Noise

Assessment dated 19 November 2014.  This barrier must be 5.8 metres high and extend at

least 1.5 metres to north and east of any processing equipment. Any gaps between shipping

containers must be closed with a material which has a mass of at least 8 kg/m2 (e.g. 15 mm

plywood)."
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61. Mr Reeve was of the opinion that fixing additional acoustic material to the face of the containers (as

suggested by submitters) would have no direct benefit and that enclosing the processing plant would

be impractical.

62. Submitters also asserted that the central bund should remain in place immediately to the west of the

haul road for duration of the activity rather than being removed after the eastern side of the site has

been quarried.  Mr Reeve agreed that this bund would help to reduce noise from trucks using the haul

road and recommended this barrier remains in place.  This can be required by way of a consent

condition.

63. Mr Reeve also addressed the matter of the impacts of noise on submitters horses, advising that he

considered MDA's comments relating to livestock to be reasonable and consistent with the experience

of AES.  MDA's comments in this regard are:

"Research on the general effects of noise on livestock indicates that there is little response

unless the noise is particularly impulsive. Even with impulsive noise, this research indicates

that animals readily adapt. This supports our observations of the habituation of livestock to

noise. For example, in the vicinity of Christchurch International Airport, we have observed

racehorses grazing with no sign of disturbance during aircraft flyovers with noise levels in

excess of 90 dB LAmax."

64. Mr Reeve went on to make the following conclusions:

· "The predicted levels of operation noise associated with the quarry under worst-case conditions

will not exceed 50 dB LAeq at the notional boundary of any existing dwellings.

· Construction noise levels will comply with the NZ6803:1999 at the 25 Savills Road (and at all other

existing dwellings) during bund formation.

· The predicted levels are actually not expected to be experienced for much, if any of the time, due

to the conservatisms in the predictions and underlying assumptions.

· An appropriate condition requiring noise monitoring is proffered in the MDA report, which will verify

that noise levels will not exceed 50 dB LAeq at any dwelling to the west of the site."

Based on these conclusions, Mr Reeve advised he agreed with MDA that the noise effects will be

acceptable at all existing dwellings.

65. Mr Reeve went on to conclude with respect to the exceedance of the City Plan noise standards at the

boundary of some adjoining properties that the effects of this breach would be less than minor,

assuming that no dwellings were likely to be constructed in these parts of the adjoining properties and

the land is not used for noise sensitive purposes.  With respect to 117 Savills Road, I note that a large

proportion of the site is under the 65-95 SEL/Ldn air noise boundary where new dwellings are

prohibited.  With regard to 25 Savills Road, the dwelling is already located adjacent to the site

boundary.  Given that the minimum net site area for a new dwelling in this part of the Rural 5 zone is
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20 hectares, none of the surrounding lots are large enough to accommodate any additional dwellings.

The relocation of any existing dwellings within the adjoining properties closer to the application site is

unlikely (and is likely to fall outside the scope of the existing use rights for these sites).

66. I accept Mr Reeve's advice in regards to the predicted noise levels and compliance with relevant WHO

and NZS guidelines at the notional boundaries of surrounding dwellings.  However despite the fact that

the noise levels may comply with health regulations, this does not mean that the noise levels will be

inaudible or unnoticeable.  Adjoining neighbours could reasonably expect to experience noise levels

on any parts of their properties to be in compliance with the City Plan standards and at levels likely to

be generated by permitted rural or 'other' activities.  Adjoining rural-residential neighbours may utilise

any parts of their properties for outdoor living or recreational activities (ie horse riding, gardening).  It is

difficult to envisage a permitted activity on the site which would generate similar levels of constant

noise to that produced by a quarry and cleanfill operation over 15+ years.  For this reason, I consider

that noise impacts on the adjoining properties at which there is a non-compliance with City Plan

standards and which contain residential dwellings (including Tiptree Cottage) can be regarded as

minor, notwithstanding noise levels at dwellings may be within acceptable guidelines.  However, given

the agreement between the acoustic consultants that the assessments made are conservative and that

predicted noise levels are not likely to be experienced for much, if any, of the time that the activity is

operating, I would not consider the noise effects on these properties to be more than minor.

67. In terms of the remaining properties which do not contain residential dwellings, I note that Christchurch

International Airport Ltd (CIAL) owns two properties to the east of the application site (at 71 and 95

Savills Road) in the Rural 5 zone and the property to the north at 819 Pound Road which is zoned

Rural 6.  None of these properties are large enough to accommodate a dwelling as a permitted activity

and I note that the vast majority of 819 Pound Road is within the 65 dBA Ldn/95 SEL dBA air noise

boundary within which residential units are a prohibited activity.  The other property directly to the north

of the application site is 151 Conservators Road, owned by Christchurch City Council, zoned Rural 6

and containing an ecological heritage site.  None of these properties are likely to have a residential unit

constructed on them at any point in the future and have limited public access.  Consequently I consider

noise effects on these properties to be less than minor.

Traffic

68. The proposed gravel quarry will generate significant amounts of heavy vehicle traffic which will enter

and exit the site via a new vehicle crossing centrally located on the road frontage.  Heavy vehicles

leaving the site will be limited to turning left onto Savills Road and travelling north-east to the Savills /

Pound Road intersection.  Vehicles arriving at the site will also utilise the Savills / Pound Road

intersection and travel south-west along Savills Road, turning right into the site.

69. The proposal triggers the Rural 5 vehicle generation rule which limits the number of vehicle trips for

'other activities' to 100 per day.  The Plan notes that the number of vehicles visiting any site can serve

as an indicator of the intensity of use of that site and the associated environmental effects on roads
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and other activities in the vicinity.  The rule applies only to non-rural activities to ensure that only those

activities of a scale appropriate in a rural environment may establish as of right.  The rule is aimed at

the protection of neighbours' amenities from excessive traffic movement, and of the safety and

efficiency of the highway network.  Further, the general ‘high traffic generator’ rule is triggered by the

proposal, as traffic movements will exceed 250 per day.

70. The applicant has supplied a traffic assessment from Traffic Design Group (TDG) (Appendix 2 to the

application) and this assessment has been peer reviewed by Mr Mike Calvert, a Council Transport

Network Planner.  Mr Calvert's memo is attached as Appendix 4 to this report.

71. Mr Calvert noted that the current daily traffic flows on this part of Savills Road are less than 250

vehicles per day and therefore the additional 300 - 400 heavy vehicle trips proposed by the applicant

will result in a substantial increase in traffic on this section of Savills Road.  Savills Road currently has

a legal road corridor width of 20m and a sealed carriageway width of approximately 5.7m.  TDG were

of the opinion that the increased volumes will have a negligible effect on the safe and efficient

operation of Savills Road.  Mr Calvert, however, disagreed with this assessment, stating the following:

"… Austroads Guide to Road Design Part 3 - Geometric Design, specifically recommends not

using a road width between 4.5 to 6.0 metres as it may lead to head-on crashes. It further

recommends that for traffic volumes between 500 to 1000 vpd (particularly where there are

high volumes of heavy vehicles) that the minimum sealed width should not be less than 7.2

metres to enable adequate width for vehicles to pass each other. This width is the absolute

minimum recommended by Austroads and I consider that, given the high volume of trucks that

will be using this section of rural road the width should be increased to provide for 3.5 metre

lanes plus 0.5 metre shoulders (total sealed width of 8.0 metres) plus a hard (unsealed)

shoulder of 0.5 metres. This will ensure that there is adequate width for trucks to pass each

other safely without being required to drive off the sealed road creating safety and future

maintenance issue."

72. Mr Calvert further noted:

"The intersection of Savills Road with Pound Road has been upgraded to a standard that will

safely and efficiently cater for the types of heavy vehicles to be used in conjunction with the

quarry. However, the length of road between Pound Road and the proposed property access

has not been upgraded. In my opinion, Savills Road in its current form is not suitable to

provide safely and efficiently for the extra 350 to 400 vehicle trips, most of which will be heavy

vehicles. The narrow formation will not enable heavy vehicles to pass within the available road

formation and would lead to safety issues. The lack of formed width will also lead to

deterioration of the asset as the road edges deteriorate due to vehicles driving off the sealed

edges of the road as they pass each other. In order to mitigate the adverse traffic effects of the

extra trucks the road would need to be widened as discussed in the body of this memo to

provide two widened traffic lanes and shoulders."
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73. Mr Calvert recommended a condition be applied to any consent granted to require Savills Road to be

widened as he has outlined from the site accessway to the intersection of Pound Road.  After some

discussion, the applicant agreed to this requirement and advised that the application is to be amended

to include the road widening at the cost of the applicant. It is noted that there is another proposed

quarry at 21 Conservators Road which is likely to be subject to a similar road widening requirement

and, should both consents be granted, there may be an opportunity for the consent holders to come to

a cost-sharing arrangement.

74. With respect to the site access and any impacts on the performance of the Savills Road / Pound Road

intersection, Mr Calvert made the following comments:

"The applicant proposes to widen Savills Road at the single property access to provide for the

heavy vehicle movements into and out of the property in line with the NZTA Planning Policy

Manual (PPM) Appendix 5B. I consider that this is an appropriate design standard for the

access, but note that there appears to be a discrepancy in the measurement of the length of

the widening shown in the application (40 metres vs 50 metres) relative to that recommended

in the PPM.

The applicant is also proposing to seal the access into the site which will assist in preventing

gravel and debris being carried out onto the public road. I also agree with the proposed

setback for the gateway to enable large vehicles to stop clear of the carriageway if it is closed

when the truck arrives at the site."

75. The applicant has provided a SIDRA analysis for the Pound Road / Savills Road intersection which

indicates that additional traffic generated by the quarry would not have adverse effects on the safety

and efficiency of the intersection.  Council transport staff have also recently undertaken additional

traffic surveys and completed further analysis of the intersection performance.  Mr Calvert advises that,

while traffic turning right out of Savills Road into Pound Road will experience some increased delays

during the evening peak, the intersection performance is still considered acceptable.  Mr Calvert

considered this would have no more than minor effects on the safety and efficiency of the transport

network.

76. Mr Calvert also addressed the traffic matters raised in submissions.  Submitters were concerned that,

despite a traffic management plan being in place for the activity requiring vehicles  to turn left out of the

site and utilise the Savills / Pound Road intersection, truck drivers would ignore this and choose to turn

right and use the Savills / Guys Road intersection.

77. Mr Calvert acknowledged that truck drivers do tend to take the shortest route in order to save on Road

User Charges.  However, he noted that the Savills / Pound Road route is slightly shorter than the

alternative Savills / Guys / School / Haskett / West Coast Road route, with the former route having

fewer intersections and correspondingly fewer delays.  Mr Calvert considered that the Savills / Pound
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Road route is likely to be the preferred route unless the delays at the intersection become excessive.

He noted that the alternative route may become more attractive at peak times, however did not

consider that this would have more than minor effects on the transport network.

78. Submitters were also of the opinion that further road widening is required on Savills Road to Guys

Road and that the Savills/Guys intersection should be redeveloped to accommodate an increase in

heavy vehicle traffic.  Mr Calvert addressed this matter in his report, stating:

"The suggested extension to the improvements that have been suggested by the submitters is

quite extensive and as stated in Section 4.2 it is unlikely that heavy vehicles will choose this

route unless there are significant delays at the intersection of Pound / Savills. The modelling

undertaken does not indicate that this will be the case and therefore I do not consider that they

would be justified to cater for a few peak time trucks that may travel on this route to avoid the

Pound / Savills intersection."

79. Mr Calvert concluded with respect to traffic effects that consent was able to be granted, subject to

conditions relating to the upgrading of Savills Road to the Pound Road intersection and the sealing

and formation of the site access point.

80. I accept Mr Calvert's assessment of the effects of the proposal on the safety and efficiency of the

surrounding road network.  I consider that the condition relating to road widening will adequately

mitigate initial safety concerns regarding the increased volume of heavy vehicle traffic.

81. In addition to safety and efficiency concerns the City Plan also notes that increased vehicle traffic, in

particular heavy vehicle traffic can have associated amenity effects, including increased noise, dust,

vibration, fumes and inconvenience related to increased waiting times for turning into and out of a

neighbouring property.  Adjoining properties may be affected by increased heavy vehicle traffic

movements in excess of those anticipated by the Plan.  In this instance I consider that the increased

heavy vehicle traffic will have some adverse effects on the rural-residential property to the east of the

application site at 117 Savills Road.  These impacts on rural character and amenity are discussed in a

subsequent section of this report.

82. Given the apparent low levels of activity on the CIAL and ECan land opposite and to the east of the

application site (718 Pound Road and the CIAL properties accessed from Savills Road to the east of

the application site) and the very limited potential for residential units to be established on these sites, I

consider any adverse effects on these properties from increased vehicle movements on Savills Road

to be less than minor.  I also consider any traffic related adverse effects on the Grant Brothers cleanfill

site (48 Savills Road) to be less than minor.
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Visual amenity and landscape

83. In the general zone description for the rural zones, the City Plan explains that the maintenance of

primary production and of rural amenities is a desired outcome in the rural zones generally. Amenity

values generally relate to an area’s landscape and visual amenity values, but also other matters such

as noise and air quality.

84. Permitted levels of site coverage for other activities are controlled under the City Plan and the reason

for the site coverage rule explains that site coverage controls are an important tool for protecting the

potential of rural land to be used for rural activities.  If land is covered by buildings or impervious

surfaces its potential to be used for rural purposes is denied.  Site coverage controls are also important

to ensure the protection of visual amenity and the landscape character of rural sites.  It is noted that

site coverage rules for non-rural activities have been set at a significantly lower level than for rural

activities, in order to discourage such uses being large scale without assessment through a resource

consent process.

85. The Rural 5 zone, which surrounds most of the Christchurch International Airport, is characterised by a

mix of rural activities, airport operations and some non-rural activities including some historic quarries.

The visual and landscape effects of the proposal within this setting have been assessed by Mr Hayden

Stark of Xteriorscapes Ltd on behalf of the applicant and his report has been peer reviewed by Jennifer

Dray, a Council Senior Landscape Architect.  Ms Dray's report is attached as Appendix 5 to this

report.

86. Mr Stark described the existing character of the site and surrounding area noting that, as an area

modified for rural activities, the naturalness of the area is low but that "rural character prevails, and

despite the presence of buildings, the vegetative open space that characterises the rural area still

dominates."  Mr Stark listed the aspects of the proposal which will have landscape and visual effects

on page 8 of his report.  These include: the quarry pit; vehicle access road; 3m high earth bunds;

retention of existing shelter belts on internal boundaries; processing plant; stockpiles of crushed and

screened gravel, unprocessed gravel and crushed concrete; machinery including trucks and loaders;

and backfilling the site with cleanfill and regrassing.

87. The applicant proposes to screen the quarry activity by retaining the large established shelter belts on

the western, eastern and southern (road) boundaries.  These shelter belts are described in Mr Stark's

report as follows:

· "Mature eucalypt and macrocarpa in shelter-belts on eastern boundaries

· Mature pine and semi mature wattle in shelter-belts on the western boundary

· Mature macrocarpa shelter-belt on the southern boundary."

88. It is proposed to supplement this existing vegetation with 3m high, 15m wide earth bunds formed on

the inside of the shelter belts.  Mr Stark considered that, given the visual screening provided by the

existing shelter belts and proposed bunding, adverse visual effects on adjoining neighbours and road
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users will be avoided.  Despite this, in his report conclusion Mr Stark went on to say that effects on

adjoining neighbours would be no more than minor.  He noted that views will be available into the site

via the proposed accessway, however he considered these would be minimal.  Mr Stark considered

that adverse effects on the landscape as a result of quarrying would be temporary and, following

rehabilitation, would be less than minor.

89. Since the application was notified and following discussion with Council planning, landscape and

heritage staff, the applicant has supplied additional plans showing a 20m setback of all quarrying

activities from the Tiptree Cottage site boundary, or alternatively a 70m setback if works to upgrade

and strengthen Tiptree Cottage are not undertaken.  This 20m setback (increased from the 10m

originally proposed) allows for the retention of all the existing mature vegetation on the application site

immediately surrounding the Cottage site boundaries (as indicated on the applicant's 'Figure 10:

Tiptree Cottage Existing Planting' plan.  In addition to this, the applicant has supplied a planting plan

for the area immediately to the north of the Tiptree site which indicates additional planting along the

Cottage boundary in the form of exotic shrubs, native shrubs and large specimen trees (refer to the

applicant's 'Figure 11 - Tiptree Cottage Proposed Planting' plan).  It is intended that this planting would

screen the outlook onto the working quarry when viewed from the Tiptree Cottage site.

90. Ms Dray reviewed Mr Stark's landscape assessment, the application documents and further

information.  She was supportive of the visual mitigation measures proposed, including the additional

screen planting adjacent to the Tiptree Cottage site which is shown as having a length of 30m and a

width of 12m.  However Ms Dray was of the opinion that, in order to ensure the activity is fully

screened from the cottage site, the proposed planting should be extended a further 10m at either end

to create an overall length of 50m.  I consider this should form a condition of any consent granted, with

the quantities, heights and spacings of plants the same as shown on the 'Figure 11 - Tiptree Cottage

Proposed Planting' plan.

91. Ms Dray's opinion on the proposed visual and landscape effects of the proposal is succinctly

summarised in her report conclusion which for convenience I have reproduced here:

· "In terms of affected neighbouring landowners, there is generally an established shelter belt on

all perimeter boundaries shared with these properties. In addition, 3m high grassed bunds are

proposed to line these boundaries adjacent to the shelter belts creating a double line of visual

mitigation. I have recommended that this bund is extended the full length of the western

property boundary to ensure that visual mitigation remains should the existing shelter belts fail.

This won't be necessary on the eastern CIAL boundaries as residential building is a restricted

activity in these areas.

· In my opinion, if visual mitigation is provided for quarrying activities in accordance with the

recommended conditions of consent as above, the visual effects of this proposal during the 35

year duration of the extraction and rehabilitation process will be less than minor on the

neighbouring affected properties. There will be a less than minor effect in terms of visual
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amenity on the northern boundary shared with the grasslands zone, as this area is not

publically accessible.

· In terms of visual effects for users of Savills Road, I am confident that the proposed earth

bunding combined with the existing shelter belts and tree planting on the road frontage will

provide good visual screening and the new haulage road is indicated on the application plans

as approximately 6m in width. I consider the visual effects of this proposal from the Savills

Road frontage will be less than minor.

· In terms of landscape character and [sic], the quarrying activity will have a lasting effect on the

landform of the site. However the permanent change to the landform will have an effect on

landscape character that is no more than minor. In terms of cumulative effects, I would also

consider these effects no more than minor."

92. Overall, Ms Dray has concluded that adverse visual effects of the proposal for adjoining neighbours to

the east and west will be less than minor due to the relatively high level of visual screening afforded by

the existing shelter belts in combination with the earth bunds.  She considers the effects on the

adjoining sites to the north to be less than minor without screening due to the very low level of activity

in this area.  She was of the opinion that visual effects when viewed from Savills Road (and

accordingly from sites on the opposite side of Savills Road) would also be less than minor.

93. One of Ms Dray's primary concerns relates to the permanent change to the landform which results

from the excavation of quarry pits, noting that it is unlikely that a 25 hectare quarry could ever be fully

backfilled.  I also consider it potentially unrealistic to suggest that the applicant will be able to source

the approximately 1.75 million cubic metres of suitable cleanfill required to fully backfill a site of this

size, particularly given the number of other sites accepting cleanfill within the greater Christchurch

region.  I accept that while excavation is occurring it makes sense from a business point of view that

trucks arriving to pick up aggregate will also drop off a load of cleanfill, however after the 15 year

timeframe for extraction has ceased, it is likely to become more difficult to source cleanfill for the

remaining 20 years of the consent.

94. In terms of landscape character Ms Dray concluded that the adverse effects in terms of landscape

change from this particular proposal will be no more than minor.  She also had regard to the combined

landscape and landform impacts of this and the other two proposed quarries in the area (at 21 and 81

Conservators Road).  Ms Dray stated:

"In my opinion, cumulatively and over time, the landscape and visual amenity of this area is being

eroded by these developments, regardless of whether all these quarries can be viewed from one

standpoint or not. The combined and cumulative effects of newly proposed quarries in Rural zoned

land is beginning to have an impact which I would class as no more than minor."

95. I note that these effects in terms of permanent landscape change are effects on the wider

environment, rather than effects which fall directly on any one or more parties.  I accept Ms Dray's
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assessment that it is highly likely that the landform of the site will be permanently modified as the site

is unlikely to be completely filled.  With respect to the combined effects of landform change across

three proposed quarry sites in relatively close proximity to one another, I acknowledge that this will

have effects on the landscape character in this locality.  However as discussed above, given that

consents have not been granted for the other two quarries at the time of writing this report, no account

can be taken of the effects of those activities.

96. At the conclusion of her report, Ms Dray recommended a number of conditions of consent, which

primarily relate to ensuring the visual mitigation measures proposed by the applicant are satisfactorily

implemented.  The conditions cover bund formation, grassing and maintenance, existing shelter belts,

Tiptree Cottage setbacks and planting, staging and rehabilitation.  These conditions have been

incorporated into the set of recommended conditions attached to this report.

97. I accept Ms Dray's assessment and her advice on the visual amenity and landscape effects of the

proposal.  I concur with her assessment that the visual effects for adjoining neighbours will be less

than minor and the effects on the wider landscape from landform change will be minor.

Dust

98. Quarrying has the potential to generate dust and dust discharges have the potential to cause nuisance

effects and health impacts, particularly for neighbouring sites.  Along with noise impacts, dust effects

can be the most objectionable quarrying effects experienced by surrounding neighbours.  Dust

emissions can occur from the removal of topsoil, forming of bunds, excavation of aggregate,

processing of aggregate and demolition concrete, from stockpiles, from the movement of machinery,

deposition of topsoil, and site rehabilitation.

99. Control of discharges to air and the impacts of activities on air quality are primarily the responsibility of

the Regional Council.  It is noted that the applicant has applied for a discharge consent from ECan to

discharge a contaminant to air (CRC153917) and this consent is currently being processed.  Mitigation

measures as detailed in the applicant's consent applications to ECan include:

· Retention of existing perimeter shelter belts

· The use of a water cart to dampen working areas, haul roads and stockpiles during dry

weather

· Limiting vehicle speed to 20km/hr within the site

· Trucks leaving the site will be appropriately loaded and covered

· Topsoil stripping, stockpiles and forming of bunds will be undertaken when soil moisture levels

are sufficient to avoid dust generation, and then re-vegetated as soon as practicable

· The quarry areas will be developed and rehabilitated as soon as practicable

· Stockpiles of processed aggregate and crushed concrete will be located in the floor of the

quarry

· Working in stages to minimise the area of land exposed at any one time
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· Once quarrying is within 250m of an existing residential unit, ceasing operations when wind

speeds meet a specified level.

100. An assessment of dust impacts has been undertaken by ECan reporting planner Hannah Goslin who

has concluded that, subject to a number of dust suppression measures and wind speed monitoring,

dust impacts of the proposal on the surrounding environment can be mitigated to the extent that they

are no more than minor.

101. Given that ECan have primary responsibility for the management of air discharges and the

maintenance of air quality, I will defer the assessment of dust to the Regional Council.  I accept Ms

Goslin's assessment of the dust related effects of the proposal and conclude that these impacts will be

no more than minor.  Ms Goslin has recommended conditions to be imposed on the ECan consents to

mitigate dust effects and I consider that these conditions do not need to be duplicated on the City

Council consent, if granted.

Rural character

102. Rural character can be defined as the distinctive combinations of qualities which make an area ‘rural’

rather than ‘urban’, that give an area its "rural look and feel".  The elements that create this include the

dominance in the landscape of natural or exotic vegetation and primary production regimes.  Most

importantly there is predominance of open space and plantings over buildings and other aspects of the

built environment.  The impacts of non-rural activities on rural character are primarily visual but also

extend to include the nature and scale of the activity, including the amount and type of vehicle traffic

generated and other effects such as noise, vibration and dust, which could be greater than or different

to those generated by rural activities.

103. The visual, traffic, noise and dust related effects of the proposal are discussed in separate sections of

this report.  Bringing all of these effects together gives a sense of the proposal's impact on the rural

character and amenity of the area.  I have concluded on these aspects individually, based on the

expert advice received, as follows:

· Noise effects - no more than minor, based on Mr Reeve's advice

· Traffic noise for the rural-residential site at 117 Savills Road - acceptable, based on Mr

Reeve's advice

· Traffic safety and efficiency effects - no more than minor, based on Mr Calvert's advice

· Visual amenity for adjoining neighbours - less than minor, based on Ms Dray's advice

· Landscape effects - no more than minor, based on Ms Dray's advice

· Dust effects - no more than minor, based on the conclusion reached by the ECan reporting

planner.

104. It remains to be assessed whether cumulatively these effects result in a more than minor effect for

adjoining neighbours or on the wider environment, in terms of the impacts on rural character and
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amenity.  The quarry activity will certainly be noticeable for adjoining neighbours.  For example, noise,

although assessed as meeting City Plan noise levels at the notional boundary of the dwelling, will still

be audible for surrounding neighbours.  Although dust impacts can be controlled, they will never be

avoided entirely.  High levels of heavy vehicle traffic will be generated by the activity.  These effects

will be more or less constant for the 15 year operational phase of the quarry and, to a lesser extent,

during the further 15-20 years of cleanfill operations.

105. The proposal seeks to locate a commercial aggregate processing activity in an area currently

dominated by rural activities.  I acknowledge that the receiving environment cannot be considered a

pristine rural environment, being influenced by noise from aircraft operations at the international airport

to the east.  However despite this, the rural area in the vicinity of the site is pleasant with a reasonable

level of rural amenity and, particularly in the immediate vicinity of the application site, is primarily

retained for permitted rural activities.  The exception to this is the Grant Brothers cleanfill site at 48

Savills Road, a former quarry where excavation ceased some years ago and consented cleanfilling

occurs at a relatively low level.  Another former quarry and cleanfill site previously operated by Isaac

Construction is located approximately 400m to the north of the application site, however quarrying has

been completed and this site has now been on-sold to a company which is seeking to operate a

landscaping business from the site (resource consent has not been granted for this).

106. However, given the conclusions reached by the relevant experts on noise, dust, traffic and visual

amenity which are based on the mitigation measures proposed and recommended consent conditions,

I do not consider that these effects cumulatively amount to a more than minor effect on rural character

and amenity.  In forming this conclusion, I note that the quarry activity will not be static on the site or

carried out across the whole site at once.  It will be undertaken in a series of stages of approximately

five hectares each.  As extraction is completed on one stage, quarrying will move to the next block and

filling and rehabilitation can commence on the first stage.  This will minimise as far as possible the

area exposed at any one time and will mean that the extraction activity is not located adjacent to any

one neighbouring site boundary for the full 15 year duration of quarrying.  As noted earlier, the

likelihood of the applicant sourcing enough suitable cleanfill to backfill the entire site is relatively

remote and therefore the effects after extraction has ceased are likely to be reduced compared to the

active quarrying phase.

107. In addition to this the site is well screened, particularly from the road and adjoining rural-residential

sites.  From the point of view of road users, passing views through the vehicle entrance of the site will

be the only indication of the location of a non-rural activity on the site.  Traffic management measures

will be put in place to avoid heavy vehicle traffic passing the majority of the rural-residential

neighbours.

108. For these reasons I consider the adverse effects of the proposal on rural character and amenity will be

no more than minor.
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Ecological values

109. The proposed quarry site adjoins two sites immediately to the north of the application site at 151

Conservators Road and 891 Pound Road, which are owned by the Christchurch City Council and

Christchurch International Airport Ltd respectively.  These sites are zoned Rural 6 (Grasslands) and

contain Ecological Heritage Site 1.33, which comprises ecologically significant Danthonia grassland.

110. The applicant's landscape architect has noted in his report:

"To the north of the application site are the Rural 6 Grasslands zone and Ecological Heritage

Site 1.33. The Rural 6 zone has been specifically identified in the City Plan in recognition of

two factors. The first of these is the significance of areas of indigenous grassland and shrub

vegetation of unique ecological significance in Canterbury, and especially in the Christchurch

area. It is relatively unmodified. Secondly, the area is largely an open and expansive landscape

which, although subject to some modification, would have been typical of the plains

environment prior to its settlement.

The landscape of Christchurch has been highly modified from its original natural state by rural

and urban development. Nature in Christchurch is now represented by still diminishing, small

and often isolated fragments of its former biological diversity. The Ecological Heritage Sites are

given protection under the City Plan in order that a representative sample of Christchurch and

Canterbury nature is maintained for future generations and for their own intrinsic worth.

Many of these remnants are among the best remaining examples of their type on the

Canterbury plains. Ecological Heritage Site 1.33 is a remnant of the indigenous grasslands and

kowhai woodlands unique to the Canterbury plains."

111. Advice on the impacts of the proposal on the ecological heritage site (EHS) has been sought from Dr

Trevor Partridge, a Council Botanist.  Dr Partridge made the following comments about the EHS:

"This property is adjacent to McLeans Island Regional Park, which comprises an ecosystem

with high botanical values as it constitutes one of the last remaining areas of dryland

savannah vegetation on the Canterbury Plains in an Acutely Threatened Land Environment as

designated under the LENZ system. The part of the park immediately adjacent to 61 Savills

Road is included within an Ecological Heritage Site (former District Plan) and as a Significant

Ecological Site (District Plan Review), to recognise those values.

At the western end of the boundary with the proposed quarry there is a large healthy tree of

the native southern kowhai (Sophora microphylla) some 23m north of the property boundary

(Grid Ref -43.483656 lat, 172.504561 long). It is a superb specimen in an area that has been

fenced off. These savannah kowhais have extensive root systems that would normally be

expected to go at least as far as the boundary, indeed, savannah vegetation is defined by the



P-406, 16.08.15 29 of 134

extensive root systems of the woody species that occur as scattered individuals. From its good

condition (far better than most other savannah kowhais at McLeans Island) I suspect that this

tree may be tapping the water supply provided by the channel along the boundary. Adjacent to

the boundary there has been an experiment set up with plantings and seed trials undertaken

in a fenced area with some 90 protected subplots. Establishment in these subplots has been

poor except for a few kowhai plants.

Further along to the east there is a caged specimen of the rare Canterbury Plains tree daisy,

Olearia adenocarpa. This plant has been caged to protect it from grazing and is only 10.7m

from the boundary fence. This species has a Threatened Species category of Nationally

Critical, the highest threat rating that any living native plant species can receive. However, as

a small plant, it is unlikely that its roots extend the distance to the boundary.

Compaction and other forms of damage to the root zone of trees can have a major impact

upon their health. As it is highly likely that the kowhai tree extends beyond the boundary, the

potential for damage is therefore considerable. To protect this tree, there would need to be a

buffer of at least 30m to allow the roots to function and to allow them to continue to exploit

moisture in the hollow.  The tree is 23m from the boundary, so that would require a further 7m

at least to protect the root zone."

112. The proposed setback of quarrying from the northern internal boundary with the EHS is 10m.  This

setback, coupled with the 23m separation distance of the significant kowhai tree from the boundary,

gives a total separation distance of 33m.  As per Dr Partridge's comments, this distance is considered

sufficient to adequately protect the kowhai tree.  It is noted that no bund is proposed along the northern

site boundary and therefore no compaction of the root plate of the tree from placement of fill will occur.

113. Dr Partridge has also given advice regarding the impacts of dust on the EHS noting the following:

"The surface soils of the Canterbury Plains are derived from wind-blown dust (loess) originating

in the mountains and hills inland, and blown east by the dry north-westerly winds. This fine

material would have been deposited on the dryland savannah areas such as McLeans Island

where the only trees were the scattered individuals of kowhai that we see there in some places

as remnants today. So, for the native plants of these areas, dust was a constant and important

part of the environmental conditions. They have adaptations that ensure dust does not cause

problems to their leaves, indeed some actually have characters that suggest they would

deliberately try to capture some of that dust, as it carries nutrients. So, while dust may become

a problem to people in this situation, it will be of no concern to the plants. There are vegetation

types that I would not like to see dust additions occur within, but this is not one of those."

114. I further note that the EHS is not easily accessed by members of the public and experiences low levels

of activity.  Despite some of the land comprising the EHS being in Council ownership (with the

remainder owned by CIAL), it does not function as a recreational reserve or a park in the usual sense.

For these reasons, and taking into account the advice of Dr Partridge, I consider any adverse effects

on the adjoining ecological heritage site and the Rural 6 (Grasslands) zone to be less than minor.
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Loss of versatile soils and productive potential

115. As outlined above, the reason for the site coverage limit for ‘other activities’ also includes protecting

the potential of rural land to be used for rural activities, noting that if land is covered by buildings or

impervious surfaces its potential to be used for rural purposes is denied.

116. The zone description for the Rural 5 zone notes that soils in this zone are of varying versatility, stating

that those soils to the north and west of the airport tend towards being drier. The purpose of the zone

is primarily the continuation of primary production while managing land uses to avoid compromising

airport operations.

117. Volume 2, Policy 2.1.1 of the City Plan relating to versatile soils contains a soils map which indicates

that, notwithstanding the comments in the Rural 5 zone description, the site is located in an area

containing Class I and Class II soils under the Land Use Capability Classification System or Class V1

and V2 under the Potential Horticultural Versatility System. These are soils that are suitable for a

variety of agricultural and horticultural uses.

118. This is confirmed by information from the Canterbury maps website (www.canterburymaps.govt.nz)

which indicates that the soil types on the application site are as shown in Figure 4 below, which can be

described as:

· GREEN = Waimakariri moderately deep silty loam (40%), Waimakariri moderately deep silty loam

(40%), Waimakariri moderately deep loam (20%).  Silty texture, well drained, Moderately deep (45-

100 cm).

· RED = Rangitata shallow sandy loam (50%), Rangitata shallow sandy loam (35%), Rangitata

shallow sandy loam (15%).  Sandy texture, well drained, Shallow (20-45 cm)

119. The soil type indicated in green on Figure 4 would be considered the more versatile of the two soil

types on the application site.  A further indicator of soil versatility is the profile available water or PAW

value.  The Landcare Research Soil Map Glossary defines PAW as:

"The amount of water potentially available to plant growth that can be stored in the soil to 100

cm depth. PAW takes into account variations in soil horizons and is expressed in units of

millimetres of water, i.e. in the same way as rainfall. A PAW of 100 mm implies that 10% of the

soil volume is water available to plants. Low PAW is <60 mm, moderate is between 60 and150

mm, and high is ≥150 mm."1

The ECan Soil PAW List2 indicates that the PAW value for Waimakariri deep and moderately deep silt

loam is 150mm which is considered high.

1 http://smap.landcareresearch.co.nz/glossary
2 ecan.govt.nz/publications/General/SoilPAWList.pdf
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Figure 4 - Soil type on application site

Source - Canterbury Maps website - http://canterburymaps.govt.nz/AdvancedViewer/?webmap=5ada91fd013742c0924d4935ac475a70

120. Further clarification on the classification of these soils under the Land Use Capability (LUC)

classification system was sought from a soil scientist at Landcare Research.  Mr Ian Lynn, a Senior

Scientist in Soils Science and Geomorphology, advised that the Waimakariri moderately deep soil has

a LUC classification of 2s (IIs) and is considered a versatile soil.  Mr Lynn advised that the Rangitata

shallow sandy loam soil has a classification of 6s (VIs) and so does not qualify as a versatile soil.

121. I note that the above information on soil type and versatility conflicts with the application document

which states on page 6 of the AEE:

"Soils mapped on the site are Waimakariri deep fine sandy loam and Selwyn shallow sandy

loam. These soils are a maximum of 60 cm deep, have low water retention capability, and are

susceptible to drought, and wind erosion under cultivation.

Land Use Capability Classification for the land is Class IVs6. Such land has severe physical

limitations to arable use."

122. The AEE does not clarify where this soil information was obtained.  I rely on the information above

sourced from the Landcare Research Canterbury Soil Information layer on the Canterbury Maps

website, the ECan Soil PAW list and the advice of the Landcare Research soil scientist Mr Lynn to

conclude that approximately two thirds of the application site (that shown in green on Figure 4)

contains versatile soils, with a depth of between 45 - 100cm.
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123. In terms of the effects of the proposal on versatile soils, the quarry activity would involve the stripping

of topsoil to be stored in bunds around the site.  This topsoil will then eventually be reused in the

rehabilitation of the site and the site will be re-grassed and returned to a pastoral land use.  The

applicant has stated that this "will ensure that the soil resource is protected while gravel extraction is

taking place and then restored to its pre-quarry state" noting that the site "will be rehabilitated and

restored for agricultural production to ensure that soil quality and the productive capability of the site is

maintained in the long term".

124. Provided the topsoil is stored correctly, to prevent degradation and erosion losses, the quarrying

activity should not in theory result in the loss of versatile soils.  However, in the City Plan explanation

for Policies 13.1.9 and 13.1.10 (which address mineral extraction activities in Rural zones) it is noted

that "it is difficult to restore any soil cover to its original character and versatility" following quarrying.

The quality of the reinstated soil resource is unlikely to be on a par with its is original quality and depth.

At least some of the application site and the adjoining rural sites appear to have been used for the

growing of crops, although the land may be more suitable to be used for grazing purposes once

quarrying and subsequent rehabilitation has taken place.

125. In terms of the productive potential of the land, the 26.7 hectare site will not be used for productive

purposes over the 35 year duration of the consent.  Following excavation, it is proposed to backfill the

site to restore the land surface to original levels as far as practicable, although given the area of

excavation (25 hectares) it is unlikely that the site will ever be completely filled.  It will however be

possible to batter the slopes of any remaining quarry pit area to a slope which would be suitable for

animals to graze.

126. As the use of the site for productive purposes (most likely the grazing of animals) could continue once

the quarry activity has finished, I consider that the effects resulting from the loss of versatile soils and

loss of productive potential will be temporary (albeit long term) in nature, and the reduction in soil

quality will have adverse effects on versatile soils which are no more than minor.

Impacts on historic Tiptree Cottage

127. Activities and earthworks proposed to be carried out on the application site in close proximity to the

site at 63 Savills Road have the potential to have adverse effects on the City Plan Group 2 listed

heritage building known as Tiptree Cottage (a Category 1 listed building with Heritage New Zealand).

128. Tiptree Cottage is a three-storey cobb dwelling constructed in the early 1860s and which was once the

farmhouse for the surrounding Tiptree Farm.  A description of the heritage values of the building as

well as the impacts of the proposal on the listed building and its setting have been provided by the

applicant's heritage consultant, Dave Pearson Architects, whose Heritage Assessment and Impact

Statement report was supplied in response to the further information request.  Mr Pearson's report also

sets out current structural condition of the building, the damage caused by the Canterbury earthquakes

and a description of the remedial repair and strengthening work required to be undertaken on the
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building to ensure its survival going forward.  On the request of Council heritage staff, Mr Pearson has

also taken all the recommendations from his report and produced a Tiptree Cottage Management

Plan.  The applicant has obtained an archaeological authority from Heritage New Zealand Pouhere

Taonga to establish and operate a gravel quarry (this authority expires on 19 September 2018).

129. Mr Pearson advised in his report that the owners of Tiptree Cottage have secured a grant from

Heritage New Zealand to contribute towards the cost of restoration and strengthening of the cottage.

Mr Pearson also notes that the applicant is "committed to a long-term supportive relationship with the

Gregg family and will assist in the restoration and on-going use of the cottage where possible. …

Frews Quarries has agreed to contribute a sum of money over the first two years of quarrying towards

the restoration of the cottage."

130. Potential adverse effects on the heritage structure itself could be caused by vibration from earthworks,

bunding and the operation of heavy machinery, including trucks using the haul road, by dust or by

subsidence of land.  The utilisation of the land for quarrying will have impacts on the heritage setting of

the Cottage, transforming the Cottage's surroundings from primarily rural/pastoral in character to

primarily industrial in character.

131. Mr Pearson discusses these adverse effects on pages 22 - 24 of his report.  With respect to vibration

effects on the building, Mr Pearson relies on a vibration report prepared by AJ Sutherland Consulting

Ltd which measured vibration caused by machinery operating at another Canterbury gravel quarry.

The report concludes that the vibration from quarry activities will not exceed the guidelines for heritage

buildings set out in the German Standard DIN 4150-3 (1999) “Structural vibration – Part 3: Effects of

vibration on structures”.  It did note that at 10m (the original proposed setback from the Tiptree Cottage

site boundary) some of the operations would be approaching the vibration limit from the DIN 4150-

3:1999 standard.

132. This report, the Temporary Protection Plan (TPP) and the Tiptree Cottage Management Plan were

peer reviewed by Ms Victoria Bliss, Council's Heritage Conservation Projects Planner.  Ms Bliss' report

is attached as Appendix 6 to this report.  Ms Bliss reviewed Mr Pearson's report and for the most part

was in agreement.  However with respect to the impacts of vibration on the heritage structure Ms Bliss

considered that the repair and upgrade works to the Cottage should  be undertaken before the 5-8

year point where the quarry activity will approach the Tiptree site.  Ms Bliss considers it essential that a

robust Temporary Protection Plan and monitoring programme be put in place prior to excavations

approaching the Cottage.  However, given that the Tiptree site does not form part of the application

site and is not owned by the applicants themselves, any conditions imposed requiring access to or

works on the Tiptree site may not be able to be given effect to.  The applicant's agent has advised that

the applicant and the owners of the Cottage have every intention of working together to ensure

protection and upgrading of the heritage structure however without a formal agreement the Council is

unable to rely on these statements alone3.

3 I note that the Tiptree Cottage owners were considered affected parties for the purposes of notification of this application, however no
submissions, either in support or opposition, were received from these persons.
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133. For this reason, and to ensure any proposed mitigation measures are able to be implemented, Ms

Bliss requested the applicant provide a Memorandum of Understanding (MoU) or similar agreement

between Frews Quarries and the Tiptree Cottage owners which confirmed the intention to undertake

the repairs, upgrade and protection works to the Cottage and that the Tiptree Cottage owners give

their consent for works to be undertaken on their property.  The applicant gave an undertaking that

they would enter into such an agreement and provide this documentation to the Council as part of the

consent process, but to date such an agreement has not been signed.  However I understand the

applicant still continues to pursue the Memorandum of Understanding.

134. Ms Bliss outlined the reasons that she considered the above mitigation measures to be necessary,

despite the assertions regarding vibration in the AJ Sutherland Consulting report.  She stated:

"It is my opinion that these measures are necessary because in its present condition the

Cottage is vulnerable and in poor repair. My assessment of affects of the initial proposal, based

on the current condition of the Cottage, are that there is the potential for the dwelling to suffer

more than minor to significant adverse affects. For example, with regards to the vibrations

caused by the proposed works, I believe that there is potential for significant damage to occur to

an already weakened and structurally unsound building. The applicants have commissioned a

specialist consultant, AJ Sutherland Consulting, to assess and monitor the works: this ongoing

monitoring would need to be included as part of the MoU and I would be seeking it as a

condition of consent. It has also been identified as necessary by Mr Pearson and included in his

Management Plan. My understanding is that Sutherland Consulting conclude that the vibrations

are unlikely to exceed standards, and would not exceed the vibrations suffered by the building

during the Canterbury earthquakes, being 2.5mm/s compared with 55mm/s. However, the

vibrations will potentially be constant for a 35 year period, and the extended duration of the

vibrations' effects on a cobb structure which has not been structurally repaired nor upgraded

post-earthquake are not assessed. Furthermore, even though the vibration report states that the

machinery used will comply with international guidelines, no actual assessment of the vibrations'

effects have been undertaken on this particular heritage building with its cobb construction,

taking into account the vulnerable state of the building in its current condition.

Should the dwelling be repaired and upgraded as per the recommendations of Mr Win Clark

included in Mr Pearson's report and summarised in Section 4 (p.3) of his Management Plan, the

risk of vibration damage will be greatly reduced during all phases of the quarry activity. This will

be further ensured by the increased setback of the quarry to 20m of the property boundary. Any

repair and upgrade proposal could be mindful of the vibrations potentially affecting the building,

and the necessary structural upgrades could protect the structure throughout the proposal,

including the time of most significant risk when the quarrying nears the dwelling boundary in c5-8

years. The Tiptree Cottage Management Plan also includes in Section 3, Preliminary Works

(pp.2-3) details of measures to be undertaken to stabilise the Cottage prior to quarrying

commencing, ongoing monitoring and recording works, and TPP provisions (Sections 2.

Recording and 3. TPP, pp. 1-2). I concur fully with the recommendations and methodologies
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proposed by Mr Pearson, as they include many of the specific items I would be seeking as

conditions of consent to mitigate the adverse affects of the proposal. Consequently I would be

seeking the implementation of this Management Plan as a condition of consent as it provides a

robust and detailed methodology for the protection of the Cottage."

135. Ms Bliss considered the proposal is likely to have more than minor and potentially significant impacts

on the vulnerable heritage structure in its current condition and considered in order to avoid these

effects the strengthening and repair work must take place before quarrying approaches the heritage

site.  However she noted in her report that the MoU has not yet been agreed and at this point the

Council does not have certainty that the essential works to the Cottage will take place.  Given the

possibility that such an agreement may never be reached and the Cottage not structurally repaired and

upgraded, Ms Bliss sought to establish an alternative scenario where quarrying and cleanfilling

activities do not approach the Cottage site.  The applicant responded by offering a 70m setback of all

excavation, filling and bunding from the Tiptree Cottage site boundary as a buffer area, until such time

as the protection, repair and upgrade works detailed in the Tiptree Cottage Management Plan were

carried out.

136. Ms Bliss accepted this approach, commenting:

"… the closest quarry related activities would consequently then be the access road (45m from

the boundary and 58m from the building itself). I am comfortable with this option in the short

term, although I would stress it should be an interim measure only, with the applicants

continuing to pursue the MoU to facilitate preliminary works, the TPP and monitoring

implementation, and the repairs and upgrades being undertaken by the owners of the Cottage

as soon as is possible."

137. Regarding the impacts of the proposal on the heritage setting of the Cottage, Ms Bliss advised she

concurred fully with the assessment of Mr Pearson, that the setting would change dramatically as a

result of this proposal.  However she did acknowledge that in the long term the site will be returned to

a pastoral land use and the setting would be somewhat reinstated.  Ms Bliss and also Ms Dray

identified that the established vegetation on the application site surrounding the Cottage boundary is

an important part of the heritage setting (as shown on the applicant's 'Figure 10 - Tiptree Cottage

Existing Planting' plan).  The original application document proposed a 10m setback from the Tiptree

boundary which would have resulted in some or all of this vegetation being lost.

138. The applicant has subsequently confirmed that, should all restoration work be undertaken to Tiptree

Cottage and if quarrying is therefore able to approach closer than the stipulated 70m setback, they will

maintain a minimum 20m setback of excavation and buildings from the Tiptree Cottage site boundary

and ensure that all this existing vegetation is retained.  As outlined in the preceding section on

landscape and visual effects, Frews have also agreed to plant additional screen planting in the area

along the northern boundary of the Tiptree site to ensure that the working quarry site is screened from

view from the heritage site.
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139. Ms Bliss and Ms Dray were supportive of the increased setback to retain the existing planting and the

establishment of new screening planting as per the applicant's 'Figure 11 - Tiptree Cottage Proposed

Planting' plan.  However as outlined in the landscape and visual section of this report, Ms Dray

recommended that the proposed planting be extended to a length of 50m, rather than the 30m shown

on the plan.

140. Ms Bliss considered that subject to the amendments to the application volunteered by the applicant

and if all the requirements of Mr Pearson's Tiptree Cottage Management Plan were to be carried out,

the impacts of the quarrying proposal on the heritage dwelling can be mitigated to the extent that they

are no more than minor.  I note that the applicants agreed to amend their application to adopt all of Mr

Pearson's recommendations and subsequently submitted the Tiptree Cottage Management Plan to

summarise and formalise these recommendations.  Ms Bliss has outlined a number of conditions in

her report relating to the implementation of the Management Plan.  I accept Ms Bliss' advice and

concur with her assessment of the heritage aspects of the proposal.

Impacts on groundwater

141. The application site is located on a sensitive aquifer area, Ground Water Protection Zone 1.  Zone 1

represents an area of high hydrogeological vulnerability, owing to the aquifer being unconfined.  The

application document states:

"Historical records of groundwater levels beneath the site and in the vicinity show the

groundwater levels to be, on average about 10 metres below ground level, but with occasional

seasonal high levels of not less than 8 metres below ground level."

142. Based on this information the applicant has proposed a maximum depth of quarrying of 7m, or 1m

above the highest recorded groundwater level for the site.  This ties in with the critical standard

requirement for the depth of quarrying in the Rural Quarry zone.  I have discussed the site with Helen

Rutter, Senior Hydrogeologist at Aqualinc Research Ltd who has advised that she considers the

applicant's information on groundwater levels to be accurate for this site.

143. The application also includes backfilling the site with cleanfill after the excavation activity has been

completed. The applicant has stated that the deposition of material will be undertaken in accordance

with a Cleanfill Management Plan, which will ensure that contamination will not infiltrate into

groundwater.  The AEE states:

"The cleanfill operation will be managed to ensure that no disposal of hazardous wastes occurs

at the site. This will be achieved through control of the material that is brought of the site and

monitoring of individual loads before the cleanfill is placed in the land. The cleanfill operation

will be conducted in accord with a Cleanfill Management Plan, prepared under the MfE

publication a Guide to the Management of Cleanfills (MfE 2002). The Cleanfill Management

Plan is attached (Appendix 3).The deposition of the cleanfill will also require a discharge permit

issued by Canterbury Regional Council and is subject to the CCC Cleanfill Licensing Bylaw
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2008. In addition, Frews Quarries Ltd is developing a service agreement contract with clients

who wish to deposit cleanfill to ensure that only suitable cleanfill is brought to the site.

The activities proposed for the site will have negligible impact on groundwater quality or

quantity. The groundwater will not be exposed as a result of extraction of the aggregate, a one

metre layer of in-situ natural material will provide protection to groundwater and there will be

very little risk to water quality from spills of hazardous substances, cleanfilling will be restricted

to material that will not impact on groundwater quality, the rehabilitation of the site will restore

the protection from future land use afforded by soils and sub-soil material overlying the

groundwater. The taking of groundwater required for the proposed activities will be minimal."

144. Effects on groundwater are being addressed by Ms Goslin as part of the Canterbury Regional

Council's land use consent CRC153916 (land use consent for excavation and deposition).  She has

concluded that any adverse effects on groundwater associated with this landuse consent will be less

than minor, subject to a number of conditions, including (among others) the regular surveying of quarry

pit depths, implementation of the cleanfill management plan and installation of up-gradient and down-

gradient monitoring wells.  As ECan are the authority with the primary responsibility for managing

impacts on groundwater, I will defer the assessment of this aspect of the activity to the regional

council.  It is noted that the CIAL submission raised concerns regarding groundwater contamination

and sought the installation of monitoring bores, which have been included as a recommended

condition of consent on the ECan S.42A report.

145. I accept the applicant's assessment relating to the effects on groundwater and the conclusion reached

by the ECan reporting planner on their land use consent, CRC153916.  Provided that the excavation is

limited to 1m above the highest recorded groundwater at all times and that the proposed cleanfill is

screened to ensure it is acceptable to be considered as cleanfill and complies with the cleanfill

acceptance criteria I consider that the effects on groundwater quality will be less than minor.

Impacts on electricity transmission assets

146. Transpower's Islington-Southbrook A 66kV transmission line passes through the application site and

three transmission pylons are located within the site.  Figure 5 below indicates the location of electricity

transmission line and the three pylons.  Quarrying in the vicinity of the lines and pylons has the

potential to have adverse effects on Transpower's transmission assets, but generating an

accumulation of dust on the lines, through excavation and the use of machinery in close proximity to

the lines and pylons or through restricting access to the lines for maintenance.

147. The applicant has stated that all activity around the 66kV transmission line and pylons will comply with

NZCEP 34:2001 - New Zealand Electrical Code of Practice for Electrical Safe Distances.  In addition, a

number of mitigation measures pertaining to the Transpower assets have been volunteered by the

applicant in the application document.  These include the preparation of an Electricity Transmission

Asset Protection Plan to address dust control, earthworks, safe clearance distances, setbacks and
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access, and the commissioning of a report by an electrical engineer to confirm that minimum clearance

distances are met.

Figure 5 - Location of Transpower electricity transmission assets

(Source: applicant's Landscape and Visual Assessment Report, prepared by Xteriorscapes Ltd)

148. Taking into account the measures that the applicant has offered, I consider that any adverse effects on

Transpower assets resulting from the quarrying activity would be no more than minor.  The applicant

has undertaken some consultation and has supplied a letter of support from Transpower.  Transpower

was considered an affected party and received notification of the consent application.  No submission

was received from Transpower which suggests they do not have any concerns with the proposal.  Any

adverse effects on the Transpower transmission assets are therefore considered to be acceptable.

Impacts on airport operations

149. The application site is located approximately 790m from the Christchurch International Airport site and

approximately 940m from the north-western airport runway.  Both the 55 dBA and the 65 dBA Ldn/95

SEL dBA noise contours pass over the site.

150. Noise-sensitive activities are discouraged (and in some places prohibited) by the City Plan from

locating within the airport noise contours.  These rules aim to ensure that noise effects on residents

resulting from permitted airport operations do not lead to reverse sensitivity effects for the airport in
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terms of pressure to curtail its operations. In this case the activity proposed is quarrying, which I am

satisfied does not constitute a 'noise sensitive activity' as noted in Policy 6.3.7 of the City Plan.

151. However, the nature of the activity and its proximity to the airport do give rise to another potential

effect, in terms of bird strike.  This effect can occur when large number of birds are attracted to an area

where aircraft are likely to be flying.  A significant case of bird strike could result in serious accident

and risk to lives and property.  The excavations associated with quarrying can result in water ponding

within the site, which could attract birds to the area. The rehabilitation of the site may also attract birds

if an inappropriate species are planted.

152. The generation of dust from quarrying activities may also have the potential to interfere with aircraft

operations, particularly in dry, windy north-west weather conditions when aircraft would be utilising the

north-western runway and passing in relatively close proximity to the application site.  I note that the

applicant has not stated that lighting is to be installed on the site, but lighting may also have the

potential to endanger aircraft if it is not installed in such a way as to minimise glare.

153. The airport company, Christchurch International Airport Ltd, have lodged a submission on the

application (indicated as a 'neutral' submission on the submission form).  CIAL concerns relating to

groundwater quality have been discussed above.  The remainder of their concerns relate to dust,

attraction of wildlife, waste management and lighting and glare impacts on aviation.  The bulk of the

submission itself comprises a list of conditions, the imposition of which would allow the airport

company to be supportive of the application.

154. These conditions cover grass species to be sown, discouragement of birds, ponding of water, solid

waste management, emergency contact information, lighting, pest control and management of

hazardous substances.  CIAL has also requested a condition requiring the preparation of a Cleanfill

Management Plan, however I note that this has already been supplied as part of the application

documents (Appendix 3 to the AEE).

155. The applicant has advised that they are comfortable with the content of the conditions sought by

Christchurch International Airport Ltd.  I therefore consider that the conditions 1 to 15 listed in the CIAL

submission be imposed as conditions on any consent granted.  Some re-wording will be required as

some conditions refer to the storage of hazardous substances on site, whereas the applicant has

stated in the application that no such substances will be stored on site (with the exception of fuel

stored in in-built fuel tanks on vehicles and machinery).

156. Subject to the above conditions, the airport company has advised they are supportive of the

application.  I therefore consider any adverse effects on aviation and the operation of the international

airport will be negligible.
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Positive effects

157. The applicant has provided an assessment of the positive effects of the proposal in section 9.1 of the

AEE document.  The positive aspects they have identified are as follows:

· Proposal will support the recovery of Greater Christchurch

· Will aid the supply of gravels at a lower cost due to the proximity of the site to the market

(Christchurch)

· Cleanfill activity will enable the efficient disposal of excavated natural material

· Quarry and cleanfill will employ 6 full time equivalent workers

· Revenue generated from the site could exceed $500 000 per year

· Contribution to restoration of the heritage building

158. I acknowledge that the proposal has some positive effects in terms of material and transportation cost,

revenue and employment.  While it is very true that aggregate is essential for the Canterbury rebuild, it

does not follow that aggregate from this site is necessary to the rebuild.  Research into aggregate

supply and demand has been conducted for the Council as part of the District Plan Review (DPR)

process.  In Appendix 7 to the s.32 analysis for the Rural chapter of the DPR, Council Policy Planner

Adele Radburnd provided the following information with respect to aggregate supply going forward:

"Latest research indicates that there is currently sufficient zoned / consented gravel resource

to meet projected demand over the next 10 year (District Plan) period, including the additional

demands generated by the Canterbury earthquakes. Indeed, the current consented or zoned

resource is not expected to be exhausted before 2035 (study area)4 or 2031 (CCC). On face

value, there is no urgent (including earthquake related) need to provide for new quarries, and

to restrict quarrying to existing zoned or consented locations may help to ensure that current

sites are fully utilised before extraction commences elsewhere. However this would not give

effect to the Environment Court direction that a longer planning horizon be used and it would

fail to recognise the need of quarry operators to plan well ahead for continuity of operations."5

159. So while the granting of consent for quarrying at this site would have some positive benefits in terms of

immediate availability of the resource, I note that it is not essential for the rebuild.  The primary positive

effects accrue to the applicants themselves.

Duration of consent

160. The applicant has requested a 35 year consent duration, which allows for 15 years of quarrying,

cleanfilling, site rehabilitation and ancillary processing of demolition concrete with a further 20 years

operating as a cleanfill activity alone.  Submitters have stated that a 35 year consent duration is too

long and have requested if consent is granted it should be for a significantly shorter term.  I tend to

agree with submitters in this regard; a 35 year duration seems unnecessarily long.  As mentioned

4 Christchurch, Waimakariri and Selwyn Districts
5 Rural Chapter Section 32 Report - Appendix 7: Background Report on Issues for the Management of Potential Aggregate Resources
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previously, it is considered highly unlikely that the applicant will be able to source the 1.75 million cubic

metres of suitable cleanfill material required to completely backfill the site, especially given the number

of other cleanfill sites competing for the same resource.

161. As also previously mentioned, once aggregate extraction ceases after 15 years, there will be little

economic incentive for trucks to bring cleanfill to the application site, therefore rates of cleanfilling are

likely to reduce at this point.  This is outlined in the report into quarry rehabilitation prepared by Twelfth

Knight Consulting which accompanies the S.32 analysis for the rural chapter of the proposed

Replacement District Plan6.  This report states:

"Whereas pre Bylaw the quarries generally viewed cleanfilling as a marketing tool it is now

seen as a viable stand-alone business. However those depositing materials prefer, for reasons

of travel time, to unload fill material and reload with new product at one contiguous site.

Accordingly once a quarry is exhausted cleanfilling will also cease unless an adequate

incentive can be offered to those carting cleanfill materials to divert their routes."

162. The report goes on to outline with respect to rehabilitation:

"Rehabilitation involving sites being fully backfilled to the land contours that existed pre-

quarrying is unlikely to eventuate except possibly at the smaller sites if the owner is minded to

do so for economic reasons. The latter might occur if the resulting land was required for

residential, commercial or industrial purposes. None of the existing quarries are sufficiently

close to the urban boundary to potentially fall into this category."

163. I therefore consider that a shorter consent duration which reduces the additional 20 years for

cleanfilling may be appropriate, unless the applicant can provide further detail indicating the volumes

of cleanfill likely to be deposited at the site annually and where this substantial amount of cleanfill will

be sourced from.  In the absence of this information, reducing the consent duration down to 20 years

(for example) allowing for an additional five years of cleanfilling would provide more certainty for

adjoining neighbours and minimise further the impacts on the surrounding rural environment.  While

this report has been prepared and the effects assessed on the basis of a 35 year consent duration, I

consider it is open to the Panel to impose a shorter consent duration, if they are minded to granted

consent.

Conclusion with respect to effects on the environment

164. In summary, it is my opinion that the adverse noise, dust, traffic safety and efficiency, landscape, rural

character and amenity and heritage effects are no more than minor, as is the loss of versatile soils and

productive potential.  Visual amenity, ecological and groundwater have been assessed as being less

6 Rural Chapter Section 32 Report - Appendix 9: Quarry Rehabilitation - Background Report for Christchurch City Council District Plan
Review.
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than minor.  Impacts on the operation of the airport and electricity transmission assets are considered

to be acceptable, subject to mitigation measures.

165. In an overall sense I consider the adverse effects of the proposal to be no more than minor.

Relevant Objectives, Policies, and other Provisions of a Plan or a Proposed Plan (S.104 (1)(b))

Christchurch City Plan

166. The relevant objectives and policies of the City Plan are attached in Appendix 7. These generally

seek the continued use of the rural land and soil resource for rural activities, to ensure that non-rural

activities to occur at a scale consistent with avoiding or mitigating adverse effects on rural resources

and the character of the rural area, and to provide for mineral extraction in certain identified locations.

167. A number of City Plan objectives and policies have relevance to this application and are discussed in

the following section.

Soils and productive potential

168. Objective 2.1 relates to land and soil resources and seeks to maintain and enhance those physical,

chemical and biological characteristics of land and soils in a way that best enables them to support life

and provide for community needs. This objective notes that land uses have the potential to result in the

degradation of land and soil resources through contamination or mining activities, explaining that

although the full life supporting capacity of soils may not warrant protection from such activities, there

is a need to protect some of that capacity for primary production. In association with this objective

Policy 2.1.1 relates to versatile soils and seeks to ensure that versatile soils be protected from

irreversible development unless that development would better achieve the purpose of the Act.

169. Policy 2.1.2 aims to avoid degradation of soil and land resources and to promote rehabilitation where

these resources are degraded as a result of soil stability, erosion or contamination.  The explanation

notes that the structure of land can be affected by excavation and filling activities.  Emphasis is placed

on avoiding contamination of soils and ensuring that filling and excavation does not give rise to

adverse impacts on land and soils or adversely impact patterns of surface drainage.

170. The main thrust of these provisions is protection of the life supporting capacity of soils and their

productive potential, in particular the protection of soils of high versatility.  As outlined above,

approximately two thirds of the application site contain soils that can be considered versatile (the

Waimakariri moderately deep soil, with a soil depth of between 45cm and 100cm.

171. While Objective 2.1 seeks to maintain and enhance the life supporting capacity of land and soils, it

does not do so at the exclusion of all other activities.  The explanation for the objective notes that

where sites are used for urban development, soils are generally irreversibly committed that use.  It



P-406, 16.08.15 43 of 134

identifies that activities such as mining can result in the degradation of soil, but notes that the full life

supporting capacity of soils may not warrant protection from such activities.  Further Policy 2.1.1,

which directly addresses versatile soils, does so in a manner which emphasises "irreversible effects"

on soils, which may foreclose the use of the land for other uses.

172. As is outlined above, while it is acknowledged in the City Plan that it is difficult to restore soils on a site

to their original versatility following quarrying, it is also noted that the quarry itself is a temporary

(although long-term) activity and that topsoil will be returned to the land surface and the site re-grassed

as part of the site rehabilitation.  In this way, the site will eventually be able to be returned to a pastoral

land use suitable for grazing and the productive capacity of the land will be reinstated to a certain

extent, albeit with reduced soil versatility.  So while soil versatility will be irreversibly reduced, the

availability of the site and soils to be used for productive landuses will not be irreversibly removed.

173. Policy 2.1.1 states that where an activity will irreversibly affect land containing versatile soils and there

is a choice between locating the activity on less versatile land, the preference shall be to protect the

versatile land from such activity, unless the proposed activity would better achieve the purpose of the

RMA, which is:

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

(2) In this Act, sustainable management means managing the use, development, and

protection of natural and physical resources in a way, or at a rate, which enables people and

communities to provide for their social, economic, and cultural wellbeing and for their health

and safety while—

(a) sustaining the potential of natural and physical resources (excluding minerals) to meet the

reasonably foreseeable needs of future generations; and

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

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

174. In this instance, the site is located over a high quality gravel resource and the utilisation of the site for

quarrying would allow the exploitation of this resource and would be followed by eventual

reinstatement of rural activities on the land.  Allowing this commercial activity to operate on the site will

provide economic benefits for the applicants.  Mention has previously been made of the efficiency of

sourcing aggregate close to the end users, resulting in lower resource costs for development and a

reduction in environmental effects associated with transporting aggregate over long distances.

Adverse effects of the activity on the environment are able to be mitigated to the extent that they are

considered to be minor.

175. I therefore consider that, although the proposal will result in a removal of the site from productive use

and a reduction in soil versatility, the granting consent to this activity would not irreversibly commit the

site to a non-rural use.  The proposal is not seen as being in conflict with the purpose of the RMA.  For

these reasons I conclude that, while the activity does not support the land and soil provisions, it could

not be considered contrary to them.
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Water

176. Objective 2.2 relates to water and seeks maintenance and enhancement of the quality and availability

of the City's water resources, noting that the groundwater resources of the City are of high quality and

the use of water for domestic purposes does not require treatment. Protection of the quality of

Christchurch’s drinking water is understandably given priority in the City Plan objectives and policies.

Policy 2.2.1 illustrates this and is aimed at ensuring land use activities do not detract from the quality

or availability of groundwater, noting that this is of particular importance in the area to the west of

Christchurch which forms the groundwater recharge area for the City.

177. Objective 13.2 in the rural section also pertains to water resources and is aimed at managing land

uses to protect the quality of groundwater in the rural area. It seeks to ensure that water quality is not

impaired by inappropriate land use activities, such as those involving large scale storage or use of

chemicals. Associated policy 13.2.1 seeks to ensure that land use activities do not risk contamination

of the groundwater recharge area, with particular reference (among other things) to use of potential

contaminants and inappropriate fill materials.

178. In this case, it is noted that the proposal does not involve the storage or use of hazardous substances

(aside from fuel in vehicle fuel tanks).  A minimum distance of 1m of undisturbed gravel will be

maintained from the highest recorded groundwater level on the site.  The applicant has stated that the

deposition of cleanfill material will be undertaken in accordance with a Cleanfill Management Plan,

which will include monitoring of individual loads before the cleanfill is placed in the land to ensure that

only material that complies with cleanfill guidelines is accepted at the site.

179. The Environment Court has concluded that quarrying activities alone have limited potential to

contaminate groundwater.  I note that the reporting planner from Environment Canterbury, who have

the primary responsibility for groundwater protection, has concluded that impacts on groundwater will

be less than minor, and has suggested appropriate monitoring conditions.  For these reasons I am

able to conclude the proposal is consistent with the water related objectives and policies.

Air

180. Further City Plan provisions relate to air quality.  In particular, Objective 2.3 seeks improvement of the

standards of air quality over the City, influenced by the location and nature of land use activities. The

explanation notes that controls on air emissions are primarily the role of the Regional Council.  Policy

2.3.2 is intended to ensure that the location of processes causing airborne contaminants is considered

when assessing land uses.  It is concerned with impacts on amenity for adjacent areas, identifying that

where sensitive land uses are not significantly separated from certain activities, amenity and quality of

life in the adjacent area may be reduced due to dust, odour and other impacts.

181. Again it is noted that Environment Canterbury are the agency with primary responsibility for managing

discharges to air.  The proposal will be the subject of a joint hearing with ECan and it is noted that the
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ECan reporting planner has recommended a number of dust prevention and suppression measures

which she considers will avoid or mitigate the dust impacts of the activity to the extent that they will be

minor.  Such measures include the installation and operation of wind speed monitoring equipment, with

watering of surfaces required once winds reach a certain speed, staging of excavation, speed

restrictions on vehicles, limiting the number of vehicles and machinery operating on the site at any one

time and the implementation of a dust management plan.  She has also suggested potential conditions

relating to the installation and operation of a dust monitoring system.

182. Given these factors, I consider that amenity (in terms of air quality) and quality of life will be maintained

on adjacent rural-residential properties and the activities of the international airport will be adequately

protected from dust impact.  I therefore do not consider the proposal to be inconsistent with these

provisions relating to air quality.

Ecological heritage and McLeans Island Grasslands

183. The Plan contains provisions relating to natural features and habitats and also to areas of importance

to the district, such as the plains.  Objective 2.4 seeks the protection and enhancement of key

elements and processes comprising the City's natural environment, including "…those unmodified

portions of the Canterbury Plains, such as the McLeans Island grasslands…" and the ecosystems and

habitats which depend on these.  The objective notes that urban expansion and inappropriate land

management practices can threaten natural areas.

184. Policy 2.4.1 relates to ecological heritage areas and is aimed at protecting and restoring ecological

heritage areas and the flora and fauna dependent on them.  It notes that the plains contain some

significant remnants of indigenous vegetation, stating:

Those relatively unmodified dry grassland areas are located north-west and west of the urban

area and contain significant plant associations which are now very rare nationally. Of special

significance are the McLeans Island grassland/shrubland and Kowhai woodland remnants

which are among the best of the few remaining examples of their types on the Canterbury

Plains.

185. In addition to this, Policy 2.4.2 seeks to ensure that activities are compatible with maintaining the

dominant natural values of significant natural areas.  The explanation for the policy notes that various

activities can impact upon natural areas, including building, excavation and filling, removal of

vegetation and land use management practices among others, can impact visually on natural areas or

diminish habitat value thereby diminishing the viability of natural areas.  The policy seeks to ensure

that account is taken of the impact of land development upon natural character.

186. A further policy in the rural section covers this issue as well.  Policy 13.4.2 seeks to recognise and

provide additional protection for those areas which have significant natural and landscape values while

not rendering the landscape incapable of unreasonable use.  This policy refers again to the McLeans

Island grassland area to the north of the application site as an area typical of the Canterbury Plains
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prior to European settlement and notes that the Council wishes to ensure that this area remains

predominantly open, unobstructed by building other forms of development.

187. The impacts of the proposal on the adjoining ecological heritage site (EHS) have been assessed by Dr

Partridge.  Dr Partridge has noted that dust from the quarrying activity will not be problematic for the

grassland savannah species, as they are well adapted for the dusty conditions of the plains.  His only

concern was for the representative specimens of southern kowhai and the rare Canterbury Plains tree

daisy which are located not far from the southern boundary of the EHS.  However, when taking into

account the setback of the plants from the boundary and the additional 10m setback of the pit face

from the internal boundary, it was considered that adverse effects on these important specimens would

be avoided.  Dr Partridge had no other concerns relating to EHS and I therefore consider the proposal

to be consistent with the plan provisions relating to significant natural areas.

188. Objective 2.8 and its associated policies relate specifically to the plains area and seek the retention of

unmodified areas of the plains as indigenous plant habitats.  These provisions relate more to providing

for the protection of land containing the significant habitats itself, its retention as open space and

management of land uses on this land, so are of less direct relevance to this application.  The proposal

is considered consistent with these provisions.

Non-rural activities and mineral extraction

189. Turning to the specific rural provisions, the overarching rural objective is the sustained potential of

land, soil, water and infrastructural resources in the rural area to support life and to meet reasonably

foreseeable future rural and urban needs.  The explanation states that the Plan recognises the need to

provide for urban growth and appropriate activities within the rural area, while at the same time

retaining the option of primary production, particularly for more versatile soils.

190. Objective 13.1 and its associated policies are perhaps the key City Plan provisions relating to out of

zone quarry activities. This objective is intended to enable the rural land and soil resource to continue

to be used for a variety of rural activities, to provide scope for the appropriate establishment of urban

activities and to retain the life supporting and productive capacity of the soil resource.  The explanation

includes a direct reference to mineral extraction, stating:

The extraction of aggregates at low cost is important to the economy of the City, but such

workings can have marked adverse effects on the local environment. For this reason,

extraction of aggregates has been provided for in the Plan, but restricted as to location in order

to avoid adverse environmental effects which cannot be adequately mitigated in more densely

settled rural areas.

191. The objective goes on to note:

While the emphasis will be on retention of rural character, there are circumstances where it is

economically sound and environmentally acceptable for urban activities to establish on rural
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land, having regard to the relative significance of servicing costs, availability of services, soil

qualities and local environmental constraints.

192. With respect to soil quality, the objective notes that the protection of soil quality must be balanced with

other considerations and that generally the Plan allows greater scope for development in areas of

poorer soils, as discussed above.

193. Policy 13.1.4 deals with non-rural activities in rural zones and is intended to ensure that activities not

associated with rural resources only occur at a scale or extent consistent with avoiding or mitigating

adverse effects on rural resources and character. The explanation for this policy notes that the rural

area contains a wide variety of land use activities which are not traditional rural activities. It further

states that activities based on products derived from aggregates are associated with rural resources

and may best be located in rural areas provided local adverse impacts are not significant. Where such

activities are of a temporary (albeit long term) nature, such as aggregate extraction, it is intended that

these areas will eventually be rehabilitated for appropriate rural activities.

194. Policy 13.1.4 goes on to explain:

In order to maintain economic provision of services, protect water and soil resources, and

enhance rural amenity values, the Plan generally encourages these activities to locate within

the urban area. However, the Council recognises that there are circumstances in which

provision for such activities in the rural area is justified, particularly where the activity has an

association with either the rural area of the City or surrounding districts and their resources.

195. There are qualifications to the policy where the environmental impact of non-rural activities is minor.

The Plan discourages significant development of commercial or industrial activities particularly

on versatile soils and where these activities occupy significant land areas, as this would result

in diminishing that resource and would have significant impacts on amenity values, particularly

given that concentrations of rural dwellings are more commonly found in areas of better soils

where productivity thresholds are lower as a consequence. A primary concern of the policy is

ensuring that non-rural activities do not give rise to adverse effects of a nature where rural

character or resources are lost on a significant scale, be it major activities or the cumulative

effect of smaller non-rural activities.

196. It is clear from the above that the Plan does anticipate the development of some non-rural activities in

rural areas, and indeed acknowledges that this has always been the case. The key parameters around

these activities are that they should be associated with rural resources, should be discouraged in

areas with versatile soils and significant adverse effects on rural character and amenity should be

avoided or mitigated.  Quarrying is identified as both being associated with rural resources and ideally

located in rural areas provided that local adverse effects are not significant.



P-406, 16.08.15 48 of 134

197. Mineral extraction activities are therefore clearly anticipated in the rural area.  I note that the policy

places emphasis on precluding activities where the effects are significant. In this instance, I note that

the above assessment of effects has concluded that the effects on versatile soils would be no more

than minor and likewise effects on rural character and amenity have been found to be no more than

minor.  The site will eventually be rehabilitated so that it can again be used for rural purposes.  I

therefore consider the proposal is in keeping with Policy 13.1.4 given that it is an activity which relies

on a rural resource, and impacts on versatile soils and adverse effects on surrounding rural-residential

neighbours are able to be mitigated to the extent that they will be no more than minor.

198. Further policies under Objective 13.1 go on to deal with excavation and mineral extraction in more

detail. Policy 13.1.8 seeks to ensure through controls on excavation and filling, that activities

undertaken in rural areas will have minimal adverse effect on soil qualities and stability.  The policy

explanation goes on to outline that removal or major disturbance of topsoil can result in damage to the

soil profile, thus damaging the ability of such soils to be productively used, particularly versatile soils.

Similarly removal of soil to facilitate quarrying activity can give rise to similar adverse effects, which

makes soil quality one determinant of the location of quarry sites.

199. Again, the provision makes reference to the need to protect soils of higher versatility and the use of

soil versatility as a consideration in the location of quarry activities. As explained previously,

approximately two thirds of the site contains soils that can be considered versatile.  While the topsoil

from the site will be stripped and stored in bunds and then reapplied to the final landform, it is noted

that the quality and versatility of this reinstated soil is likely to be reduced.  As outlined in the

discussion of effects, taking into account soil quality and final landform, the site is more likely to be

suitable for grazing rather than the growing of crops.  I have concluded above that the effects of the

proposal on versatile soils will be no more than minor however given that Policy 13.1.8 seeks to

"ensure…that activities undertaken in rural areas will have minimal adverse effect on soil qualities

and stability" [emphasis added] the activity could not be considered to be consistent with this policy.

200. Key policies in relation to this application are Policy 13.1.9 and 13.1.10.  These aim:

“13.1.9 To ensure that mineral extraction is confined:

(a)     to locations previously allocated for mineral extraction purposes, or within or adjacent to

the Waimakariri River;

…

“13.1.10 To ensure provision is made for reducing the associated adverse effects of mineral

extraction, and rehabilitating worked out areas for activities compatible with the surrounding

rural environment.”

201. The proposal does not achieve Policy 13.1.9 given that the site is not in a location previously allocated

for mineral extraction purposes (i.e. a Rural Quarry Zone) or within or adjacent to the Waimakariri

River.  The explanation associated with the policy recognises the fundamental importance to the City

of aggregate for roading and construction activities but notes that it is difficult to adequately mitigate
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the environmental impacts of quarrying in more densely settled rural areas and it is difficult to restore

soil cover to its original character and versatility.

202. The explanation does however note that other long term alternatives for obtaining aggregates from dry

land sites may include sparsely settled rural areas immediately south of the Waimakariri River.  The

policy does not go on to define a specific area for “locations previously allocated” and I note that while

the site is located south of the river, it could not be considered to be a "sparsely settled rural area(s)

immediately south of the Waimakariri River".  It is my understanding that the locations mentioned

south of the river covered areas such as the Isaac's land in the Open Space 3D zone (where quarrying

is provided for).  I do not consider that this site on Savills Road was intended to be provided for by

Policy 13.1.9.

203. I also note that the policy is concerned that the quarrying may adversely affect the amenity of more

densely settled rural areas.  In this regard, the application site is located in the vicinity of a number of

rural residential dwellings. As discussed in the assessment of effects above, it is my view that the

adverse effects on rural character and amenity for residents of surrounding areas will be no more than

minor.

204. Previous Environment Court and Council decisions have taken the approach that Policy 13.1.9 should

not be read restrictively and allows for some latitude to undertake quarrying beyond the existing zoned

areas or within or adjacent to the Waimakariri River, in situations where the site is suitable for

quarrying and appropriately mitigates any adverse effects.  In particular the Court in Road Metals

Company Ltd v Christchurch City Council7 stated:

“On its face the provision is at least highly directive, if not mandatory. The word ensure is not

uncommon in the Plan and is used instead of preferable deliberately to ensure an acceptable

outcome in a more directive sense as here.

The assumption of the Regional Council witnesses was that there is no doubt that the use of

the words to ensure and is confined is intended to be directive. This was conceded for the

appellant. The question, of course, is whether it is mandatory and whether it is a reference to

the Quarry Zones identified in Volume 3 of the Plan.”

205. The Court went on to conclude:

“We have concluded that the reference in Policy 13.1.9 should, in the circumstances, be

regarded as a directive that the quarrying clusters should be in or adjacent to existing areas or

to the Waimakariri River. We certainly do not think that Policy 13.1.9 could be interpreted as

encouraging in any way the location of all parts of aggregate extraction activities beyond the

existing Quarry Zone (i.e. if this application had not utilised existing processing and transport

infrastructure within the Quarry Zone, then it would have been contrary to Policy 13.1.9).”

[emphasis added].

7 [2006] C136/2006
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206. In Road Metals, the Court found that consent could be granted for quarrying on a site directly adjacent

to the Rural Quarry zone, where the transportation and processing of the aggregate was to occur on a

site in the Rural Quarry zone, utilising existing infrastructure.  In this instance, the application site is not

adjacent or close to the other locations identified in Policy 13.1.9.  It is a wholly new activity where all

parts of the aggregate extraction process are located outside of the quarry zone.  On this basis, and

taking into account the statements of the Environment Court in Road Metals, it is my opinion that the

proposal is contrary to Policy 13.1.9.

207. With respect to Policy 13.1.10, the adverse effects of the proposal are able to be mitigated to the

extent that they are minor and the applicant will undertake rehabilitation to ensure that the site is able

to be used for activities compatible with the surrounding rural environment (for example, grazing of

animals).  For these reasons I consider the proposal is not inconsistent with Policy 13.1.10.

Rural amenity

208. Several provisions in the Plan relate to amenity and generally seek to maintain and enhance amenity

values within rural areas and the City as a whole. Objective 4.2 is the overarching amenity provision

for Christchurch and seeks a pleasant and attractive City. Its associated policy, Policy 4.2.9, is of

relevance to this application as it addresses the impacts of noise. It is aimed at achieving a low

ambient level of noise in the City and the protection of the environment from noise that can disturb the

peace, comfort, or repose of people to the extent necessary to avoid, remedy or mitigate unreasonable

levels of sound.  Further policies (4.2.10 and 4.2.11) seek to take account of the receiving environment

and its sensitivity to noise when achieving satisfactory sound levels and to set maximum acceptable

sound levels in order that activities can be designed (including attenuation structures) to meet those

levels.  These policies note that noise levels are set at boundaries and that noise generating activities

should consider mitigation measures, such as noise attenuation structures, to be located on the

application site.

209. The preceding discussion of effects on the environment has concluded that the proposal will comply

with the relevant construction noise standards and the operational noise effects will be less than 50 dB

LAeq at the notional boundary of nearby rural dwellings.  This noise effect was considered acceptable

by the two acoustic experts, notwithstanding non-compliance with City Plan noise standards at the

boundary of the application site.  The applicant has proposed a number of noise mitigation measures,

including the installation of earth bunds, locating processing equipment in the base of the pit and

erecting a sound barrier around the processing equipment.  Whilst this does not mean that noise will

be inaudible at these sites, noise levels will not be unreasonable or at a level to unduly disturb the use

of adjoining properties for rural-residential activity.  Noise effects of the proposal in an overall sense

were considered to be no more than minor.  For these reasons, I consider the proposal to be in

keeping with Objective 4.2 and Policy 4.2.9.
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210. Objective 13.4 specifically relates to rural amenity values and seeks that rural amenity values are

maintained and whenever possible enhanced, and adverse effects of activities are recognised and

controlled.  Its associated policy, Policy 13.4.3 is intended to ensure that activities in the rural area,

including pastoral, agricultural and horticultural farming, or intensive livestock management and

forestry do not give rise to adverse effects (including dust, noise and visual detraction) without

separation or mitigation measures.  The policy explanation relates primarily to the impacts of rural

activities on rural amenity, for example intensive livestock management.  However the policy itself

refers to the adverse effects of activities in general.  The previous discussion of effects has concluded

that the adverse effects of the proposal on the environment are able to be mitigated to the extent that

they are no more than minor for surrounding neighbours. I therefore do not consider the proposal to be

inconsistent with these provisions.

Rural infrastructure

211. A further group of rural provisions relate to infrastructure located within Rural areas.  Objective 13.3

intends infrastructure in the rural area to be maintained to provide for the safe and efficient operation of

activities in rural areas, noting that further development, particularly rural dwellings may have adverse

effects on existing infrastructure.  This proposal has the potential to impact upon Transpower's

electricity transmission assets and also the operations of the Christchurch International Airport.

212. Policy 13.3.1 specifically applies to airport operations.  However it is primarily aimed at ensuring

development within the rural zone surrounding the International Airport takes into account the impacts

of the operations at of the International Airport, particularly noise effects. In this case the proposal is

not a noise sensitive one, will not be affected by airport operations and therefore will not give rise to

reverse sensitivity effects.  The main potential risks to airport operations are the encouragement of

birds (increasing the risk of bird strike) through ponding or inappropriate planting.  I note however that

the airport company is comfortable that these impacts can be mitigated by way of conditions and has

given conditional support to the proposal.  I therefore consider that the applicant has had adequate

regard to airport operations and that the proposal is consistent with Policy 13.3.1.

213. Policy 13.3.3 relates to utilities and is intended to ensure that rural development does not compromise

the operation of utilities, however the explanation for the policy deals primarily with the adverse effects

of utilities themselves. In any case, the applicant has volunteered measures to avoid or mitigate

adverse effects on the transmission assets located on the application site, and Transpower have not

lodged a submission on the application.  I consider the proposal to be consistent with Policy 13.3.3.

Transport

214. The City Plan contains a number of transport related objectives and policies, many of which relate to

planning the transportation network.  However Objective 7.2 is of relevance to this application and

seeks an efficient and effective road network that allows the City to function and develop with minimal

conflict between land uses, traffic and people.
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215. Policy 7.2.2 is of relevance to the application and seeks to protect the function of the road network and

the environment of adjacent land uses from the adverse effects of high traffic generators.  The

explanation for the policy outlines that the efficiency and safety of the road network, particularly arterial

roads, requires minimising conflicts between various road users. Important in this respect is protection

from queuing and manoeuvring vehicles through the control of access to and from high traffic

generating activities. It also notes that the amenity of living areas as sensitive areas also requires

protection from the adverse effects of high traffic generators.  Traffic management measures may be

required to minimise the adverse effects of high traffic generators on the surrounding road network and

the policy states that the owner or developer will be required to contribute to the cost of construction of

these measures.

216. Policy 7.2.5 seeks to control the establishment of land use activities to achieve compatibility with the

roads they front by avoiding, remedying or mitigating the effects which each has on the other. The

policy goes on to explain that the safety and efficiency of the road can be adversely affected by

parking, access and pedestrian activity associated with a particular activity. Safety, efficiency and

accessibility are paramount when planning transport in the City. The siting of appropriate land uses

alongside the appropriate elements of the network will result in benefits of less accidents and greater

efficiency.

217. This current proposal is considered to be a high traffic generator, with the potential to generate a

substantial amount of heavy vehicle traffic.  The proposal has been assessed by Mr Calvert, a Council

transport network planner who has concluded that the road network is able to accommodate the

increased heavy vehicle traffic generated by the proposal.  This conclusion is subject to the widening

of Savills Road to the intersection with Pound Road at the applicant's expense to ensure adequate

road width to allow for two-way heavy vehicle traffic without causing adverse safety effects or impacts

on the roading assets.  The applicant has prepared a traffic management plan (TMP) which states that

all traffic will leave the site to the east along Savills Road to the intersection with Pound Road.  The

TMP lists a number of other surrounding roads on which trucks coming to and from the site are not

permitted to travel.  All heavy vehicle drivers using the site will be familiar with the TMP.

218. With respect to impacts of high traffic generators on living areas, I note that the site is not located near

any living zones, but is in the vicinity of a number of rural neighbours.  Heavy vehicle traffic will travel

east out of the site, towards the Pound Road intersection and will only pass one of these rural-

residential properties.  Noise advice provided by Mr Reeve and that of Marshall Day Acoustics has

concluded that traffic noise effects on this property will be acceptable.

219. In addition to the Part 7 provisions, I note that Policy 13.3.2 under the rural infrastructure provisions

covers roading infrastructure in rural zones and seeks to ensure that the pattern of rural development

does not compromise the operational efficiency and safety of the roading network, with particular

emphasis placed on arterial roads and the State Highway network.  In this case, Savills Road itself is a

local road and Pound Road is designated as a collector road.  The activity is not located near an
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arterial road or highway and will not compromise the efficiency or safety of any of these key transport

routes.

220. For these reasons I consider that the proposal is consistent with the traffic related objectives and

policies.

Heritage

221. Heritage related objectives and policies are also of relevance to this application, given the location of a

significant heritage building effectively in the middle of the application site.  Objective 4.3 relates

specifically to heritage and seeks the conservation and restoration of heritage items and values.

Policy 4.3.1 seeks to identify and provide for the protection of heritage items.  The explanation for the

policy mostly deals with processes for putting in place heritage protection, it does go on to state that

"provisions also acknowledge the potential impacts of surrounding development on heritage items and

seek to mitigate adverse effects of adjoining development on their heritage values."  Policy 4.3.9

covers provision of assistance to the owners of heritage items.  It is perhaps of less relevance to this

application as it refers to Council providing this assistance, however I mention it as the applicant has

stated their intention to contribute to the restoration of Tiptree Cottage.

222. Council's heritage conservation planner, Ms Bliss has assessed the effects of the proposal on Tiptree

Cottage and has concluded that, subject to the implementation of the Tiptree Cottage Management

Plan and the Temporary Protection Plan any adverse effects on the heritage building will be minor.

The funding contributed by the applicant and the necessity to strengthen and structurally upgrade the

building before quarrying approaches the Tiptree site may mean that repair and upgrade work to the

Cottage is done significantly sooner than would otherwise be the case.  For these reasons, I consider

the proposal to be consistent with the heritage related objective and policies.

Environmental results anticipated for the Rural 5 Zone

223. The purpose of the Rural 5 (Airport Influences) Zone is primarily the continuation of primary production

while managing land use activities to avoid compromising airport operations and development.

224. Environmental results anticipated for the Rural 5 zone are as follows:

(a) The operation of activities within the Rural 5 (Airport Influences) Zone in a manner which

maintains the continued safe and uncurfewed operation and development of the International

Airport.

(b) Some adverse environmental noise effects associated with the proximity of aircraft

operations and associated activities at the airport with gradual use of quieter aircraft, but with

substantially greater numbers of aircraft movements.

(c) A level of intensity of land use activities and future subdivision activities within this zone so

as to ensure that neither of these lead to demands for curfewed airport operations.
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(d) Management of land use activities consistent with the sustainable management of

groundwater resources and the protection of them from contamination.

(e) The maintenance of safe and efficient traffic movement on Russley Road, and Johns Road

while continuing to make provision for activities of an industrial or processing nature which

require a rural location.

(f) The maintenance and enhancement of the potential of versatile soils.

(g) The presence of appropriately located rural selling places of a scale consistent with the

economic well-being of the community, traffic safety, and the protection of visual amenity.

(h) Recognition of the likely airport noise environment and achievement of noise insulation as a

means of ensuring adequate mitigation of adverse environmental effects which might otherwise

be experienced by residents in this zone.

225. These anticipated results are generally aimed at protecting the efficient development and functioning

of the international airport.  The proposal is consistent with achieving these outcomes, in particular as

it will not compromised the safe functioning of aircraft and is not a noise sensitive activity and will not

lead to demands for curfews on airport operations.

226. The other relevant outcomes are related to management of land uses consistent with the protection of

groundwater; the maintenance and enhancement of versatile soils; and the safe and efficient traffic

movement on major arterial roads while continuing to make provision for activities of an industrial or

processing nature which require a rural location. The activity achieves the outcome related to

protection of groundwater. Although some trucks associated with the activity will utilise Russley Road

and Johns Road, the activity will not have direct effects on these specified major arterial roads.  Mr

Calvert had no concerns regarding the impact of heavy vehicle traffic on these roads.  The proposal

will not maintain and enhance versatile soils on the site as the quality of the soil is likely to be reduced

following site rehabilitation, however the adverse effects of the proposal on versatile soils have been

assessed as being no more than minor.  The proposal does not achieve point (f) above, however in an

overall sense I consider the proposal is not inconsistent with the environmental results anticipated.

Conclusion

227. The preceding discussion of the relevant City Plan objectives and policies has concluded that the

proposal is consistent with the provisions relating to ecological heritage and natural values, water,

noise, rural infrastructure, heritage, traffic and the general provision relating to non-rural activities

(Policy 13.1.4).  I have concluded with respect to the rural amenity and air quality objectives and

policies as well as the environmental results anticipated for the Rural 5 zone, that the proposal is not

inconsistent with these provisions.  However I have concluded that the proposal is inconsistent with the

City Plan objectives and policies relating to versatile soils and excavation and filling in rural areas and

it is contrary to Policy 13.1.9 (relating  to the location of mineral extraction activities) which can be

considered to be the most directly relevant policy for this consent.
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228. Notwithstanding my opinion regarding Policy 13.1.9, I do not consider that being contrary to one policy

tips the proposal over into being contrary (in the sense of repugnant) to the City Plan objectives and

policies as a whole.  Taking all of the above assessments into account, it is my conclusion that in an

overall sense, the application is inconsistent with the City Plan objectives and policies, but cannot be

considered contrary to them.

Proposed Christchurch Replacement District Plan

229. Regard must be had to the relevant objectives and policies in the operative and proposed Replacement

District Plans. Of particular note, Chapter 3 Strategic Directions contains a number of high level

objectives to guide the recovery and future development of the City. These provisions became

operative on 25 May 2015.  While this application was lodged prior to any of the decisions being

released on any parts of the Replacement District Plan (RDP), the objectives and policies of the

proposed plan are a matter which the Council must consider under S.104.  In addition to the Strategic

Directions, decisions have been released on the Transport chapter of the RDP.  Other relevant

objectives and policies can be found in the Rural and Heritage sections of the RDP, however no

decisions on these provisions have yet been released.  Relevant provisions from the Replacement

District Plan are listed in Appendix 8 to this report.

230. Relevant Strategic Directions of the RDP are aimed at; enabling recovery and facilitating the future

enhancement of the district; recognising the importance of business and economic prosperity to the

City's recovery; appropriate management of significant natural areas; protection of strategic

infrastructure (ie Christchurch Airport) from adverse effects of incompatible activities; avoiding conflicts

between incompatible activities where there may be significant adverse effects; providing for temporary

recovery activities; and recognising the importance of aggregate extraction, associated processing and

transportation.  I consider the proposal to be in keeping with these provisions.

Rural

231. The application site would be located in the Rural Waimakariri zone under the proposed Replacement

District Plan.  The proposed RDP states that quarrying activities in this zone which are located 250m or

more from a residential zone boundary would be a discretionary activity (as compared to the current

non-complying activity status).  The application site is located in the High Quality Gravel Resource

Overlay area (refer to Appendix 8 for a map of this area).  As outlined above, decisions have not yet

been released on the Rural chapter and therefore the zoning and rules do not have effect.  Decision

makers on resource consents must however have regard to the objectives and policies under

S.104(1)(b) of the Act.

232. The relevant Rural objectives and policies can be found in Chapter 17 of the proposed RDP.  Objective

1 in this chapter seeks a productive and diverse rural environment where the range of activities

supports and maintains the rural working environment, subdivision and development does not preclude

access to high quality gravel resources and rural character is maintained and enhanced.  Policy 1
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seeks to ensure the range of activities located on rural land is limited to those that have a direct

relationship with, or are dependent on, the natural resource or a functional necessity for a rural

location.  The proposal would be consistent with this policy as quarrying is dependent on the gravel

resource found in this part of the City.

233. Policies 2 and 3 address the general elements of rural character and the function of rural areas

respectively.  Policy 2 seeks to ensure the nature, scale and intensity of subdivision, use and

development in all rural areas is characterised by land in pasture, trees, crops or indigenous

vegetation; a low density of buildings and structures; and a general absence of urban scale or type of

infrastructure.  I note that the proposal is not an activity which involves pasture, trees, crops or

vegetation.  Given the use of the word 'ensure', which is quite directive, I would not consider the

proposal to be consistent with this policy.  Policy 3, on the other hand, recognises the different

function, character and amenity values of different parts of the rural land in Christchurch and makes

specific mention of quarrying activities in the rural flat land area.

234. Policy 4 seeks to ensure that rural related activities on rural land are of a scale compatible with rural

character and amenity values and avoid, remedy or mitigate adverse effects on the natural

environment.  Policy 11 relates to the location and management of quarrying activities and is of direct

relevance to this application.  This policy enables access to aggregate resources by providing for new

quarrying activities in rural zones where the activity:

· avoids area of significant landscape, ecological, cultural or heritage value

· avoids locating in close proximity to residential zones

· internalises adverse environmental effects as far as practicable

· manages dust, noise, vibration, access and lighting to maintain rural amenity values

· protects groundwater from the effects of filling

· ensures the siting and scale of visual screening maintains rural amenity and character

· is capable of processing extracted materials on-site

235. I consider the proposal to be consistent with Policies 4 and 11, as the adverse effects are able to be

mitigated to the extent that they are minor, the activity avoids the ecological heritage site and

residential zones, will have less than minor effects on groundwater and will involve the processing of

materials on the site.

236. Policy 12 deals with rehabilitation of quarry sites and seeks remediation to enable subsequent use of

the land for rural activities, while having regard to the final landform of the site, the availability of

cleanfill and any other adverse effects associated with rehabilitation (traffic, dust etc).  The application

site is proposed to be backfilled with cleanfill and progressively rehabilitated, however as has been

noted above it is unlikely to be completely backfilled given the difficulties in sourcing this amount of

cleanfill, particularly once aggregate extraction is complete.  The final landform is likely to be partially

backfilled with a depression remaining across some or most of the quarry pit.  These impacts have
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been examined by Ms Dray and are considered no more than minor.  I consider the proposal to be

consistent with this policy.

237. Policy 13 relates to the high quality gravel resource overlay area and seeks to avoid subdivision and

rural dwellings on sites less than four hectares in this area where they may foreclose the ability to

extract the gravel and lead to reverse sensitivity impacts on quarries in this area.  While this policy is

not of direct relevance to this application as the activity does not involve subdivision or additional

dwellings, it does signal the intent in the pRDP to enable quarrying activities in this part of the rural

area.

Transport

238. The relevant transport related objectives and policies can be found in Chapter 7 of the RDP and are

now considered operative under S.86F of the RMA.  These provisions seek an integrated transport

system which is safe, sustainable and efficient and to ensure that high traffic generating activities

optimise use of existing capacity within the transport system and avoid or mitigate significant adverse

effects on the transport system and on the amenity of surrounding areas.  A further policy seeks to

ensure the location and design of vehicle accesses is compatible with the range of functions on that

part of the road network, promotes safety for pedestrians, cyclists and vehicles and enables the safe

and efficient operation of the transport system.  Mr Calvert has reviewed the transport related effects of

the proposal and considers the effects are able to mitigated to the extent that they are no more than

minor.  He has required the applicants to upgrade that part of Savills Road to the intersection with

Pound Road and considered that this will facilitate safe functioning of the transport system in this area.

I consider the proposal to be consistent with the relevant transport related objectives and policies.

Heritage

239. The heritage provisions of the pRDP are contained in Chapter 9 and Tiptree Cottage is listed as a

Group 1 (High Significance) heritage item.  Decisions on this chapter have not yet been released

however the heritage rules do have immediate legal effect.  The proposal does not trigger any of these

rules.  The relevant objectives and policies seek to identify and retain heritage items and to protect

them from inappropriate subdivision, use and development.  I note that this proposal does not itself

involve works to the heritage building as these will be subject of a separate consent.  This work will be

required in order to protect Tiptree Cottage from the effects of quarrying.  The applicant has accepted

conditions relating to the protection of the cottage and Ms Bliss is satisfied that the mitigation

measures proposed will be sufficient to ensure that any adverse effects on the heritage structure will

be no more than minor.  Ultimately, the end result of this process should be that the vulnerable

heritage structure is repaired and structurally upgraded, which will help contribute to its long term

survival.  The proposal is considered consistent with the heritage related provisions of the pRDP.
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Conclusion

240. After considering the relevant objectives and policies of the operative and proposed Replacement

District Plans, it is my conclusion that in an overall sense, the application is consistent with these

provisions.

Weighting of the Operative and Proposed Plans

241. The Independent Hearings Panel’s decision on the Replacement District Plan's Strategic Directions and

Strategic Outcomes became operative on 25 May 2015.  Accordingly the strategic objectives should be

given significant weight.  The proposal is considered to be consistent with the Strategic Directions as

they seek to enable recovery, recognise the importance of aggregate extraction to support recovery,

and to ensure that conflicts between incompatible activities are avoided where there may be significant

adverse effects on the health, safety and amenity of people and communities.  In this case, the

proposal will not have significant adverse effects and will enable the extraction of the aggregate

resource contained within the site.

242. The same applies to the transport related objectives and policies of the RDP.  Decisions have been

released on these provisions and they are deemed operative.  They should therefore be given

significant weight.

243. As decisions on the Rural chapter of the proposed Replacement District Plan have not yet been

released, I consider that greater weight should be given to the corresponding provisions in the

Operative Plan.  It is useful to bear in mind the theme of the proposed Replacement District Plan

relating to quarrying which is intending to provide opportunities to access the high quality gravel

resource located in this part of the district, provided that adverse effects are internalised and amenity

values are maintained.  However, submissions have been lodged against the high quality gravel

resource overlay and the provisions which are intended to enable access to it.  Pre-hearing mediation

of the areas on the areas of disagreement between the parties has recently concluded and Council's

policy planner involved in that process has advised that there are still quite a number of issues which

are unresolved and will be examined through the Independent Hearings Panel hearing process.

Speculating on the outcome of the hearing process and what may be covered in the final provisions

would be premature at this point.

244. It is relevant to note that the Proposed Plan has been prepared in the context of the post-earthquake

environment and the Recovery Strategy for Greater Christchurch, and incorporates the provisions of

the Land Use Recovery Plan (LURP).  Appendix 1 to the Land Use Recovery Plan details the

amendments the LURP makes to the Canterbury Regional Policy Statement, by the addition of Chapter

6 to the RPS.  The key change in respect of quarrying activities is that the LURP lists quarrying as a

rural activity, meaning that quarrying is an activity which is recognised to occur in rural zones.  The

LURP also stipulates that new urban activities should only occur within existing urban areas or
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identified greenfield priority areas.  This matter, as it relates to the concrete crushing activity, is

discussed further in the section on the Regional Policy Statement.

245. In this instance I consider the Strategic Objectives and the transport objectives and policies of the

Replacement District Plan should be given the most weight (as they have been prepared, heard and

decided upon in the post-quake era and give effect to the Recovery Strategy and associated Recovery

Plans), followed by the objectives and policies of the operative City Plan, with the objectives and

policies of the proposed RDP given least weight.

Non-complying Activity Threshold Test (S.104D)

246. I have concluded that the adverse effects of the activity on the environment will be minor and although

the proposal has been assessed as being inconsistent with the objectives and policies of the operative

City Plan, it is not considered contrary to them.  It is not considered to be contrary to the objectives and

policies of the operative or proposed Replacement District Plan.  The proposal therefore passes both

parts of the S.104D gateway test for non-complying activities and I consider the Panel has a discretion

to exercise as to whether or not to grant consent.

Other relevant Statutory Documents (S.104 (1)(b))

 Canterbury Regional Policy Statement 2013

247. The Canterbury Regional Policy Statement (RPS) provides an overview of resource management

issues of Canterbury.  There are no objectives or policies within the RPS which specifically relate to

quarrying activities, although it is noted that there are objectives and policies relating to:

· Land-use and infrastructure (Chapter 5)

· Recovery and rebuilding of Greater Christchurch (Chapter 6 - Recovery and Rebuilding of

Greater Christchurch)

· Fresh water (Chapter 7)

· Landscape (Chapter 12)

· Historic heritage (Chapter 13)

· Maintenance of air quality (Chapter 14 – Air Quality)

· Maintaining the quality and life supporting capacity of soils; and avoiding, remedying or

mitigating soil degradation and erosion (Chapter 15 – Soils).

248. Objectives of Chapter 5 seek development that enables rural activities which support the rural

environment, does not result in adverse effects on regionally significant infrastructure (such as the

airport and electricity transmission assets) and supports a safe, efficient and effective transport

system.  I consider the proposal to  be consistent with Chapter 5.

249. Chapter 6 of the RPS contains objectives aimed at enabling the recovery and rebuilding of Greater

Christchurch.  Objective 6.2.1 in this chapter contains a provision which seeks to avoid urban
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development outside of existing urban areas or greenfield priority areas, unless expressly provided for

in the RPS.  This is supported by Policy 6.3.1 which seeks to ensure new urban activities only occur

within existing urban areas or identified greenfield priority areas.  In the case of this application, and as

outlined previously, quarrying is listed in the RPS as a rural activity.  Processing and storage of

demolition concrete is not however considered to be a rural activity and could more properly be

considered an industrial activity8 and therefore on the face of it, the RPS does not allow this activity in

a rural zone.

250. However, the overarching intention of Chapter 6 is the recovery and rebuild of Greater Christchurch

and I consider that the handling and reuse of demolition material is an activity which supports the

rebuild.  Although concrete processing does not involve resources native to the rural site, the effects of

that activity are very similar to the effects of quarrying and can be quite readily absorbed into the

overall effects of an operational quarry.  Therefore, given the resource efficiency and sustainability

benefits to reusing demolition concrete, in this instance I consider it an appropriate activity to be co-

located with the proposed quarry, as an ancillary activity.  I would not be supportive of concrete

processing and storage as a standalone activity or continuing after the 15 year timeframe for

aggregate extraction has ceased and I have recommended conditions to ensure that this does not

occur.

251. Objectives and policies in Chapter 13 of the RPS seek the protection of significant historic heritage, the

protection of landscape settings relevant to heritage values and enabling the repair, strengthening and

conservation of built historic heritage.  Policy 13.3.3 seeks that significant historic cultural and historic

heritage landscapes are to be protected from inappropriate subdivision, use and development.

252. The proposal to quarry the rural land directly surrounding Tiptree Cottage and encompassing what was

the former Tiptree Farm does not support this landscape related objective and policy as, at least in the

short to medium term, it does not protect the landscape setting of the Cottage.  However, the impacts

of this have been assessed by the two heritage experts and it has been concluded that this will have

no more than minor effects on heritage values.  I note that the pastoral landscape will eventually be

reinstated following quarrying, albeit with ground levels likely at a lower level than previously.  I

consider that the proposal is not inconsistent with the other two heritage objectives relating to

protection of heritage and enabling the repair and strengthening of heritage buildings.  In an overall

sense, although the proposal does not actively support the heritage provisions of the RPS, it is not

considered contrary to them.

253. Chapter 15 of the RPS relates to soils and contains one relevant objective (15.2.1), which seeks

maintenance and improvement of the quality of Canterbury’s soil to safeguard their mauri, their life

supporting capacity, their health and their productive capacity.  Policy 15.3.1 aims to ensure that land-

uses and land management practices avoid significant long-term adverse effects on soil quality.  The

proposal could not be considered consistent with Objective 15.2.1 as it will result in adverse effects on

8 It is noted that under the current City Plan both quarrying and concrete processing are considered to be non-rural activities.
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soil quality and therefore does not maintain and improve the quality of the soil.  However the

associated policy seeks to avoid significant adverse effects.  Adverse effects on soil quality have been

assessed as being no more than minor.  The explanation for Policy 15.3.1 states:

"The protection of soil quality is not absolute. There will be situations where soil will be

degraded as a result of land-uses and where it is not necessarily appropriate to foreclose a

development option purely for soil conservation or soil quality reasons, such as in existing

urban locations, or when alternative areas or options are not available."

254. For these reasons, while I consider that the proposal does not support the soil quality related

provisions of the RPS, it could not be considered contrary to them.

255. Ms Goslin, Environment Canterbury's reporting planner has assessed the proposal against the

relevant RPS objectives and policies relating to fresh water and air quality and considers the proposal

to be in accordance with these provisions.  I accept Ms Goslin's assessment in this regard.

256. In an overall sense, I do not consider the proposal to be contrary to the objectives and policies of the

Canterbury Regional Policy Statement.

Other Regional Planning Documents

257. Ms Goslin has also assessed the proposal against the relevant provisions of the operative Natural

Resources Regional Plan (NRRP), including Chapter 4 - Water Quality and Chapter 3 Air Quality,  the

Proposed Land and Water Regional Plan and the Proposed Canterbury Air Regional Plan.  Ms Goslin

has concluded that, subject to the implementation of the proposed mitigation measures, the proposal is

not contrary to the objectives and policies of these regional plans.  It would not be efficient for me to

duplicate the assessment against the regional level planning documents administered by Environment

Canterbury and I therefore accept Ms Goslin's assessment that the proposal will not be contrary to the

relevant provisions of the aforementioned regional plans.

Relevant Other Matters (S.104 (1)(c))

Recovery Strategy for Greater Christchurch

258. As noted previously, the Recovery Strategy prepared by CERA under the Canterbury Earthquake

Recovery Act became operative on 1 June 2012.  It is a statutory document that must be "read

together with, and forms part of" other relevant legislation within the greater Christchurch area.  The

City and District Plans (and a number of other statutory documents) must not be interpreted or applied

in a way that is inconsistent with the Recovery Strategy.
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259. “Recovery” is defined under the CER Act as including both restoration and enhancement (Section 3).

Section 4 identifies the vision for the recovery of Greater Christchurch and supporting goals relating to

the six components of recovery.  The following goals are of particular relevance to this application:

Economic – Revitalise greater Christchurch by:

· Planning for a well-functioning Christchurch central city and thriving suburban centres
· Facilitating the recovery and development of the Central Business District
· Restoring the confidence of the business sector to enable economic recovery and growth
· Ensuring a range of employment options

Built Environment – Develop resilient, cost effective, accessible and integrated infrastructure,

building, housing and transport networks by:

· Prioritising infrastructure investment that contributes during recovery and into the future
· Supporting innovative urban design, buildings, technology and infrastructure to redefine greater

Christchurch as a safe place built for the future
· Develop a transport system that meets the changed needs of people and businesses
· Rebuild infrastructure and buildings in a resilient, cost-effective and energy-efficient manner
· Having a range of affordable housing options connected to community and strategic

infrastructure
· Drawing on sound information about ongoing seismic activity and environmental constraints.

Natural Environment – Restore the nature environment to support biodiversity and economic

prosperity, and to reconnect people to the rivers, wetlands and Port Hills by:

· Ensuring recovery activities value, protect and sustainably manage our water sources
· Ensuring ecosystems are healthy and functioning
· Provide public access to and opportunities for outdoor recreation, cultural, social and economic

activities
· Enhancing air quality through managing recovery activities that impact on air quality
· Improve the quality and function of estuaries, waterways and wetlands
· Sorting, storing and processing waste in an environmentally safe and effective manner.

260. Section 5 of the Recovery Strategy identifies a number of priorities for recovery to address and

promote social, economic, cultural and environmental wellbeing.  These include:

· Regulation, standards and other information to support the rebuild and repair of housing to a
quality that meets the technical requirements for the land categories and building standards,
including the requirement for a geotechnical assessment to be provided with subdivision
consents applications.

· Permanent repair or rebuild of infrastructure in areas identified for redevelopment and
development in the short to medium term.

· Supply of land for recovery needs through efficient consenting processes and timely provision,
restoration or optimisation of infrastructure.

· Encouraging the provision of a variety of accommodation that is sufficient for residents,
including temporary construction workers and people displaced due to the rebuild.

· A functioning Central Business District and suburban areas that provide opportunities for local
businesses and economic activities to relocate, maintain services and grow.

· Opportunities and facilities for sporting, recreational and cultural activities.

261. A number of Recovery Plans have been developed in accordance with Section 7 of the Recovery

Strategy:

· Christchurch Central Recovery Plan (operative 31 July 2012)
· Transport chapter of the Christchurch Central Recovery Plan entitled “An Accessible City”

(operative 31 October 2013)
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· Land Use Recovery Plan (operative 6 December 2013).

262. The Christchurch Central Recovery Plan and An Accessible City are not relevant to this application.

The LURP does not specifically mention aggregate demand but does note that repair and rebuild

activity is generating different demands within the City and, as previously stated, recognises quarrying

as a rural activity.  Granting consent to this application is not considered to be inconsistent with the

vision, goals or priorities outlined in the Recovery Strategy as it does not conflict with any of the

identified goals or priorities for recovery.  In particular it supports the Recovery Strategy goal to rebuild

infrastructure and buildings in a resilient, cost-effective and energy-efficient manner by enabling

access to aggregate resource in close proximity to Christchurch City.

Precedent effect/Plan integrity

263. Given the non-complying status of this application it is appropriate to have regard to the issue of

precedent, as well as the effect of granting consent upon the integrity of the City Plan and public

confidence in its consistent administration.  Case Law has established however, through the High

Court in Rodney District Council v Gould, that concerns relating to plan integrity and precedent effect

are not mandatory considerations.  The Court held that they are matters that decision makers may

have regard to, depending on the facts of a particular case including:

1. Whether a proposal is contrary to the objectives and policies of the plan; and if so

2. Whether in the circumstances of a particular case a proposal can be seen as having some

unusual quality.

264. In this case the proposal is not contrary to the objectives and policies, therefore I am satisfied that

issues of precedent or plan integrity do not arise. However, given the other two quarry consent

applications which are currently being processed in this area and the heightened interest in quarrying

in the rural area, it is an issue which is likely to be of concern to rural residents and should be

addressed in further detail.

265. I note that should this consent be granted, it would not be the first 'out of zone' quarry to be approved.

Each site is assessed on its own merits so if this consent were to be granted, it would not necessarily

mean that a neighbouring site would be suitable for quarrying.  However the granting of one consent

could have an influence on how another application should be dealt with.  The majority of the existing

out of zone quarries are associated with established quarries within the Quarry Zone or located close

to existing areas zoned for quarrying and many also do not include processing outside of the quarry

zone.  However, there are examples of previous quarries being located outside of the quarry zone and

being separate to operations within the Quarry zone, so the granting of this consent would not be

unusual.  The area is also not unusual in that the surrounding area also contains a similar gravel

resource and therefore there are a number of similar sites in the area which quarry operators may

consider suitable for quarrying.  Ultimately, future applications will be assessed on their own merits as

they will have differing effects depending on the size of the quarry, the location of near-by dwellings
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and the types of activities on adjoining sites, whether processing is proposed on the site, the number

of traffic movements and the route the heavy vehicles will take.

Part II of the Act

266. In considering an application for resource consent, pre-eminence must be given to Part II, the purpose

and principles of the Resource Management Act.

267. The purpose of the Act is to promote the sustainable management of natural and physical resources.

Section 5 imposes a duty on consent authorities to promote sustainable management while avoiding,

remedying or mitigating adverse effects of activities on the environment.

268. Section 6 of the Act requires the Council to recognise and provide for the protection of historic heritage

from inappropriate subdivision, use and development (section 6(f)) and the protection of areas of

significant indigenous vegetation (section 6(c)).  These sections are of relevance to this application

given the location of the proposed quarry in close proximity to Tiptree Cottage and the ecological

heritage site.  I consider that, for the reasons outlined in the preceding discussion of effects, the

proposal is able to mitigate adverse effects on these significant features of natural and cultural heritage

to the extent that they will be no more than minor, and acceptable to the relevant experts consulted.  I

therefore consider the proposal is in keeping with Section 6 of the Act.

269. Section 7 lists various matters to which regard shall be had in achieving the purpose of the Act.  The

matters of particular relevance to this application are:

(b) The efficient use and development of natural and physical resources;

(c) The maintenance and enhancement of amenity values;

(d) Intrinsic values of ecosystems;

(f) Maintenance and enhancement of the quality of the environment.

270. Section 8 requires that the Council take into account the principles of the Treaty of Waitangi.

271. I consider that the proposal generally supports the purpose of the Act as it represents an efficient use

of resources and mitigates adverse effects to the extent that they are no more than minor.  The site is

located over a high quality gravel resource and the utilisation of the site for quarrying would allow the

exploitation of this resource and would be followed by eventual reinstatement of rural activities on the

land.  Allowing this commercial activity to operate on the site will provide economic benefits for the

applicants.  As outlined previously there are efficiencies of sourcing aggregate close to the end users,

resulting in lower resource costs for development and a reduction in environmental effects associated

with transporting aggregate over long distances.

272. For these reasons, the proposal is considered to be consistent with Part II of the Resource

Management Act 1991.
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Conclusion

273. After considering the actual and potential effects on the environment of allowing the application, it is

my conclusion that the effects of the proposal on the environment are able to mitigated to the extent

that they are no more than minor.

274. In my opinion this proposal is consistent with a number of objectives and policies of the City Plan but is

contrary to Policy 13.1.9 and inconsistent with other policies relating to versatile soils and excavation

and filling.  In an overall sense, I have concluded that the proposal is inconsistent with the objectives

and policies of the City Plan.

275. I consider that the proposal is consistent with the objectives and policies of the operative and proposed

Replacement Christchurch District Plans which generally seek to support the recovery of Christchurch

and allow for a productive and diverse rural environment where the range of activities supports and

maintains the rural working environment, subdivision and development does not preclude access to

high quality gravel resources and rural character is maintained and enhanced.

276. I therefore consider that the proposal satisfies the threshold test of Section 104D.  In this respect I

consider Council has a discretion to exercise as to whether or not to grant consent.

277. I consider that the proposal is consistent with Part II of the Resource Management Act 1991, and that it

supports the Recovery Strategy for Greater Christchurch.

278. Having considered all of the relevant matters under Sections 104, 104B and 104D, it is my opinion that

consent can be granted subject to conditions.

Recommendation

279. I have assessed this application to establish and operate a quarry and cleanfill activity at 61 Savills

Road.  Having considered all the matters relevant to this application, I recommend that this application

be granted pursuant to Sections 104, 104B, 104D and 108 of the Resource Management Act 1991

subject to the following conditions:

General:

1. Except as required by subsequent conditions, the development shall proceed in accordance with the

information and plans submitted with the application lodged in November 2014 and any further

information.  The Approved Consent Documentation has been entered into Council records as

RMA92027872 (263 pages) and includes the stamped approved plans RMA92027872 pages 1 to 9.

2. The duration of this consent shall be limited to a period of thirty-five (35) years from the date of granting

of consent.  [Note: the Panel may choose to reduce this]
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3. Excavation and processing of aggregate and processing and storage of concrete shall cease 15 years

after the date of issue of this consent.

4. All processing, screening and crushing equipment and plant shall be removed from the site within 16

years of the date of issue of this consent.

5. The concrete crushing and storage activities shall only operate on the site so long as the approved

aggregate extraction activity is also carried out on the site.

6. The consent holder shall notify the Christchurch City Council's Team Leader Compliance &

Investigations no later than 48 hours prior to the commencement of activities authorised by this

consent.

7. The lapsing date for the purposes of Section 125 shall be 5 years from the date of granting of the

consent.

8. Pursuant to Section 128 of the Resource Management Act 1991, the Council may review the conditions

of this consent by serving notice on the consent holder during November of any year, commencing in

2016, in order to deal with any adverse effects on the environment which may arise from the exercise

of this consent and which it is appropriate to deal with at a later stage.

Site preparation

9. Prior to excavation of aggregate in Stage 1 commencing, a three metre high acoustic bund shall be

constructed on the eastern and southern boundaries, and in the central location, as shown on the

"Masterplan - Stages 1 & 2" prepared by Xteriorscapes Landscape Architects, dated August 2014 and

now labelled "RMA92027872, Approved Consent Plan, Page 2 of 9" in Council records.

10. Prior to excavation of aggregate in Stage 2 commencing, a three metre high acoustic bund shall be

constructed on the western and southern boundaries.  This bund shall be constructed as shown on the

"Masterplan - Stages 3, 4 & 5" prepared by Xteriorscapes Landscape Architects, dated August 2014

and now labelled "RMA92027872, Approved Consent Plan, Page 3 of 9" in Council records, except that

the bund shall be extended the full length of the western site boundary.

11. The central bund located on the western side of the haul road and shown on the "Masterplan - Stages

1 & 2" prepared by Xteriorscapes Landscape Architects, dated August 2014 shall remain in place for

the duration of the consent.

12. All earth bunds to be constructed around the internal boundaries of the site shall have a maximum

battered slope on both internal and external sides of 1V:2H, providing the adjacent existing shelter belt

is retained.

13. All bunds are to be sown with grass using hydro-seeding or other such methods within the first grass

growing season (late summer March/April or spring September/October) to achieve 100% grass cover

within 60 days after construction. Grass seed shall be of a local, bird-resistant variety.

14. The grass bunds shall be watered regularly to suppress potential dust nuisance until 100% grass cover

has been achieved.
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15. An after hours phone number for a site contact shall be provided to the Christchurch City Council's

Team Leader Compliance & Investigations until grass has established on each bund.

16. Grassed bunds shall be mown regularly or grazed to maintain a tidy appearance and reduce fire risk.

17. All top soil not used in bunds shall be stockpiled for use in site rehabilitation.

18. The bund material shall be used in site rehabilitation.

19. Should it be revealed that, upon excavation of the site, soil or aggregate contains material that fails to

comply with the City Plan Critical Standard 5.6.1a (excavated material contains putrescible, pollutant,

inflammable or hazardous components), then work must cease until the nature and extent of

contamination and disposal options have been investigated by a suitably qualified and experienced

environmental consultant, in consultation with the Council’s Team Leader Environmental Compliance.

Mitigation

20. Activities on the site shall comply with the following:

a. Stopping work when recorded hourly average wind speed is greater than 7 metres per second

and rainfall is less than 0.1 millimetres  per day.

b. Displaying a public notice at the site entrance providing contact details for the site

owner/manager.

c. Staging work to minimise exposed soils

d. Providing and maintaining an adequate water supply and appropriate means of application of

water to exposed soils

e. Limiting vehicle speed to 15 km/hr on worked areas

21. Shelter belts on all internal and road boundaries shall be retained for the duration of the consent and

foliage maintained at ground level, with the exception of vegetation required to be removed to form the

vehicle accessway.

22. If perimeter shelter belts are dying or damaged then the applicant shall plant replacement shelter belt

trees on the application site in the 5m setback between the boundary and the earth bund.

23. The consent holder shall use best practicable options to ensure dust emissions do not give rise to

adverse effects beyond the boundary of the site.

24. Water shall be applied for dust suppression when required on the working areas.

25. Solid waste shall be disposed of to an approved facility. Solid waste storage on site shall be in

appropriate containers that must be closed and sealed with a flush fitting lid that cannot be propped

open in order to:

a. a. avoid attracting birds or rodents,

b. b. shelter the contents from rainfall,

c. c. secure the waste in the event of windy conditions.
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26. No excavation, processing or storage of materials or machinery shall be undertaken within 30m of the

native southern kowhai tree (Sophora microphylla) located some 23m north of the northern boundary of

the application site (Grid Ref -43.483656 lat, 172.504561 long), on 151 Conservators Road.

Excavation & Processing

27. The maximum depth of excavation shall be no greater than 7 metres below the ground level existing on

the site as at 1st October 2015.  A separation distance of one metre from the base of the quarry floor to

the highest recorded groundwater level shall be maintained at all times.

28. Once a suitable working depth has been achieved, all excavation shall occur with machinery located on

the pit floor.

29. The direction of excavation and staging of extraction shall be conducted in six stages from east to west

and north to south generally in accordance with the two “Excavation, Cleanfill and Rehabilitation

Progression Plans” prepared by Xteriorscapes Landscape Architects dated March 2015 and now

labelled "RMA92027872, Approved Consent Plan, Page 5 of 9" and "RMA92027872, Approved

Consent Plan, Page 6 of 9" in Council records.

30. Excavation shall be set back at least:

a. 20 metres from site boundaries on the west, south and east of the site;

b. 10 metres from the site boundary on the north of the site;

31. Excavation, filling and storage of any materials or equipment shall be set back at least 20 metres from

the boundary with Tiptree Cottage  (63 Savills Road) as shown on the plan "Figure 9 Tiptree Cottage

Setbacks" prepared by Xteriorscapes Landscape Architects, dated March 2015.  This plan is now

labelled "RMA92027872, Approved Consent Plan, Page 7 of 9" in Council records.

32. All processing shall be undertaken in the processing area as shown on the "Masterplan - Stages 1 & 2"

prepared by Xteriorscapes Landscape Architects, dated August 2014 and now labelled

"RMA92027872, Approved Consent Plan, Page 2 of 9" in Council records.

33. Stockpiles of aggregates and soil on site shall not exceed 5 metres above natural ground level before

excavation, shall not cover more than 2 hectares and not be located within 50 metres of the western

site boundary.

Cleanfilling & Rehabilitation

34. Cleanfilling activities shall be carried out in accordance with the "Cleanfill Management Plan" submitted

with the application and now labelled as pages 149 to 157 of the Approved Consent Document.

35. The consent holder shall ensure that all material deposited in the excavated area is:

a. Only material defined as ‘cleanfill’ in the Ministry for the Environment Publication 'A guide to the

Management of Cleanfills’ (2002) and any subsequent variations of this publication;

b. Checked by the site manager prior to deposition in the pit.  If the material is not classified as

cleanfill, the consent holder shall remove the material from the excavated area immediately

and arrange for the disposal of the material at an appropriate disposal facility;
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c. Deposited at natural ground level if the site is unmanned at the time of deposition. The material

shall then be inspected in accordance within condition 35(b) before being placed into the pit;

and

d. Recorded in a logbook by the site manager. The logbook shall include a detailed record of all

materials deposited into the cleanfill site and shall be provided to the Christchurch City

Council's Team Leader Compliance & Investigations or Team Leader Environmental

Compliance on request.

36. Rehabilitation shall be undertaken in six stages from east to west and north to south generally in

accordance with the two “Excavation, Cleanfill and Rehabilitation Progression Plans” prepared by

Xteriorscapes Landscape Architects dated March 2015 and now labelled "RMA92027872, Approved

Consent Plan, Page 5 of 9"  and  "RMA92027872, Approved Consent Plan, Page 6 of 9" in Council

records.

37. At any one time only one stage shall be quarried and only one previously quarried stage may be

undergoing rehabilitation, resulting in a total of two stages exposed and being worked on at any one

time.

38. Within six months of completing aggregate extraction of a stage or the ceasing of cleanfilling of that

stage, that area shall be rehabilitated in accordance with condition 39 below.

39. Rehabilitation of each stage shall:

a. Endeavour to return the land to its original form, as far as is practicable.

b. Include the spreading of soil and organic material across the entire surface to a minimum

thickness of 0.3 metres;

c. Include the seeding of all areas of exposed soil with grass as soon as practicable after

spreading of soil and organic matter;

d. Where complete backfilling has not occurred, include the re-shaping of the quarry pit walls

to achieve as much as is practical a naturalistic appearance with a slope gradient no

greater than 1V:3H.

e. Ensure that the final landform is sown with a suitable low seed producing grass and

managed in a way to minimize seed production.

f. Be designed and finished so that rehabilitated areas are free-draining surfaces.

40. Rehabilitation, including the establishment of grass, of the entire site area shall be completed within:

a.  One year of the quarry and cleanfill activities permanently ceasing to operate; or

b.  The duration of this consent;

Whichever occurs first.

Noise

41. Hours of operation shall be between the hours of 0700 and 1800 hours Monday to Friday and 0700 and

1300 hours on Saturdays.  No activities shall take place on Sundays or public holidays, unless such

operations are to address an adverse effect on the environment.
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42. All construction activities at the site shall be designed and conducted to ensure that construction noise

from the site is controlled to comply with NZS 6803:1999 – Acoustics Construction Noise.

43. For the purposes of this consent, construction shall be defined to be any work required to prepare the

site for excavation. In particular, tree removal, construction of bunds, and stripping of topsoil shall be

considered construction activities.

44. Cumulative noise emissions from the site shall not exceed the following levels at the notional boundary

of any existing dwelling:

· Daytime (0700 – 1800): 50 dB LAeq(1h)

45. Noise monitoring shall be conducted prior to the commencement of any work within 150 metres of the

western site boundary. The noise measurements shall be used to confirm likely noise levels at adjacent

dwellings during Stage 2 operations. The extent of gravel extraction and backfilling operations shall be

modified as required to ensure the daytime noise level at the notional boundary of any existing dwelling

is no greater than 50 dB LAeq(1h).

46. A barrier formed from 40 foot shipping containers stacked two high shall be constructed prior to the

operation of any processing equipment in the location shown on the "Masterplan - Stages 1 & 2"

prepared by Xteriorscapes Landscape Architects, dated August 2014 and now labelled

"RMA92027872, Approved Consent Plan, Page 2 of 9" in Council records.  This barrier must be 5.8

metres high and extend at least 1.5 metres to north and east of any processing equipment. Any gaps

between shipping containers must be closed with a material which has a mass of at least 8 kg/m2 (e.g.

15 mm plywood).

Transport & Access

47. Savills Road shall be widened at the access point to the quarry and the site access constructed in

accordance with the New Zealand Transport Agency Planning Policy Manual Appendix 5B and in

consultation with the Christchurch City Council's Team Leader Planning Transport (or his nominee)

48. Before the commencement of quarrying activity at the site the section of Savills Road east of the site

access to the intersection with Pound Road shall be widened by the consent holder to a minimum

sealed width of 8.0 metres, being two 3.5 metre wide traffic lanes with 0.5 metre shoulders and with a

further hard (unsealed) shoulder of 0.5 metres.

49. The first 20m of the internal access road from the road boundary into the application site shall be

sealed to prevent debris being carried out onto the public road.

50. Any gate across the accessway shall be set back from the edge of the sealed road to enable heavy

vehicles to stop clear of the carriageway.

Heritage – Tiptree Cottage

51. All existing planting shown on the plan "Figure 10 - Tiptree Cottage Existing Planting" prepared by

Xteriorscapes Landscape Architects, dated March 2015 shall be retained.  This plan is now labelled

"RMA92027872, Approved Consent Plan, Page 8 of 9" in Council records.
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52. In order to ensure the quarry operations are screened fully from the Tiptree Cottage site, the proposed

planting shown on the plan "Figure 11 - Tiptree Cottage Proposed Planting" (now labelled

"RMA92027872, Approved Consent Plan, Page 9 of 9" in Council records) shall be implemented prior

to the commencement of aggregate extraction on the site, with the following amendment:

a. The planting buffer shall be extended a further 10m to the east and to the west, providing a

50m long and 12m wide planting strip in total. The same tree and shrub species shall be added

to these extended areas with the same quantities, heights and spacings as already indicated

on the plan.

53. For the exotic and native shrub species indicated on the plan "Figure 11 - Tiptree Cottage Proposed

Planting", foliage shall be maintained from ground level to the maximum height of the shrub.

54. Before the commencement of quarrying activity at the site:

a. Tiptree Cottage and its surrounds shall be recorded in accordance with section 2 of the Tiptree

Cottage Management Plan prepared by Dave Pearson Architect, dated 5 October 2015.  The

records shall include; a survey and inspection of Tiptree Cottage, ground level survey around

the cottage and a comprehensive photographic record of the cottage and its surrounds. A copy

of the records shall be provided to Christchurch City Council's Heritage Team Leader prior to

the commencement of quarrying activity; and

b. The Preliminary Works specified in section 4 of the Tiptree Cottage Management Plan shall be

completed and Christchurch City Council's Heritage Team Leader provided with written

confirmation and photographic evidence that this work has been completed;

c. The Temporary Protection Plan measures specified in section 3 and Appendix 1 of the Tiptree

Cottage Management Plan shall be implemented and a monitoring programme established.

Christchurch City Council's Heritage Team Leader shall be provided with written confirmation

that these measures are in effect, and copies of all monitoring reports.

55. Notwithstanding Condition 54(c) and Condition 31 above, there shall be no excavation of aggregate

within the 70 metre setback from the boundary of the Tiptree Cottage site, as shown on the plan

"Figure 9 Tiptree Cottage Setbacks" prepared by Xteriorscapes Landscape Architects and dated March

2015, until such time as the Remedial Works (to include repair and upgrade) specified in section 5 of

the Tiptree Cottage Management Plan are completed.

56. Christchurch City Council's Heritage Team Leader shall be kept informed of the phases of quarrying

around the Cottage and notified of the monitoring outcomes.

Hazardous Substances

57. To minimize the risk posed from Hazard Substance Spills:

a. The consent holder shall take all practicable measures to avoid spills of fuel or any other

contaminant within the site.

b. There shall be no permanent storage of fuel or lubricants on the site except fuel stored in in-

built vehicle or plant fuel tanks;
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c. Where fixed plant occurs onsite, all fuel shall be stored in double skinned and/or fully

contained tanks;

d. All refuelling shall take place in accordance with a refuelling procedure which shall be

provided to the Council's Team Leader Environmental Compliance for certification prior to

activities commencing on the site.

e. In the event that there is standing water within the pit, there shall be no refuelling within 20

metres of standing water or excavated land.

f. Fuel shall be stored securely or removed from the site overnight.

g. A spill kit of suitable capacity shall be kept on site at all times.

h. All refuelling carried out away from a fixed refuelling pad shall be undertaken by an

approved refuelling operator.

58. A written spill response plan shall be developed and communicated to all persons undertaking activities

authorised by this consent and a copy kept on site at all times.

59. In the event of a spill of fuel or any other contaminant, the consent holder shall clean up the spill as

soon as practicable in accordance with the spill response plan detailed in condition 58, and take

measures to prevent a recurrence.

60. The consent holder shall inform the Christchurch City Council's Team Leader Environmental

Compliance within 24 hours of any spill event greater than five (5) litres, and shall provide the following

information:

a. the date, time, location and estimated volume of the spill;

b. the cause of the spill;

c. the type of contaminant(s) spilled;

d. clean up procedures undertaken;

e. details of the steps taken to control and remediate the effects of the spill on the receiving

environment;

f. an assessment of any potential effects of the spill; and measures to be undertaken to prevent

a recurrence.

61. Stormwater from areas where hazardous substances are used or stored shall be managed as follows:

a. All roof stormwater shall be isolated from sources of contaminants and discharged to

ground;

b. Stormwater from the refuelling pad will be contained in a suitably sized sump and shall be

disposed of by an approved and licenced hazardous wastes contractor;

c. All hazardous substances storage shall ensure that no stormwater infiltration occurs.

62. All diesel delivery tankers shall park in a designated “Diesel Storage & Refuelling Area” when refilling

any above-ground diesel containers.

Airport

63. No activities shall take place in the base of the quarry pit floor which involve feeding or encouragement

of birds.

64. The quarry pit floor shall be managed to ensure that any surface water ponding drains freely.
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65. An emergency contact person responsible for on-site operations, and their contact details, shall be

provided to Christchurch International Airport Ltd (CIAL) prior to this consent being exercised. This will

enable prompt contact to be made by CIAL with the consent holder for any issues that may arise on

site which need urgent action to prevent conflict with airport operations including, but not limited to,

dust generation, glare from any operations and bird management. If the emergency contact person

should change during the exercise of this consent, the consent holder shall advise CIAL of the new

contact details for the new emergency contact person.

66. Any fixed lighting installed associated with quarrying operations shall be designed, installed and

operated in such a way as to not distract aircraft pilots. A proposed lighting plan shall be submitted to

CIAL for certification prior to any fixed lighting being installed. The plan must demonstrate compliance

with the Civil Aviation Act 1990.  A copy of the certified plan shall be provided to the Council's Team

Leader Compliance & Investigations prior to installation of the lighting.

67. Subject to prior contact with the onsite operations managers, CIAL’s planning staff and/or Wildlife

Management Officer may arrange visits to the site by Ornithological or Pest Management Consultants

and their staff for the purposes of pest bird monitoring or management and to ensure compliance with

conditions that relate to bird strike risk.

Advice Notes

· Monitoring

The Council will require payment of its administrative charges in relation to monitoring, as authorised by

the provisions of section 36 of the Resource Management Act 1991. The current monitoring charges are:

· A monitoring fee of $434 to cover the cost of setting up a monitoring programme and carrying

out two site inspections to ensure compliance with the conditions of this consent; and

· Time charged at an hourly rate of $116 incl. GST if additional monitoring is required, including

non-compliance with conditions.

· The Council's Team Leader Compliance & Investigations is currently Richard Neale, who can be

contacted on (03) 941 6577 or Richard.Neale@ccc.govt.nz.

· The Council's Team Leader Environmental Compliance is currently Nigel Grant, who can be contacted on

(03) 941 8829 or Nigel.Grant@ccc.govt.nz.

· The Council's Heritage Team Leader is currently Brendan Smyth, who can be contacted on (03) 941 8934

or Brendan.Smyth@ccc.govt.nz.

· The Council's Team Leader Planning Transport is currently Richard Holland, who can be contacted on

(03) 941 8690 or Richard.Holland@ccc.govt.nz.

· The consent holders attention is drawn to the provisions of Volume 3, Parts 10 and 11 of the City Plan

which contain rules relating to the display of outdoor advertisements and glare respectively.  Signage and

lighting for the activity must comply with these rules or a further resource consent will be required.

· The consent holders attention is drawn to the provisions of the Cleanfill Licensing Bylaw 2008 and the

proposed Cleanfill and Waste Handling Operations Bylaw 2015, which also contain controls relating to the

operation of cleanfill sites.
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· This site is an archaeological site as declared by Heritage New Zealand Pouhere Taonga.  Under Section

43 of the Heritage New Zealand Pouhere Taonga Act 2014, an archaeological site may be any place that

was associated with human activity in or after 1900, and provides or may be able to provide, through

investigation by archaeological methods, significant evidence relating to the historical and cultural

heritage of New Zealand. Please contact Heritage New Zealand Pouhere Taonga
on infosouthern@heritage.org.nz or (03) 357 9629 before commencing work on the land.

· The consent holder is also directed to the Accidental Discovery Protocol (ADP) set out in Appendix 3 of

the Mahaanui Iwi Management Plan (IMP): http://mkt.co.nz/mahaanui-iwi-management-plan/

· DEVELOPMENT CONTRIBUTIONS ASSESSMENT - RMA92027872 - 61 SAVILLS ROAD
Development Contributions have been assessed in accordance with the Development Contributions Policy

2015, which has been established under the Local Government Act 2002. Full details of the policy are

available at http://www.ccc.govt.nz/consents-and-licences/development-contributions/.

Payment of Development Contributions can be made at any time following the issue of this consent.

Payment in full must be made before either commencement of the Resource Consent activity, issue of

Code Compliance Certificate for a building consent, issue of section 224 Certificate for a subdivision

consent, or authorisation of a service connection.

Development Contribution Summary as at 14 October 2015:

DEVELOPMENT CONTRIBUTIONS SUMMARY PIM or Building Consent Ref:
Customer Name
Project Address
Assessment Date 7/10/2015

Assessment Summary
HUE Credits

Location: Current Assessed Discounts

Assessed
HUE After
Discount Change

DC Rate
(incl GST)

DC Charge
(incl GST)

McLeans Island HUE HUE HUE HUE
Activity Catchment A B C D E G F= E x G

Netw ork Infrastructure
Water supply District-w ide 0.00 0.00 0% 0.00 0.00 $2,785.59 $0.00
Wastew ater collection District-w ide 0.00 0.00 0% 0.00 0.00 $6,582.60 $0.00
Wastew ater treatment and disposalDistrict-w ide 0.00 0.00 0% 0.00 0.00 $3,385.35 $0.00
Stormw ater & Flood Protection Otukaikino 0.00 0.00 0% 0.00 0.00 $906.35 $0.00
Road netw ork Rural 0.65 4.06 0% 4.06 3.41 $974.26 $3,321.03
Active travel District-w ide 0.65 4.06 0% 4.06 3.41 $375.35 $1,279.48
Public transport District-w ide 0.65 4.06 0% 4.06 3.41 $488.96 $1,666.75

Total Community and Netw ork Infrastructure $6,267.26

Reserves
Regional parks District-w ide $0.00
Garden and heritage parks District-w ide $0.00
Sports parks District-w ide $0.00
Neighbourhood parks Rural $0.00

15.00% $817.47
Total Development Contribution $6,267.26

ASSESSMENT
RMA92027872

Frews Limited
61 Savills Road

Reconsideration and/or objection
A request for reconsideration of development contributions or an objection to development contributions

may be made if you have grounds to believe:
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a)   the development contribution was incorrectly calculated or assessed under the territorial authority’s

development contributions policy; or

(b)  the territorial authority incorrectly applied its development contributions policy; or

(c)  the information used to assess the person’s development against the development contributions

policy, or the way the territorial authority has recorded or used it when requiring a development

contribution, was incomplete or contained errors.

A Request for Reconsideration Form must be lodged with Council within 10 working days of receiving this

notice. A Request for Reconsideration form can be found at www.ccc.govt.nz.

An Objection to Development Contributions form must be lodged with Council within 15 working days of

receiving this notice. An Objection to Development Contributions form can be found at www.ccc.govt.nz.

Notes:
1. This assessment is valid for a period of 24 months from assessment date.  If it is not paid in full within

the 24 month period, a reassessment may be carried out under the current policy at the time of

reassessment, or prior to the invoice being raised.

2. The invoice for the contribution can be requested after issue of this consent and/or will be raised at

the time of application for a Code Compliance Certificate or 224 Certificate.

3. This assessment supersedes any estimate you may have received on a Project Information

Memorandum (PIM) or Development Check.

4. If you have any queries regarding the Development Contribution please contact our Development

Contributions Assessors on ph. 941-8999.

Reported and recommended by:

X

Emma Chapman

PLANNER

Peer reviewed by:

Kathryn Stapleton

PLANNING TEAM LEADER

Date:  14 October 2015
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APPENDIX 1 – List of submitters and location plan

NO. NAME ADDRESS OPPOSE /
SUPPORT

WISH TO BE
HEARD

1 Christchurch International

Airport Limited

PO Box 14001

Christchurch Airport
Neutral Yes

2 Eric Janssen 100 Conservators Road Oppose Yes

3 Peter Mahoney 90 Conservators Road Oppose Yes

4 Diane & Bret Cummings 25 Savills Road Oppose Yes

5 Tony & Tracey Ahern 15 Savills Road Oppose Yes

6 Margaret & Terry Musson 117 Savills Road Oppose Yes

7 Alan & Marina Russell 40 Conservators Road Oppose Yes

Location of submitters in immediate area:

Submitter 2

Submitter 3

Submitter 7

Submitter 4

Submitter 5

Submitter 6

Submitter 1
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APPENDIX 2 – Legal Advice on Receiving Environment and Special Circumstances
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APPENDIX 3 - Noise Assessment (William Reeve)
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APPENDIX 4 - Traffic Assessment (Mike Calvert)

Christchurch City Council
Chief Operating Officer Group

Assets and Networks Planning – Transport

Memorandum

DATE : 15 September 2015
FROM : Mike Calvert
TO : Emma Chapman
SUBJECT : RMA92027872 - Savills Road Quarry

1 Introduction

The following comments regarding the traffic effects of the proposed quarry at Savills Road are

based on the Transportation Assessment report by TDG and the further information provided

regarding heavy vehicle movements.  Council has also undertaken independent traffic surveys at

Savills / Pound and Ryans / Pound intersections. This information has been used to provide a further

level of detail regarding the types of vehicles using the transport network to undertake a sensitivity

test of the intersection modelling undertaken. I have visited the site and the surrounding area on a

number of occasions.

I have read and considered the concerns of the submitters and this is addressed in Section 4 of this

memo.

I am also aware that Council has received two other resource consent applications for gravel quarries

in the immediate vicinity of this application site.

2 Site Observation/Existing Environment

Savills Road is classified as a rural local road in the Operative City Plan and the proposed

Replacement District Plan (pRDP). It intersects with Pound Road, which is classified as a Collector

(Minor Arterial in the pRDP) at its eastern end and with Guys Road and Conservators Road at its

western end. The intersection with Pound Road has recently been reconstructed by Christchurch

International Airport Limited as part of the realignment of Pound Road and the revised intersection is

designed to cater for large heavy vehicles. I note that currently the intersection does need some

further works undertaken due to poor drainage design and heavy vehicles cutting the corners and

this work will be undertaken through general maintenance.
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Savills Road has a legal corridor width of 20.1 metres and the sealed carriageway width is

approximately 5.7 metres with no shoulder or marked edge lines.

3 Evaluation of Adverse Effects Resulting from Non-Compliance

The proposed development of the site has been estimated by the applicant to generate

approximately 300 to 400 trips per day which will generally travel along Savills Road to/from the

Pound Road intersection. Current daily flows are less than 250 vpd (4 day average) and therefore the

increase in traffic along Savills Road, which is mainly heavy vehicles, will be in the order of 120 to

160 percent. The applicant's traffic consultant has stated that the increased volumes will have a

negligible effect on the safe and efficient operation of Savills Road. However, Austroads Guide to

Road Design Part 3 - Geometric Design, specifically recommends not using a road width between

4.5 to 6.0 metres as it may lead to head-on crashes. It further recommends that for traffic volumes

between 500 to 1000 vpd (particularly where there are high volumes of heavy vehicles) that the

minimum sealed width should not be less than 7.2 metres to enable adequate width for vehicles to

pass each other. This width is the absolute minimum recommended by Austroads and I consider that,

given the high volume of trucks that will be using this section of rural road the width should be

increased to provide for 3.5 metre lanes plus 0.5 metre shoulders (total sealed width of 8.0 metres)

plus a hard (unsealed) shoulder of 0.5 metres. This will ensure that there is adequate width for trucks

to pass each other safely without being required to drive off the sealed road creating safety and

future maintenance issue.

The applicant proposes to widen Savills Road at the single property access to provide for the heavy

vehicle movements into and out of the property in line with the NZTA Planning Policy Manual (PPM)

Appendix 5B. I consider that this is an appropriate design standard for the access, but note that there

appears to be a discrepancy in the measurement of the length of the widening shown in the

application (40 metres vs 50 metres) relative to that recommended in the PPM.

The applicant is also proposing to seal the access into the site which will assist in preventing gravel

and debris being carried out onto the public road. I also agree with the proposed setback for the

gateway to enable large vehicles to stop clear of the carriageway if it is closed when the truck arrives

at the site.

The applicant's traffic consultant has also provided a SIDRA analysis for the intersection of Savills

Road with Pound Road and I accept that the extra traffic volumes generated by the proposed quarry

will not adversely affect the safety and efficiency of this intersection.
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4 Submissions

Seven submissions have been received regarding the application, of which six raise issues regarding

the potential traffic effects of the vehicle movements associated with the quarry operation.

Specifically:

1. Scale of the activity;
2. Alternative routes for heavy vehicles.
3. Upgrading of Savills Road (and other routes);

Addressing each of these issues in turn:

4.1 Scale of the Activity
The applicant has provided a range of potential traffic movements associated with the quarry with the

'typical' generation being 84 light vehicle movements and the 'busy' periods generating up to 84 light

vehicle movements and 328 heavy vehicle movements.

The submitters have raised the issue that there is no limit on the number of 'busy' days and therefore

the higher value should define the scale of activity sought by the applicant. I agree with this approach

and the effects of the activity (including the operation of the Pound / Savills intersection) have been

assessed by Council on the higher figures. This also provides a sensitivity analysis for the

intersection in terms of its operation.

The further analysis of the Pound / Savills intersection was undertaken using SIDRA software to

understand the effects of the extra vehicle movements on the efficiency of the operation of the

intersection. The traffic distribution assumed by the applicant with 100% trips using the Pound /

Savills intersection (Left turn 20%, Right turn 80%) has been used to test its operation. The

assumption has also been made that the heavy vehicles used to transport the aggregate and clean

fill will be 30% 27 tonne truck and trailer and 70%11 tonne trucks. I consider that these assumptions

result in conservative model outputs for the operation of the intersection.

The results of the modelling are replicated below in Tables 1 and 2.
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Table 1 - Pound / Savills intersection operation without development (Evening Peak)

LEFT 9 22 0.006 12.6 LOS B
THROUGH 380 16 0.223 0 LOS A

389 16.1 0.223 0.3 NA
THROUGH 334 16 0.196 0 LOS A
RIGHT 11 30 0.014 15.1 LOS C

344 16.4 0.196 0.5 NA
LEFT 9 22 0.016 13.1 LOS B
RIGHT 8 50 0.036 20.7 LOS C

18 35.2 0.036 16.7 LOS C

BASE MODEL
TOTAL
DEMAND

% HVs DOS
Ave
delay

LOS

South:
Pound

Approach
North:
Pound

Approach
West:
Savills

Approach

Table 2 - Pound / Savills intersection operation with development (Evening Peak)

LEFT 15 42 0.011 12.6 LOS B
THROUGH 380 16 0.223 0 LOS A

395 17 0.223 0.5 NA
THROUGH 334 16 0.196 0 LOS A
RIGHT 31 65 0.053 16.5 LOS C

364 20.1 0.196 1.4 NA
LEFT 15 43 0.027 13.6 LOS B
RIGHT 31 72 0.182 27.9 LOS D

45 63 0.182 23.2 LOS C
804 20.2 0.223 2.2 NA

Approach
West:
Savills

Approach
ALL VEHICLES

South:
Pound

Approach
North:
Pound

DOS
Ave
delay

LOS
WITH
DEVELOPMENT

TOTAL
DEMAND

% HVs

The results of the SIDRA modelling indicate that, not unexpectedly, the right turn out of Savills Road

is the movement that will experience the most delay. This movement, deteriorates during evening

peak with increased delays, but is still at a level that is acceptable. Therefore, with the assumptions

regarding vehicle type and volumes I consider that the lower level of service (LoS D) will not have a

more than minor effect the safety and efficiency of the transport network.

4.2 Alternative routes for heavy vehicles
The submissions state that heavy vehicles travelling to / from the proposed quarry will take routes

other than Savills Road to Pound Road (such as Guys, School, Hasketts to West Coast Road) due to

the lesser travel times involved.

The applicant has stated that the Heavy Vehicle Traffic Management Plan developed and submitted

as part of the application documents will control the routes that heavy vehicles will take when visiting

the site. This document holds no statutory weight and visitors to the site will be under no obligation to

comply with the plan. Therefore, in my opinion it is likely that truck drivers will necessarily take the
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route along Savills / Pound as indicated in the plan. It is usual for truck drivers to take the shortest

route, due to the Road User Charges9 (RUC), unless extensive delays are incurred along that route.

The difference in distance between the two routes is reasonably small with the Savills / Pound route

being about 3.7 kilometres and the alternative being approximately 4.1 kilometres. Therefore the

difference in cost between the two routes will be minimal, but would encourage the use of Pound

Road.

I have undertaken travel time surveys from the site using the Savills / Pound route and the alternative

Savills / Guys / School / Hasketts / West Coast route. Again, the two routes give similar results, with

the difference in travel times reliant on the delays at the intersections along the route. This indicates

to me that Savills Road route, which has less intersections and conflict points, would be preferred

unless the delays at the intersection of Pound / Savills are extensive. The alternative route may

therefore become more attractive at peak times when traffic flows along Pound Road are heavier. I

do not consider that this would be likely to result in a more than minor effect on the transport network.

4.3 Upgrading of Savills Road (and other routes)
The proposed widening of Savills Road from the application sites driveway to the Pound / Savills

intersection has been discussed in Section 3 of this memo. The submitters have suggested that

further widening should be undertaken along the full length of Savills Road and the Savills / Guys /

Conservators intersection should be redeveloped to accommodate the increase in heavy vehicles

using this route.

The suggested extension to the improvements that have been suggested by the submitters is quite

extensive and as stated in Section 4.2 it is unlikely that heavy vehicles will choose this route unless

there are significant delays at the intersection of Pound / Savills. The modelling undertaken does not

indicate that this will be the case and therefore I do not consider that they would be justified to cater

for a few peak time trucks that may travel on this route to avoid the Pound / Savills intersection.

5 Conclusion and Recommendations

The proposal for a gravel quarry on Savills Road will result in a substantial increase in traffic over and

above the levels of traffic now using this route. The increase will result in some extra delays being

incurred at the Pound Road / Savills Road intersection, but these increased delays will be minor in

nature.

9 Road User Charges - All diesel powered vehicles and other vehicles powered by a fuel not taxed at source, regardless of
weight, must pay RUC as well as motor vehicles over 3.5 tonnes.
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The intersection of Savills Road with Pound Road has been upgraded to a standard that will safely

and efficiently cater for the types of heavy vehicles to be used in conjunction with the quarry.

However, the length of road between Pound Road and the proposed property access has not been

upgraded. In my opinion, Savills Road in its current form is not suitable to provide safely and

efficiently for the extra 350 to 400 vehicle trips, most of which will be heavy vehicles. The narrow

formation will not enable heavy vehicles to pass within the available road formation and would lead to

safety issues. The lack of formed width will also lead to deterioration of the asset as the road edges

deteriorate due to vehicles driving off the sealed edges of the road as they pass each other. In order

to mitigate the adverse traffic effects of the extra trucks the road would need to be widened as

discussed in the body of this memo to provide two widened traffic lanes and shoulders.

I would recommend that if consent is to be granted that the following traffic related conditions be

imposed:

1. The length of Savills Road from the Pound Road intersection to the application site's access
to be widened by the applicant to a minimum sealed width of 8.0 metres, being 2 x 3.5 metre
lanes with 0.5 metre shoulders and with a further hard (unsealed) shoulder of 0.5 metres.

2. Savills Road be widened at the access to the quarry in compliance with NZTA Planning Policy
Manual Appendix 5B.

3. The gateway shall be set back from the edge of the sealed road to enable large vehicles to
stop clear of the carriageway.

4. The access is to be sealed into the site for a minimum distance of 20 metres.
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APPENDIX 5 - Landscape Report (Jennifer Dray)

To: Emma Chapman, Planner, Resource Consents Team

From: Jennifer Dray, Senior Landscape Architect, Technical Services and Design Team

Date: 9 September 2015

Re: RMA 92027872 at 61 SAVILLS ROAD - LANDSCAPE COMMENTS

Introduction

1. My name is Jennifer Dray and I am a Senior Landscape Architect in the Technical Services & Design

Team, Assets and Network Unit , Christchurch City Council. I hold a Bachelor of Science in Physical

Geography and a Bachelor of Landscape Architecture. I am a registered member of the New Zealand

Institute of Landscape Architects and have been practicing landscape architecture for 15 years.

2. I acknowledge that I have read and am familiar with the Environment Court's Code of Conduct for

Expert Witnesses, contained within the Environment Court Practice Note 2014, and agree to comply

with it. My qualifications as an expert are set out above. Other than where I state I am relying on the

advice of another person, I confirm that the opinions expressed within these comments are my own

and are within my area of expertise. I have not omitted to consider material facts known to me that

might alter or detract from the opinions that I express.

Scope

3. This application relates to the proposed establishment  and operation of a 25 ha gravel quarry to be

progressively excavated over the next 15 years. The duration of the consent sought is 35 years.

Excavation is to be to a maximum depth of 1m above the highest seasonal groundwater level (which

equates to a quarry depth of 7m). There is to be gravel processing on site in addition to concrete

crushing. There will be on-site stockpiles of gravel and crushed concrete to a height of 5m above

exiting ground level. There will transportation of aggregate and crushed concrete from the site and

cleanfill material onto the site. Cleanfill will be deposited into excavated areas.

4. The site is located in the Rural 5 (Airport Influences Zone) within the Operative Christchurch City

District Plan (City Plan). The proposal  is assessed as a non-complying activity as it breaches a critical

standard relating to Site Coverage and Excavation on Other Land. The site is also a Council owned

Ecological Heritage Site (numbered 1.33 in the City Plan). The Council botanist will be commenting

further on the impacts of the proposal on this Ecological Heritage Site.

MEMO
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5. The purpose of this memo is to comment on the potential landscape effects and visual effects, as well

as cumulative effects, of this proposal upon the surrounding rural environment and the affected

neighbours. These comments are in response to the original application dated November 2014 and the

further information received 20th May 2015 and on 3 July 2015. These comments are also in response

to additional drawings and planting plans received on the 24 August 2015 and submissions received 28

August 2015.

Site Description and Landscape Character

6. The site is zoned Rural 5 and is located at 61 Savills Road on the block bounded by Conservators

Road and the new Pound Road alignment. Adjacent properties to the east and west are also zoned

Rural 5. To the immediate north of the site lies a small pocket of Rural 6 (Grasslands) zoned land. To

the south is Designated Airport land and a small quarry operated by Grant Brothers. Savills Road is a

local road  which connects to the east with the realigned Pound Road. The closest airport runway is

1.0km to the north east. The 55dBa airport noise contour crosses the site. Transpower’s Islington-

Southbrook 66kv transmission line passes over the site with three transmission pylons located within

the site.

7. The land contour is generally flat, formed by old Waimakariri River beds. Current landuse is generally

pastoral use. An existing house and associated buildings currently occupy the site, as well as the

historic Tiptree Cottage, part of Tiptree Farm which was established in 1867. The cottage is a listed

protected building which is on a separate title and under separate ownership.

8. There are a number of existing residential dwellings located close to the site on, or near, the western

boundary, all on Rural 5 zoned land.  25 Savills Road,  40 Conservators Road and 70 Conservators

Road all share a boundary with the site. Currently this boundary is lined with established macrocarpa

shelterbelts which range in height from approximately 6m to 20m. The fourth affected property is sited

at 15 Savills Road and does not share a boundary with the site. 90 Conservators Road sits to the west

of the site, with its rear boundary 106m from the western boundary of the quarry site. To the east of the

site there are two properties at 71 and 125 Savills Road owned by CIAL. A shelter belt of very large

gum trees lines a portion of these shared boundaries. All the shelter belts to be used for visual

mitigation are situated on the application site. Various other pine, willow, poplar and gum shelter belts

bisect the site, and a group of mature English Oaks sit in the centre of the site.

9. The lot containing the Historic Tiptree Cottage sits centrally, close to the southern boundary of the site.

It is surrounded by a mown lawn area measuring approximately 32m from the western boundary to the

northern boundary of the site. Mature tree plantings including oak trees and large native cabbage trees

line the perimeter of the cottage site.

10. There are a number of quarry sites to the south and northwest of the site, with a further two quarry

proposals having been lodged for resource consent on Conservators Road within the last six months.

11. The Landscape assessment of the site by Xteriorscapes Ltd (May 2015) rates the naturalness of the

site as being “moderately low” due to modification that has occurred as a result of historic activity,

removal of vegetation, construction of buildings and the cultivation of the land for  farming.

12. The earthquake displaced business Brown Sparrow, which sells demolition material, currently occupies

a portion of the site. The landscape surrounding the site generally consists of pastoral and cropping
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landuse, gravel extraction and rural residential pockets. However the application site and its most

immediate surroundings still display those visual qualities that frequently occur in a rural area – a

generally low density of settlement and a relative predominance of open space. I would consider that

despite a relatively low level of naturalness, the site displays a reasonably high level of rural amenity.

The Operative Christchurch City District Plan

13. The Ru5 zone's purpose is primarily “the continuation of primary production while managing land use

activities to avoid compromising airport operations and development”.

14. Environmental results anticipated for the Rural 2 zone include:

i. The operation of activities within the Rural 5 (Airport Influences) Zone in a manner which maintains

the continued safe and uncurfewed operation and development of the International Airport.

ii. Some adverse environmental noise effects associated with the proximity of aircraft operations and

associated activities at the airport with gradual use of quieter aircraft, but with substantially greater

numbers of aircraft movements.

iii. A level of intensity of land use activities and future subdivision activities within this zone so as to

ensure that neither of these lead to demands for curfewed  airport operations.

iv. Management of land use activities consistent with the sustainable management of groundwater

resources and the protection of them from contamination.

v. The maintenance of safe and efficient traffic movement on Russley Road, and Johns Road while

continuing to make provision for activities of an industrial or processing nature which require a

rural location.

vi. The maintenance and enhancement of the potential of versatile soils.

vii. The presence of appropriately located rural selling places of a scale consistent with the economic

well-being of the community, traffic safety, and the protection of visual amenity.

viii. Recognition of the likely airport noise environment and achievement of noise insulation as a

means of ensuring adequate mitigation of adverse environmental effects which might otherwise be

experienced by residents in this zone.

15. The proposal is non-compliant with the City Plan landscape related provisions which include:

4 - 2.5.5 Site coverage - Other activities (b)  The maximum area of any site covered by buildings,

impervious surfaces and outdoor storage for other activities shall be 100m 2. The area of the site

used for outdoor storage of natural and processed products will exceed 100m².

9 – 5.6 Filling and excavation on other land. Any filling or excavation which exceeds any one of the

standards relating to the volume of material in Column B of Table 1 shall be a non-complying

activity. The maximum volume of excavation for the Rural 2 zone is 1,000m³/ha. The total amount

of aggregate to be extracted across the whole site will exceed the maximum allowed for in the

Rural 5  zone.

16. The reasons for these rules in relation to filling, and more especially excavation of land, is about the

resultant loss of versatile soils. “In this respect the restrictions on excavation act to limit topsoil

extraction and quarrying in rural zones (except the Rural Quarry Zone)”. In addition “there are potential
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amenity effects of filling and excavation including dust nuisance, traffic generation (heavy vehicles) and

artificial disturbance of the natural land surface”. (City Plan, Chapter 9: 5.10.5)

17. The reasons for these rules in relation to site coverage include “This rule is also an important tool for

protecting the potential of rural land to be used for rural activities. If land is covered by buildings or

impervious surfaces its potential to be used for rural purposes is denied. Site coverage controls are

also important to ensure the protection of visual amenity and the landscape character of rural sites”.

(City Plan Chapter 4: 5.1.15).

18. Assessment matters for site coverage in Rural Zones includes:

4.2.20 Site coverage - Rural activities

(a)     The extent to which building site coverage will alter the physical qualities of the soil type,

significantly diminish the productive potential of the land, the soil pattern and natural contour of the

site.

(b)     The extent to which ancillary paths, driveways or sheds will be required to facilitate the

function of the proposed building and the likely ground disturbance.

(c)     The size and scale of any building and its visual impact, including any cumulative effect from

other buildings in the vicinity.

(d)     Any measures to reduce the visual impact of the building by design, colour or screening.

19. Assessment matters for earthworks relates to:

5.9.6 Discretionary activity - Filling and excavation of other land

(a)     The effect of filling and excavation with respect to the extent of any versatile soils on the site,

and the degree to which this would be lost to production, or have its physical and biochemical

qualities compromised.

(b)     Any potential impacts of the filling or excavation in terms of water or wind erosion, and

including dust nuisance and sedimentation.

(c)     Any adverse visual effects of the filling or excavation.

(d)     The extent of vehicular traffic generated as a result of filling and excavation on neighbouring

properties, and on the road network particularly heavy vehicles.

(e)     Any potential changes to the patterns of surface drainage or subsoil drains, and whether

adjoining land will be at higher risk of inundation runoff, or a raised water table.

(f)     The stability of adjoining land, and its susceptibility to subsidence or erosion upon excavation

taking place.

(g)     Any alteration to natural ground levels in the vicinity, and consequently on the height and

bulk of buildings that may be erected on the site.

(h)     The significance of ecological or natural values of the land affected, and whether these

would be adversely compromised by filling or excavation.

(i)     The future development potential of land for permitted activities, taking account of the nature

of fill material proposed.
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(j)     Any impact on sites or areas of significance to tangata whenua, particularly significant areas

as shown in Part 10, Appendix 3.

(k)     Any adverse effect on an archaeological site.

(l)     Any adverse effect on the quality of groundwater.

Description of The Proposal

20. The applicants, Frews Quarries Ltd, are proposing to excavate a 25 ha area over 15+ years. Gravels

are to be extracted up to a depth of 7m in stages, commencing with Stage 1 to the north-east being

followed in years 8-15 by Stage 2 to the south-west. Topsoil will be progressively removed to form

perimeter bunds and then subsequently re-used for the restoration of the site over the remainder of the

35 year consent duration.

21. Earth bunds 3m high are to be constructed along most of the eastern boundary (excluding an 80m

section to the northern end of the boundary) and centrally along the west side of the haul road for

Stage 1. For Stage 2 a bund will be constructed along the western boundary (excluding a 150m section

at the northern end of the boundary)and along the southern road boundary. Application drawings dated

November 2014 show the road boundary bund terminating 120m from the end adjoining the haul road.

The more recent March 2015 drawings by Xteriorscapes show the bund to extend the full length of the

road boundary from the western corner to the haul road. These bunds are proposed to be 15m wide at

their base, and setback 5m from the boundary to accommodate the existing shelter belts.

22. The quarry face is to be set back 20m from property boundaries on the west, east and south of the site

adjacent to rural residential properties and Savills Road. A 10m setback is proposed for the northern

boundary shared with the Rural 6 (Grasslands) zone. Existing shelter belts on site boundaries will be

retained and enhanced where necessary.

23. The processing area will be located in the central area of the site, behind an acoustic barrier. The

crushing and screening plant is approximately 3m high. Stockpiles of processed and unprocessed

gravels and demolition concrete will be less than 5m above natural ground level and site coverage of

stockpiles on the quarry floor could be up to 20,000m³.

24. Cleanfill will be brought into the site to fill excavated areas. Cleanfill and soil from the perimeter bunds

will be used to restore the land surface to original level “as far as is practicable”. This will occur

progressively across the site over the 35 year duration.

25. The Historic Tiptree Cottage is to be protected from adverse effects of the quarrying activity through the

implementation of a Temporary Protection Plan. This will be further commented upon by a Council

Heritage Planner. However, further information provided by the applicant indicates that until

strengthening and excavation work is undertaken to the cottage, a 70m setback for excavation will be

provided from the Tiptree Cottage boundary. A 20m setback from the Tiptree Cottage boundary for

buildings and excavation will also be provided for the duration of the quarrying activities.

26. The applicant has also agreed to provide additional planting to achieve a visual screen to a height of

6m on the application site along the northern boundary of the Tiptree Cottage site. The submitted

planting plan (Figure 11 - Tiptree Cottage Proposed Planting - Revision A0 dated 7/8/2015) indicates

the location of existing trees and shrubs, all marked for retention. Proposed new planting comprises of



P-406, 16.08.15 97 of 134

an approximately 12m wide planted buffer which includes 10 large trees planted at 3.0m (Podocarpus

totara, Nothofagus fusca, and Quercus Robur), and approximately 100 shrubs which are a mix of

native and exotic species.

27. Transpower pylons and transmission lines will have setbacks and buffer areas in compliance with

NZECP safe distances.

Submissions.

28. Seven submissions were received, one is from CIAL and six from Anderson Lloyd on behalf of six rural-

residential landowners. The submitters were as follows

a. Diane and Bret Cummings, 40 Conservators Road

b. Margaret and Terry Musson, 117 Savills Road

c. Peter Mahoney, 90 Conservators Road

d. Alan and Marina Russell, 40 Conservators Road

e. Tony and Tracey Ahearn, 15 Savills Road

f. Eric Janssen, 100 Conservators Road

29. These six submissions are nearly identical and submit on issues relating to

a. Actual and potential cumulative effects. As the application is one of three recent applications

for quarrying in the area (the others being 81 Conservators Road and 21 Conservators Road)

the submitters consider that the incremental creep of additional quarries outside of the Quarry

Zone as identified within the City Plan is inappropriate and unjustified.

b. Dust nuisance and associated amenity effects

c. Noise

d. Traffic

e. Rural Amenity. The submission is that the proposed quarry will result in a significant change to

the rural character and amenity of the existing environment

f. Effects on surface water and ground water

g. Hours of operation, commencement and term of consent

h. Monitoring

i. The application is contrary to relevant planning instruments. This includes among others the

objectives and policies of the City Plan. The submission is that reliance on the Recovery

Strategy does not justify the granting of this consent.

j. The application is contrary to the purpose and principles of the RMA.

30. The Christchurch International Airport Limited (CIAL) submission related to

a. Dust

b. Attraction of Black-backed Gulls

c. Waste management

d. Lighting and glare impacts on aviation

e. Contamination of groundwater upstream of the Christchurch International Airport.

31. In addition the submission from CIAL listed a number of conditions being placed on the consent were it

to be granted. These conditions relate to a final landform being sown with grass in such a way as to
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minimise the production of seed or long term dust issues, and also particular actions which discourage

birds. CIAL have also asked for input into the preparation of the Cleanfill Management Plan.

32. With regards to submissions from landowners in relation to actual and potential cumulative effects, I

comment on this effect in my assessment below.

33. With regards to submissions from landowners on rural amenity, I would consider that despite a

relatively low level of naturalness, the application site and its surroundings display a reasonably high

level of rural amenity. Over the 35 year duration of this consent the rural amenity will be compromised,

however I am confident that the proposed grassed earth mounds, and retaining of all existing shelter

belts will ensure that the effects on the visual amenity will be less than minor.

Landscape Assessment

34. Visual mitigation. Visual mitigation during the extraction period is to take the form of 3m high grassed

bunds which are to be constructed with a 5m setback in front of the existing shelter belts. These are

helpfully illustrated in drawings and cross sections prepared by Xteriorscapes dated March 2015. The

bunds are to be 15m at the base and have a flat top of 2.5m width, giving sloping sides with a gradient

of 1:2. Shelter belts on all boundaries are a combination of pine, macrocarpa, gum and willow. They

range in height from 6m to approximately 25m. The existing shelter belts are all located on the

application site. Stage 1 and Stage 2 are to both be about 7-8 years in duration, and after the

completion of quarrying activity the bunds will be removed and the material used for a staged

restoration of the site over the remainder of the 35 year consent duration.

35. Generally, Council requires a gradient of 1:3 for the slopes on both sides of visual mitigation bunds.

This requirement is for reasons of visual amenity, thus ensuring that the bund is not a dominant form in

the landscape and allowing for successful establishment and maintenance of grass or vegetative cover.

However, this proposal includes the retention of mature shelter belts on all perimeter boundaries. For

this reason, I would accept the earth bunds at a gradient of a maximum 1:2.

36. Over a 35 year duration it is possible that the existing mature shelter belts could be damaged during

extreme storm events. A condition of consent should require that replacement shelter belts are to be

planted on the application site’s 5m setback strip, if the existing shelterbelts die or are damaged.

37. In addition, I consider it appropriate to require as a condition that the Stage 2 western boundary

perimeter bund be extended the full length of the boundary to meet the northern grasslands area

boundary.

38. Tiptree Cottage. With regards to the Tiptree Cottage,  I consider that the existing large trees

surrounding the cottage are an important element of the heritage setting of the cottage and should be

retained. Therefore I support the applicant's proposal to provide a 20m buffer for the duration of the

consent and a 70m setback for excavation to be provided from the Tiptree Cottage boundary until

strengthening and excavation work is undertaken to the cottage.

39. The applicant has also agreed to provide additional planting to achieve a visual screen to a height of

6m on the application site along the northern boundary of the Tiptree Cottage site. Proposed new

planting comprises of an approximately 12m wide and 30m long planted buffer which includes 10 large

trees planted at 3.0m (Podocarpus totara, Nothofagus fusca, and Quercus robur), and approximately

100 shrubs which are a mix of native and exotic species.
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40. However in order to ensure the quarry operations are screened fully from the cottage site, I suggest the

planting buffer is extended a further 10m to the east and to the west, providing a 50m long and 12m

wide planting strip in total. The same tree and shrub species should be added to these extensions with

the same quantities, heights and spacings as already proposed. For the shrub species, where possible,

foliage should be maintained from ground level to the maximum height of the shrub.

41. Road Boundary. Existing shelter belt planting on Savills Road includes an approximately 20m high

willow shelter belt on the western portion of this boundary, and a macrocarpa hedge and some large

gum trees on the eastern portion.  I consider that in order to retain a high level of visual amenity from

the road, these trees should all to be retained with the exception of the opening for the new haul road.

42. With regards to visual effects, if all existing shelter belts are retained, and combined with the additional

proposed earth bunding, I consider that the visual effects of this proposal on the surrounding landscape

will be less than minor.

43. Grasslands Zone Boundary. The northern boundary of the site shared with the Grasslands zone and

ecological area is to have a 10m quarry face setback. No earth bunding or planting is proposed. There

is a less than minor effect in terms of visual amenity on this boundary as the grasslands are not

publically accessible. Other effects on this ecologically significant area will be commented on by other

Council officers.

44. Cumulative Effects. In terms of the cumulative effect of this quarry application, it should be considered

in terms of other quarries operating in the area. Currently there are active quarry sites further north on

Conservators Road and McLeans Island road, and to the immediate south of the site on the opposite

side of Savills Road. A further two resource consent applications for quarrying have been lodged for 21

and 81 Conservators Road, however these consents have not yet been granted and regard cannot be

given to these at the time of this assessment. In my opinion, cumulatively and over time, the landscape

and visual amenity of this area is being eroded by these developments, regardless of whether all these

quarries can be viewed from one standpoint or not. The combined and cumulative effects of newly proposed

quarries in Rural zoned land is beginning to have an impact which I would class as no more than minor.

45. Landscape Character. In terms of landscape character, quarry sites have a lasting impact on the

landscape character of the area. It is unlikely that a 25 ha site will ever be completely backfilled. The

quarry pit is likely to be rehabilitated to approximately 6m below the existing ground level. Other effects

during the 35 year duration of the consent, which includes the excavation, backfilling and rehabilitation

phases of the operation, such as noise and dust, will be further commented on by other Council

officers. However, in terms of landscape character, the permanent change to the landscape by this

proposal will have an effect on the landscape and the wider environment of the surrounding area which

I would class as no more than minor.

46. Rehabilitation. In terms of restoration and rehabilitation of the site, the method for rehabilitation has

been indicated by the applicant. Cleanfill will be accepted to back-fill the site “as far as is practicable”. It

would be appropriate to require a rehabilitation plan which specifies the rate of back-fill and

rehabilitation of the site to ensure that the entire 25 ha is not left open over the 35 year period. It might

be useful to require that a certain proportion of the site is fully rehabilitated within six months of the

completion of extraction stage.

47. Generally it is required that the quarry walls be regraded to a battered slope no steeper than 1:3, and

the pit floor and sides be spread with stockpiled (or imported if necessary) overburden and topsoil to a
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minimum depth of 300mm. Re-grassing of the pit floor and sides is generally required to take place

within 60 days of completion, or within the first growing season, and 100% grass cover achieved within

60 days.

Recommendations

48. I would recommend the following as conditions of consent should this consent to quarry be granted.

a) All earth bunds to be used for visual mitigation to have a maximum battered slope on both internal

and external sides of 1:2, providing the adjacent existing shelter belt is retained.

b) The earth bund to be extended on the Stage 2 western perimeter boundary to line the full length of

the boundary, extending to meet the northern boundary.

c) Shelter belts on all perimeter boundaries to be retained and foliage maintained at ground level.

d) If perimeter shelter belts are dying or damaged then the applicant will be required to plant

replacement shelter belt trees on the application site’s 5m setback between the boundary and the

earth bund.

e) A 20m setback from the Tiptree Cottage boundary to be provided for the duration of the quarrying

activities and a 70m setback for excavation and buildings to be provided from the Tiptree Cottage

boundary until strengthening and excavation work is undertaken to the cottage.

f) In order to ensure the quarry operations are screened fully from the cottage site, the planting

buffer to be extended a further 10m to the east and to the west, providing a 50m long and 12m

wide planting strip in total. The same tree and shrub species should be added to these extended

areas with the same quantities, heights and spacings as already proposed. For the shrub species,

where possible, foliage should be maintained from ground level to the maximum height of the

shrub. Planting plan to be amended to reflect these changes and planting to take place in

accordance with submitted planting plan.

g) All shelter belts and trees on the Savills Road boundary to be retained with the exception of those

trees to be removed for the new haul road.

h) All bunds are to be sown with grass using hydro-seeding or other such methods within the first

grass growing season (late summer March/April or spring September/October) to achieve 100%

grass cover within 60 days after construction. Grass seed to be of a local, bird-resistant variety.

i) The grass bunds shall be watered regularly to suppress potential dust nuisance until 100% grass

cover has been achieved.

j) The grass bunds shall be mown or grazed regularly to give a tidy appearance and reduce fire risks

associated with long, dead grass.

k) A maximum of 5ha to be quarried at any one time and the remaining portion of the site not covered in

buildings or roading to be grassed and also to be watered regularly to suppress potential dust nuisance

until 100% grass cover has been achieved.

l) A Quarry Management Plan is to be submitted which includes extraction guidelines and staging, dust

effects, cleanfill management, and rehabilitation guidelines. Also activity near pylons and transmission

lines to comply with NZECP safe distances and should be incorporated into the Quarry Management

Plan.
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m) A rehabilitation plan to be prepared which specifies the rate of back-fill and rehabilitation of the site

to ensure that the entire 25 ha is not left open over the 35 year period. (It might be useful to

require that a certain proportion of the site is fully rehabilitated within one year of the completion of

each gravel extraction stage).

n) Rehabilitated areas shall also be sown with grass using hydro-seeding or similar within the first

grass growing season (as above) to achieve 100% grass cover within 60 days of the reshaping

taking place. Grass seed to be of a local, bird-resistant variety.

Conclusion

49. In terms of affected neighbouring landowners, there is generally an established shelter belt on all

perimeter boundaries shared with these properties. In addition, 3m high grassed bunds are proposed to

line these boundaries adjacent to the shelter belts creating a double line of visual mitigation. I have

recommended that this bund is extended the full length of the western property boundary to ensure that

visual mitigation remains should the existing shelter belts fail. This won't be necessary on the eastern

CIAL boundaries as residential building is a restricted activity in these areas.

50. In my opinion, if visual mitigation is provided for quarrying activities in accordance with the

recommended conditions of consent as above, the visual effects of this proposal during the 35 year

duration of the extraction and rehabilitation process will be less than minor on the neighbouring

affected properties. There will be a less than minor effect in terms of visual amenity on the northern

boundary shared with the grasslands zone, as this area is not publically accessible.

51. In terms of visual effects for users of Savills Road, I am confident that the proposed earth bunding

combined with the existing shelter belts and tree planting on the road frontage will provide good visual

screening and the new haulage road is indicated on the application plans as approximately 6m in width.

I consider the visual effects of this proposal from the Savills Road frontage will be less than minor.

52. In terms of landscape character and, the quarrying activity will have a lasting effect on the landform of

the site. However the permanent change to the landform will have an effect on landscape character

that is no more than minor. In terms of cumulative effects, I would also consider these effects no more

than minor.

I hope these comments have been useful.

Regards

Jennifer Dray

Senior Landscape Architect
TECHNICAL SERVICES AND DESIGN TEAM

PEER REVIEWED : DENNIS PRESTON, TEAM LEADER, PARKS AND LANDSCAPES TECHNICAL SERVIES AND DESIGN.
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APPENDIX 6 - Heritage Report (Victoria Bliss)

RE: RMA92027872 - Savills Road Quarry

Dear Emma,

I have now considered the application RMA92027872; the further information provided by the applicant in

response to my RFI; the information received from Barry Loe on 3 July; the Management Plan prepared by

Dave Pearson, and the setback and planting plans received 21 August, 2015.

The application proposes the establishment and operation of a quarry on land surrounding and directly adjacent

to Tiptree Cottage, a dwelling listed in the City Plan as a Group 2 item, and also a Cat I Registration with

Heritage New Zealand (HNZ). It is classified as being of High Significance under the proposed Replacement

District Plan.

The proposed quarrying activity will involve:

· Excavation of land to a depth of 1m above ground water level
· Crushing and screening of gravel on site
· Concrete crushing
· Aggregate and crushed concrete stockpiling
· Transportation of aggregate off and onto site
· Filling of excavated areas

The quarrying is anticipated to run over a 15 year timeframe for extraction, with the application seeking a 35

year consent duration to allow for cleanfill operation to backfill the site for rehabilitation. It is proposed the

extraction will be undertaken in two phases, with the works with the potential to have the greatest adverse

affects on the listed dwelling occurring 5-8 years from commencement of the activity; this is when the quarrying

would come within 10m of the Cottage's  boundary and c. 20m from the building itself under the original

consent application.

Since first lodging the application, the applicants have been considering options to undertake additional mature

planting to the northern boundary of the dwelling to provide visual screening. They have also agreed to move

the setback from 10m of the Cottage boundary to 20m (thereby retaining the mature plantings and trees) to

mitigate as far as possible the impact of dust and noise and loss of context on the dwelling itself and its

occupants. On 21/08/15 I received an amended proposal which confirmed that the 10m setback had been

extended to 20m from the Tiptree Cottage property boundary throughout the quarry operations.  There is also

now a proposed 70m setback of all quarry excavations from the property boundary until the repair and upgrade

of the Cottage has been completed, and the necessary monitoring and protection plans put in place to protect

the listed dwelling during the quarry operation.

The applicants have commissioned Dave Pearson, Conservation Architect, to undertake a Heritage

Assessment, Impact Assessment and to prepare a Temporary Protection Plan (TPP) for the Cottage as part of

the RFI. These documents are thorough and detailed, and provide analysis of the impact of the quarry activity

in both the short and long terms. Mr Pearson has also prepared a Tiptree Cottage Management Plan, which

details the principles and methodologies necessary to ensure that the heritage values of the dwelling are

protected throughout the excavation period and beyond.  I am able to concur largely with the assessment of

affects made by Mr Pearson, and will summarise my discussion below, as he has covered many of the areas

and details I would be seeking to comment upon.
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Tiptree Cottage is the farmhouse to Tiptree Farm, and dates from the early 1860s; Mr Pearson has provided a

detailed history of the farm and the dwelling in his Heritage Assessment. Most of the farm land has been sold

over time; the Cottage itself is now held by Tiptree Cottage Trust, and was used for public open days and

school visits as a living museum. However, the dwelling suffered considerable damage during the Canterbury

earthquakes, and is consequently closed and inaccessible. It has been propped and stabilised to secure it until

repairs and upgrades can be undertaken.

Tiptree Cottage is a small building, with a floor plate of only c7m x 9m over three storeys. It is of cobb

construction with a timber attic under a corrugated roof: a full description, architectural and construction details

and elevation drawings are included in the Heritage Assessment. Also provided by Mr Pearson is a report

detailing the current condition of the building post-earthquake. This includes a repair methodology and

engineering and structural repair/upgrade strategy provided by Win Clark, structural engineer. Heritage New

Zealand (HNZ) have allocated a substantial grant to help support the repairs and upgrades.

Frews, the quarry operators, have negotiated with the owners of the Cottage to fund the balance of the

necessary repairs and upgrades. Mr Pearson clarifies that Frews are intending the repairs to be undertaken

during the first two years of the quarry operating. These repairs will require a consent in their own right,

although they are discussed in principle here.  I would ideally have liked to see confirmation of a formal

undertaking between Frews and the Cottage's owners that this is their intention included with the application.

Consequently I requested a Memorandum of Understanding (MoU) or equivalent documentation between the

two parties to confirm the intention to undertake the repairs and upgrades within a two year timeframe. This

MoU would also have been able to address my concerns around the implementation of the TPP and monitoring

works I believe to be necessary to protect the Cottage during the excavations.

It is my opinion that it is necessary for the repair and upgrade works to be undertaken and completed BEFORE

the 5-8 years when the quarry activity reaches the nearest point to the Cottage. It is also essential to ensure

that a robust TPP and monitoring programme are in place prior to the excavations encroaching on the Cottage

boundary. Although the applicants are pursuing the MoU they are unable to provide it at this time.

Consequently Frews have suggested an interim measure of an increased setback until such a MoU is in place

to ensure the TPP and monitoring provisions I would be seeking as conditions of consent can be met, and the

repairs and upgrades have been completed. This interim measure would allow for quarry access, which at

closest is 45m from the boundary and 58m from the Cottage building itself. However, it would impose a setback

of excavation to 70m of the Cottage boundary until the MoU, TPP and monitoring programme are in place and

the repairs and upgrades are completed. This is detailed in the plans provided on 21/08/15. I believe that this is

a reasonable protective measure in the short term: it will allow for the quarry operations to proceed whilst

protecting the Cottage until the repairs/upgrades are completed and the necessary monitoring/TPP measures

are implemented.

It is my opinion that these measures are necessary because in its present condition the Cottage is vulnerable

and in poor repair. My assessment of affects of the initial proposal, based on the current condition of the

Cottage, are that there is the potential for the dwelling to suffer more than minor to significant adverse affects.

For example, with regards to the vibrations caused by the proposed works, I believe that there is potential for

significant damage to occur to an already weakened and structurally unsound building. The applicants have

commissioned a specialist consultant, AJ Sutherland Consulting, to assess and monitor the works: this ongoing

monitoring would need to be included as part of the MoU and I would be seeking it as a condition of consent. It

has also been identified as necessary by Mr Pearson and included in his Management Plan. My understanding
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is that Sutherland Consulting conclude that the vibrations are unlikely to exceed standards, and would not

exceed the vibrations suffered by the building during the Canterbury earthquakes, being 2.5mm/s compared

with 55mm/s. However, the vibrations will potentially be constant for a 35 year period, and the extended

duration of the vibrations' effects on a cobb structure which has not been structurally repaired nor upgraded

post-earthquake are not assessed. Furthermore, even though the vibration report states that the machinery

used will comply with international guidelines, no actual assessment of the vibrations' effects have been

undertaken on this particular heritage building with its cobb construction, taking into account the vulnerable

state of the building in its current condition.

Should the dwelling be repaired and upgraded as per the recommendations of Mr Win Clark included in Mr

Pearson's report and summarised in Section 4 (p.3) of his Management Plan, the risk of vibration damage will

be greatly reduced during all phases of the quarry activity. This will be further ensured by the increased setback

of the quarry to 20m of the property boundary. Any repair and upgrade proposal could be mindful of the

vibrations potentially affecting the building, and the necessary structural upgrades could protect the structure

throughout the proposal, including the time of most significant risk when the quarrying nears the dwelling

boundary in c5-8 years. The Tiptree Cottage Management Plan also includes in Section 3, Preliminary Works

(pp.2-3) details of measures to be undertaken to stabilise the Cottage prior to quarrying commencing, ongoing

monitoring and recording works, and TPP provisions (Sections 2. Recording and 3. TPP, pp. 1-2). I concur fully

with the recommendations and methodologies proposed by Mr Pearson, as they include many of the specific

items I would be seeking as conditions of consent to mitigate the adverse affects of the proposal.

Consequently I would be seeking the implementation of this Management Plan as a condition of consent as it

provides a robust and detailed methodology for the protection of the Cottage. I also note that in an email of

28/08/15, Mr Dave Margetts of HNZ confirmed that HNZ did not intend to make a submission, on the basis that:

"…we do not have major concerns about the proposal on the understanding that there is an agreed process

and methodologies to protect the Cat 1 building from any negative impacts of creating a quarry." The

implementation of the Management Plan would achieve this, and I believe that it should be an integral part of

any MoU between the Cottage owners and Frews.

The applicants have not been able to confirm that Frews are able to provide a timeframe for the completion of

repairs and upgrades of the Cottage, nor yet agree a MoU giving permission from the owners for the

implementation of the Temporary Protection Plan and the ongoing monitoring programme detailed in the

Management Plan and discussed above. It is my opinion that these are necessary to mitigate any potential

adverse affects: were they in place I would consider the adverse affects on the dwelling by the application to be

not more than minor. Given that these mitigating measures are not achievable at this time, I have suggested

that consideration be given to setting the quarrying distance further back from the Cottage boundary. In order

for me to feel confident that the potential adverse affects on an unrepaired building with no protection or

monitoring in place were not more than minor, I would be seeking to establish a buffer distance around the

Cottage within which no quarrying would be undertaken. Frews have responded by offering a 70m setback from

the Cottage boundary for all excavation; the closest quarry related activities would consequently then be the

access road (45m from the boundary and 58m from the building itself). I am comfortable with this option in the

short term, although I would stress it should be an interim measure only, with the applicants continuing to

pursue the MoU to facilitate preliminary works, the TPP and monitoring implementation, and the repairs and

upgrades being undertaken by the owners of the Cottage as soon as is possible.
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Finally, with regards to the adverse affects of the proposal on the setting and context of Tiptree Cottage

discussed by Mr Pearson, I concur fully with his assessment. This includes the loss of the context and setting of

the Cottage within agricultural pasture: the outlook from the dwelling across paddocks to the Southern Alps has

remained virtually unchanged since the earliest days of European settlement, and this outlook includes historic

trees and plantings. This is now set to change dramatically over the next 35 years as the pastoral scene

becomes one of industrial processing. Consequently the contextual significance of the Cottage will be lost

during the quarrying , as its setting will be drastically altered and modified. I do note that the quarry operators

are planning to return the landscape to as near as possible its present state (i.e. grazing land) in 35 years once

the quarry is emptied and the land remediated. I understand that the applicants have now agreed a 20m set

back of buildings and excavation from the Cottage boundary to allow for the retention of the established trees

and mature plantings which form a significant part of the setting. These are of an age as to have been part of

the historic plantings made by the Saville family, as detailed by Mr Pearson. The applicants have also agreed to

providing additional mature plantings to the northern boundary of the Cottage to provide a visual screen from

the industrial processes, to be agreed with the Cottage Trustees. The planting plan for this area (21/08/15)

shows fairly dense proposed plantings of trees and shrubs. In my opinion, if these two measures are

undertaken the long term adverse affects will not be more than minor once the remedial work is completed.

I have discussed my proposed conditions with Graham Mather, Senior Compliance and Enforcement Officer at

Council as I am mindful of the 35 year timeframe and what is reasonable in terms of monitoring both for the

applicant and Council staff. The original application included some very detailed and robust Management Plans

for the quarry, including a Heavy Vehicle Management Plan and Cleanfil Management Plan. If Mr Pearson's

Tiptree Cottage Management Plan is included as part of the quarry management plan, all of his

recommendations will be implemented and monitored, including the vibration monitoring and TPP: this will be

the responsibility of the quarry operators to implement over the 35 year timeframe, with Council assisting with

the monitoring at key stages. This Management Plan (received in draft on 23/09/15) includes all the measures

and recommendations I would be seeking via conditions of consent and should form part of the MoU or

agreement between the Cottage owners and Frews. There would then be a requirement for the applicants to

notifying or update Council (under a condition of consent) of the results of the monitoring programme; for

example informing them that the TPP and preliminary works has been implemented prior to excavation being

undertaken in the vicinity of the Cottage; and provision of the defect report undertaken prior to the quarrying

starting adjacent to the Cottage in 5-8 years' time. I would be seeking to condition the 70m quarry setback from

the Cottage boundary be retained in place until such a time as the applicants could demonstrate they had met

the other conditions of consent.

In conclusion, it is my opinion that there is the potential for the proposal to have significant adverse affects on

the listed dwelling in the short and medium term during the 35 year quarrying period if no mitigating measures

are put in place. This is especially the case given the current condition of the dwelling and the fact that it is in

need of repair and upgrade following the earthquake damage it sustained. However, I believe that once the

dwelling has been repaired and upgraded, and with a MoU between the quarry operators and the owners

ensuring regular monitoring and implementation of some preliminary works and a robust TPP to protect the

dwelling, these adverse affects can be largely mitigated. Until this can be achieved, the quarry activities will

need to be set back from the property boundary by 70m, thereby mitigating the potential for further and ongoing

damage to the dwelling as far as possible.  With agreement now in place to have a 20m setback from the

boundary, the mature plantings will be retained; further additional screening is proposed to be planted,
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mitigating as far as possible the visual impact of the quarry and loss of context for the Cottage. It is

consequently my opinion that the adverse affects of the proposal are not more than minor with the appropriate

mitigating measures, and I am be able to recommend that consent be granted for the proposal outlined in the

application RMA 92027872, the RFI responses and the further details provided to date with the following

conditions:

· That the Preliminary Works detailed in Mr Pearson's Tiptree Cottage Management Plan Section 4,
pp.2-3 are undertaken prior to commencement of quarrying operations, and Council Heritage staff are
provided with written confirmation and photographic evidence that this work has been completed;

· That as per the Recording section of Mr Pearson's Tiptree Cottage Management Plan (Section 2, p. 1)
a survey and inspection, ground level survey and photographic record are completed prior to the
commencement of quarrying operations, and that Council Heritage staff are provided with copies of
these reports;

· That as per the Tiptree Cottage Management Plan, Section 3, Temporary Protection Plan (pp.1-2)
measures are implemented to protect against unauthorised access, and that a monitoring programme
is established prior to quarrying operations commencing.  Council Heritage staff are to be provided with
written confirmation that these measures are in place, and provided with copies of the monitoring
reports.

· That until such a time as the Remedial Works (to include repair and upgrade) as outlined in section 5 of
the Tiptree Cottage Management Plan pp. 3-4 are completed, the 70m setback of all excavations from
the Cottage boundary remain in place.

· That as per Section 6, Reinstatement of Site (p.4) of the Tiptree Cottage Management Plan, the
quarried area will be returned to its original form as far as possible.

· That Council Heritage staff be kept informed of the phases of quarrying around the Cottage and notified
of the monitoring outcomes.

Please do not hesitate to contact me if you wish to discuss these comments any further,

Best wishes,

Victoria Bliss

Heritage Conservation Projects Planner
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APPENDIX 7 - Relevant City Plan Objectives and Policies (Operative City Plan)

2.1 Objective : Land and soil - To maintain and enhance those physical, chemical and
biological characteristics of land and soils, and the ecosystems they contain, in a way
that best enables them to support life and provide for community needs.

There is a strong inter-relationship between the management of land and soil, and these are treated together
for policy purposes.

Land and soil contribute to the natural environment both directly themselves and through their life supporting
capacity. These provide ecological values, landscape values, the potential to produce food and other forms of
primary production for the community, and the potential to provide land for other activities, such as urban
growth. Any piece of land may have a range of values which enable it to be used for a variety of functions.
However, its use for any one of those functions may reduce the value the land has for other functions. In some
circumstances these competing functions can conflict with cultural values. In the case of the City Plan, the key
issue is to manage the use and protection of all land in a way that maximises the benefits for current and future
generations and the environment as a whole.

A significant area of conflict arises when rural land is proposed for urban development. Soils utilised for urban
development are to a large extent irreversibly committed to that use. This results in a significant overall
reduction in the capacity of soils to support life, whether that be primary production for the community or for
other life forms. However, in the case of Christchurch, some reduction in that capacity to support life is
warranted to provide for urban growth and other community needs (refer in particular to Policy 2.1.1).
The use of land and soil resources also has the potential to result in their degradation, from other causes such
as soil contamination, poor land management practices or mining activities. Although the full life supporting
capacity of soils may not warrant protection from such activities, there is a need to protect some of that capacity
for primary production for current and future generations. It is also desirable to protect representative examples
of relatively unmodified soils, such as those in Travis Swamp or on unmodified parts of the Port Hills, as they
form the basis for remaining natural ecosystems.

To achieve this objective, intervention will primarily deal with urban activities in rural areas; the intensity of rural
dwellings and subdivision; activities on land with high landscape or ecological values; control of activities which
promote or take place in areas subject to natural hazards; control of hazardous substances and their disposal;
and disturbance of the ground surface.

2.1.1 Policy : Versatile Soils
(a)     Where consideration is being given to the use, development or protection of land comprising versatile
soils, in circumstances where such use development or protection is necessary to achieve the purpose of the
RM Act, particular regard shall be had, in the circumstances of the case, to any need to protect such land from
irreversible effects that may foreclose some future land use options that benefit from being located on such
land.

(b)     Provided that where a proposed activity will irreversibly affect land comprising versatile soils and there is
a choice in the locality between such activity occurring on that land or on less versatile land, the preference
shall be to protect versatile land from such activity, unless the proposed activity would better achieve the
purpose of the RM Act.

Policy 6, Chapter 7 of the Canterbury Regional Policy Statement and part of its explanation and reasons have
been adopted as the wording for policy 2.1.1. Policy 2.1.1 addresses land comprising versatile soils where
these are defined as Class I and Class II soils under the Land Use Capability Classification System or Class V1
and V2 under the Potential Horticultural Versatility System. They are defined as land comprising the most
versatile soils and covering approximately 6547 hectares of the City. Such versatile land has particular
attributes which make it desirable to protect it from irreversible effects and irreversible uses as far as is
practicable. This is land generally used for primary production apart from land taken up for urban, commercial
and industrial development and for the potential for such development. There are few existing indigenous
ecosystem values. It is land which has superior potential for primary production. This is because of its inherent
soil qualities which allow it to sustain a given level of outputs with less inputs than would be required for less
versatile soil. Such versatile land is a valued resource and further irreversible uses of it should be avoided so
far as is practicable to avoid foreclosing options for productive use.
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However, the policy recognises that there will be some situations where irreversible development will occur to
enable the needs of other users or potential users of the land resource to be met in accordance with the
purpose of the RM Act. This policy requires that, where consideration is being given to the use, development or
protection of land comprising versatile soils, in circumstance where such use, development or protection is
necessary to achieve the purpose of the RM Act, particular regard shall be had in the circumstances of the
case to any need to protect such land from irreversible effects that may foreclose some future land use options.
The policy also provides that where a proposed activity will irreversibly affect land comprising versatile soils and
there is a choice in the locality between such activity occurring on such land and on land having less versatile
soils, preference should be to protect versatile soils from such activity unless the proposed activity would better
achieve the purpose of the RM Act. Accordingly the policy recognises that land comprising versatile soils is
important. There can be circumstances where the use of such soils to provide for urban, commercial and
industrial activities and expansion of the city would enable people and communities to provide for their
economic, social and cultural well-being and their health and safety where such provision is in accordance with
the purpose of the RM Act. The policy intends that "locality" is a concept which will have a different meaning in
different circumstances and relative to activities being considered. It is a matter of fact and degree in each case
and could range from consideration of the area of the whole city at a district plan change or variation to the
immediate locality in the case of small scale proposals.

While the policy places a weight consistent with the duty to have particular regard to the protection of land
comprising versatile soils, this policy is not intended to be absolute or inflexible and is intended to recognise
exceptions where the use of land comprising versatile soils for uses other than production is found to be
necessary to achieve the purpose of the RM Act as set out in the policy. Thus there can counterbalancing
considerations of sustainable management which outweigh any inflexible application of the policy, as is set out
in the policy itself.

The principal reason for this policy is to provide a framework for assessing whether, to give effect to the
purpose of the RM Act for the enablement of people and communities in terms of section 5, it is appropriate to
allow land use activities that permit the irreversible loss of land comprising versatile soils and to provide a
framework for assessing the extent to which such activity should not be allowed so that the stock of versatile
land will be sustainably managed so as to meet the needs of present and future generations, having regard to
the context of Christchurch city set out in policy 6.3.4.
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2.1.2 Policy : Degradation and rehabilitation - To avoid the degradation of soil and land
resources, and to promote their rehabilitation where these resources are degraded as a
result of a loss of soil stability, erosion or contamination.

A number of activities can give rise to the loss of soil stability, erosion of land resources and the contamination
of land. The structure of land and soils can also be affected by excavation and filling activities. In addition,
some, including some farming practices, can also have the effect of reducing the biological and chemical
versatility of soils. Soils are not only important in terms of productive potential, but their capacity to support
plant life and habitat is also critical in the management of the land and soil resource.

There are provisions in the Plan to ensure that land is managed in a manner which minimises detrimental
effects, including erosion or loss of the stability of land and soils. Strong emphasis is also placed on avoiding
further contamination of soils, for example, on sites which have been subject to timber treatment activities.
Efforts will be made to ensure that contaminated sites are progressively restored over time and that any future
contamination is avoided, thus protecting both soil and groundwater resources.

Provisions are contained in the Plan to ensure that filling and excavation does not give rise to adverse impacts
on land and soils, or adversely impact patterns of surface drainage. These adverse effects can impinge both on
human activities and on the integrity of the natural environment.

Details of all known and suspected contaminated land are held in the Council's Land Information Register.
Where land is confirmed by sampling and analysis to be contaminated, and the extent and nature of the
contamination is likely to be of significant risk to groundwater quality or to the health and safety of land users,
the land owners will be expected to treat, remedy, remove or contain the contamination so that those risks are
satisfactorily mitigated. Rehabilitation would normally take place at the time of any development.

2.2 Objective : Water - Maintenance and enhancement of the quality and availability of
the City's water resources, and of the natural and cultural values and public
accessibility of waterways and their margins.

The groundwater resources of the City are of high quality and the use of water for domestic purposes does not
require treatment. This situation does not apply in many other cities and returns significant savings to the
Christchurch community. In addition, the availability of groundwater is particularly important for supporting a
range of activities both in the urban and rural areas, and the rate of abstraction of groundwater may well affect
the flow of surface waters in the City and the spring supplies of a number of its rivers. Consequently, the
pattern of land use activities is important in terms of the sustainability of this resource.

The surface waters of the City are particularly important to amenity values, cultural values, the health of
residents, and the effect on wildlife and the food chain, including receiving waters. Although the Regional
Council is primarily responsible for managing use of or discharges into waters, the City Council has a key role
in terms of the location and scale of land use activities which could give rise to adverse effects on water. This is
especially important over the groundwater recharge area and unconfined aquifer west of the urban boundary. In
this area contaminants can more easily permeate into groundwater.

Accordingly, the City Plan contains provisions which take account of the availability and quality of waters and
the impacts of land use activities on these, particularly in terms of their location. This primarily deals with urban
growth options, and the nature of activities and their potential to impact through discharge into the ground.
The policies of this section are supported by policies elsewhere in the Plan relating to the quality and availability
of water supplies, such as those relating to water conservation in the Utilities section and policies regarding
Urban Growth.

2.2.1 Policy : Groundwater quality - To ensure land use activities do not detract from the
quality or availability of groundwater.

To ensure that the groundwater resource is able to continue to remain untreated and meet the needs of future
generations, it is important that consideration be given to the location of land use activities and their scale. An
additional factor is the type of activities undertaken on the surface of the land and whether these would include
or make use of processes involving hazardous or polluting agents which may ultimately impact upon
groundwater quality or its availability.
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This is of particular importance for the area to the west of the urban area of the City which forms a groundwater
recharge area for Christchurch. The Regional Council will be addressing this issue in terms of rules relating to
discharges. The Council shall, in any proposals to extend urban uses into the rural area, take account of the
potential impacts of likely land use activities on groundwater and impose necessary controls on those which
have the potential to adversely affect its qualities. This will involve proposals which may discharge effluent and
may include means for its treatment and disposal, such as offal and carcass pits, industrial land uses and their
associated processes, and activities involving filling and excavation.

The Open Space 3D (Clearwater and Isaac Conservation Park) Zones lie within an area of land that is the
principal recharge area for the confined aquifer system beneath Christchurch, from which high quality
community drinking water is sourced. The groundwater in this area is vulnerable to contamination and it is
important for proposals for new or intensified land use activities to have regard to the need to protect this
aquifer system from contamination. Means of achieving this protection include requiring adequate stormwater
treatment where that water is disposed of on-site, requirements for connection to reticulated sewage disposal
systems, restrictions on quarrying in the vicinity of the ground water table and the consideration of water quality
protection criteria when the creation of artificial water bodies is proposed.

2.3 Objective : Air - Improvement of the standards of air quality over the City,
influenced by the location and nature of land use activities.

The protection of the air through controls on air emissions is primarily a role of the Canterbury Regional
Council. However, the City Council also has a significant role to play in terms of its functions in respect to land
use controls and provisions related to transport in the City. The Council has the opportunity to have some
influence on the pattern of urban development and the provision for transport, although it recognises that
success in reductions of air emissions is to a large extent dependent on decisions taken outside the context of
the City Plan, such as emission controls on vehicles and determinants of the cost of their operation.
Notwithstanding this, the City Plan can nevertheless serve as one component of a strategy to improve
standards of air quality.

2.3.2 Policy : Land use - To ensure that the location of processes causing airborne
contaminants is considered when assessing land uses.

As with other matters related to emissions, the City Plan has a limited role, but nevertheless an important one
in terms of an overall strategy of reducing air emissions. There is a recognised difficulty with this particular
environmental effect, because air emissions are not always as localised as some other effects. The City Plan
takes into account the fact that where sensitive land uses are not significantly separated from certain activities,
amenity and quality of life in the adjacent area may be reduced, due to odour, dust, creation of a potential
hazard, or aesthetically unsatisfactory conditions as a result of airborne contaminants. Because it is not always
possible to eliminate many of these types of impacts on adjacent areas, it is unwise to permit land uses which
would be sensitive to such reduced amenity to be located within the affected area.

2.4 Objective : Natural features and habitats - The protection and enhancement of key
elements and processes comprising the City's natural environment.

Those elements identified as comprising key elements of the natural environment of the City are covered under
Sections 6 and 7, and the definition of natural and physical resources in Section 2 of the Act. These key
elements include the following:

•     The coastal environment which in turn is comprised of three distinct components. The first component is the
Avon-Heathcote Estuary and its margins and the Brooklands Lagoon near the mouth of the Waimakariri River.
The second component is the open coastline forming the eastern margin of the City, and associated with this
the importance of the on-going stability of the coastal dune system. The third is the rocky coastline and
headlands, relatively unmodified and having important wildlife and scenic value;
•     Surface and groundwater resources, both of which are essential to sustaining the City;
•     The City's major landscape features, particularly the Port Hills and those remaining relatively unmodified
portions of the Canterbury plains such as the McLeans Island grasslands and Riccarton Bush, and other
remnants of indigenous vegetation; and
•     The eco-systems and habitats which depend on these and other natural areas.
The protection of these elements and the processes associated with them is critical for the survival of the City's
natural values. There are a number of potential threats to these including natural hazards, urban expansion,
inappropriate land management practices, and contamination. To address these potential threats, the Plan
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contains provisions relating to development of structures, soil disturbance and where necessary, other land use
practices, to ensure the values (including cultural values) of these elements are not compromised.

2.4.1 Policy : Ecological heritage areas - To protect, and where appropriate restore,
ecological heritage areas, in order to sustain the flora and fauna dependent on them.

Colonisation and development has left the City with a landscape highly modified from its original natural state.
Nature in Christchurch is now represented by still diminishing, small and often isolated fragments (with a few
notable exceptions) of its former biological diversity.

Many of these remnants are unique to Christchurch and Canterbury. In some cases they are among the best
remaining examples of their type on the Canterbury plains. The value of these natural remnants is not only
scientific, educational and cultural but is also a guideline or measure of ecological sustainability within the City.
In addition, maintenance of the City's distinctive natural heritage is part of the character of Christchurch as a
uniquely New Zealand city, different from other New Zealand cities and of special interest for the visitor.

The Council commissioned a comprehensive survey and evaluation of City nature to investigate the state of the
City's remaining natural areas, to evaluate them as heritage for possible protection under the Act and to
enhance public awareness. The primary ecological survey and evaluation criteria used were as follows:
•     The area of each site, with larger areas ranked higher.
•     Biodiversity was assessed from species richness at each site. Numbers of native tree, shrub, herb, moss
and lichen species were determined and ratings compiled.
•     Representativeness was assessed from the degree to which each natural remnant represents the pre-
European City's soil-vegetation system and an assessment of the quality of the particular example. Original
significance was inferred from relative proportions of soil types.
•     Unusualness (or rarity) was based on the numbers of species at the site that were locally or regionally
uncommon for the ecological districts concerned.
•     Naturalness, or natural qualities, were determined from the cover estimates of indigenous species,
structural intactness and the absence of weeds at a site.

Using this criteria the sites were given a ranking from A to E, with the "A" sites ranking highest. In total nearly
500 sites were identified within the City as having some natural value, with approximately 50 of these sites
receiving an "A" ranking. These sites are identified in this Plan as ecological heritage areas and represent the
majority of the pre-European nature of Christchurch. They are given protection under the City Plan in order that
a representative sample of Christchurch nature is maintained for future generations and for their own intrinsic
worth.

As the "A" sites are not sufficient in themselves to represent the full range of nature within the City, additional
"B" and "C" sites have been selected which, together with the "A" sites, constitute a larger set of approximately
200 recommended areas for protection (RAPs). Where these are not within general zones containing protective
rules (e.g. Rural Hills) efforts will be made to incorporate them into the Plan as ecological heritage areas
through negotiation with landowners.

Although the City still retains a large number of sites, their highly fragmented nature and often small size means
those with small populations are vulnerable to local extinction with little chance of re-colonisation from
elsewhere. Healthy biological function will only be assured by networking the small remnants and large core
sanctuaries together by corridors along avenues, in parks, schools, along rivers and streams, and where
possible private gardens and neighbourhoods. Success in many of these areas is dependent upon appropriate
management. Unless these remnants are protected and linked, a substantial portion of the City's natural
heritage is unlikely to survive for future generations.

In broad terms, ecological heritage areas in the City include wetlands, woodlands, saline habitats, hill and
plains forest, grassland and shrublands found within the Port Hills, low plains and the coastal environment.
The Port Hills is the dominant landscape feature of the City and contains the City's largest remnants of
predominantly native vegetation. The value of the Port Hills lies particularly in terms of its native grassland
environments, remnants of indigenous forest, its recreational opportunities and the landscape identity it confers
on the City. The vegetation patterns of the Port Hills, the relationship to the urban edge, and the unique
geological features provide a unique backdrop to the City.

The plains also contain some significant remnants of indigenous vegetation which are important to the natural
character of the City. These remnants are especially important as the great majority of the rural plains
environment has been substantially modified by farming activities or urban activities. Those relatively
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unmodified dry grassland areas are located north-west and west of the urban area and contain significant plant
associations which are now very rare nationally. Of special significance are the McLeans Island
grassland/shrubland and Kowhai woodland remnants which are among the best of the few remaining examples
of their types on the Canterbury Plains. In contrast, the wetter alluvial flood plains and riparian areas of the City
support wetlands and existing and regenerating native forest areas. Wetlands, such as Travis wetland, Dickeys
Road Wetland and Horseshoe Lake form vital links in the City wetlands network important to the survival of
native aquatic and wetland birdlife. Travis Wetland itself provides habitat for approximately 25% of the mid-
Canterbury Pukeko population. Foremost among the forest remnants is the nationally important (in a New
Zealand wide context) Riccarton Bush. Surface waters of the City are a particularly important factor in its
identity on an otherwise flat landscape, and the rivers, their margins and wetland areas are very important in
defining the natural character of the City and providing potential links between natural area reserves.
Abstraction rates of groundwater and the type of activities which may be large water users, potentially affect the
flow of surface waters within the City and the provision of aquatic habitats.

The coastal environment defines the eastern margin of the City and is a major recreational asset. The stability
of the sand dune system along the eastern margin of the City is particularly important in terms of coastal
hazards. In addition, the estuary, the rocky cliffs and the Brooklands Lagoon are vital components of the
coastal environment, particularly their role as habitat for bird and aquatic life. The management of the coastal
margins of these areas is an essential and complementary aspect to that of the coastal marine area.

Whilst the protection of these ecological heritage areas is sought, the Council is aware that a number of
important sites are in private ownership with existing legitimate land use rights. Therefore, it is intended to
supplement controls with options such as environmental compensation (refer to Policy 6.3.14, Environmental
Compensation), monitoring and undertaking further investigation toward protection and management through
other means such as covenants. In addition, furthering education, awareness and understanding of the public
and landowners will be a key element in promoting the conservation of significant remnants in the City.
However, where important natural sites are at risk, the Council will consider their protection through acquisition
or incentives for private protection.

It is envisaged that restoration will form part of the management plans for specific sites where this is feasible
and affordable, both in monetary terms and in terms of the benefits that can be achieved. There may be
difficulties in restoring some sites due to a lack of information on the original state of an area, or due to modified
soil or water conditions, (eg increased soil fertility or land drainage). The introduction of weed species which
may thrive under the new conditions, and which may themselves alter the suitability of the site for indigenous
species, can also be a major problem.

The intention of this policy is to ensure that these areas are managed so that important elements of the
landscape and habitat values are retained. In the Plan, these areas have stringent controls on activities
because of their extreme sensitivity to change, particularly in terms of structures and disturbance of vegetation.
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2.4.2 Policy : Compatibility of activities - To ensure activities are compatible with maintaining
the dominant natural values of significant natural areas.

The quality of important parts of the City's natural environment can be affected by a variety of potential
activities. The major one is building activities (structures) in terms of their scale, location, and the extent of
impervious surfaces provided for associated access, parking or storage.

Furthermore, the depth and volume of excavation and filling can also have a considerable effect on the visual
quality and land stability of the natural environment. The removal of vegetation which is primarily of indigenous
species, or which is important for land stability, can also have a distinct impact on the viability of natural areas.
Other activities, such as commercial forestry on grassland areas, land use management practices, building
near waterways, alteration to surface drainage patterns, and the impacts of utilities can markedly effect natural
values and the quality of the public's experience of the natural environment. These impacts in some cases may
be only visual, but in other cases will diminish natural habitat values. This policy seeks to ensure that account is
taken of the impact of land development upon natural character.

2.8 Objective : The plains - The retention of those least modified areas of the plains
grasslands as indigenous plant habitats.

Most of the urban area of the City is located on the plains, as is most of the rural area which has been subject
to major modification. However, there are remnants of indigenous grassland, particularly in the western and
north-western areas of the City, which retain a largely open character and although modified to some degree,
still retain a number of characteristics typical of pre-European settlement. Recent work undertaken on behalf of
the Council demonstrates that the indigenous plant associations remaining are significant in terms of Sections 6
and 7 of the Act and require recognition, particularly as they are the best remaining examples of dry native
Canterbury grasslands, which are themselves unique in New Zealand. It is also acknowledged that the Plains
are of significance to Tangata Whenua and that it is important to consult with Tangata Whenua on issues
regarding the Canterbury grasslands or the plains.

The area is also important in terms of being representative of an open landscape that would have been
characteristic prior to settlement, and is again a rare landscape feature which is nevertheless close to the urban
area of the City.
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2.8.1 Policy : Indigenous grasslands - To identify and protect representative examples of
indigenous grassland plant associations of the Canterbury plains.

The identification of rare plant associations and indigenous trees of considerable age, such as Kowhai trees in
the McLeans Island area, indicates that there is a need for some protection of these areas .
These areas could be threatened by afforestation, cultivation, poor management practice or building activities.
Therefore, a portion of this area should be retained under a grazing regime, or low impact recreational activities
which retain the essential character of the area as primarily of open landscape. This however, needs to provide
a balance between the rights of landowners or the lessees of the Canterbury Regional Council, and the need
for environmental protection.

Particular plant associations have been identified and these will be specifically protected through a number of
means, including management plans supplemented by controls in the Plan.

2.8.2 Policy : McLeans Island grasslands - To retain a portion of open grassland in the
McLeans Island area as a relatively unmodified example of such vegetation.

This area of McLeans Island south and south-east of the main recreational area associated with Orana Park is
an open area with a very low density of settlement, development and tree planting. The intention is to
encourage the retention of the area as an open space environment with some controls on commercial
afforestation and structures, while promoting compatible recreation activities.
The overall intention is to maintain an environment which is representative of the type of open landscape typical
of pre-European settlement and which will enable future generations to have the opportunity for enjoyment and
education on the early natural history of the plains environment. This policy has both a landscape and
ecological basis to it.

4.2 Objective : Amenity - A pleasant and attractive City.

Amenity values are defined in the Act as meaning, "those natural and physical qualities and characteristics of
an area that contribute to people's appreciation of its pleasantness, aesthetic coherence and cultural and
recreational attributes".

Amenity values have positive effects which improve the City's environment and enhance people's lives. This
may be more a perception of well-being rather than a conscious recognition of what causes it.
Amenity is concerned with the quality, harmony and coherence of elements in the City landscape. People's
perception of these features such as the Port Hills, the rural area, the Avon River, and the urban parts of the
City, its quality of open spaces, and accessibility, is that the City is an attractive and pleasant place in which to
live, work, play and visit. The policies accompanying this objective aim to promote those values which are of
most direct relevance to residents of the City, visitors and their quality of life.

4.2.9 Policy : Impacts of noise - To achieve a low ambient level of noise in the City and the
protection of the environment from noise that can disturb the peace, comfort, or repose of
people to the extent necessary to avoid, remedy or mitigate unreasonable levels of sound.

Noise or "unwanted sound" can have serious effects on a person's enjoyment of their property, can cause
stress and severe annoyance, and can interfere with the ability to carry out work, domestic and recreational
activities.

Reaction to noise is determined by not only the sound level of the noise, but also by its characteristics, the type
of source, the time of the day, and previous exposure. In many cases there are no objective measures that can
accurately determine the effects on persons of exposure to sound. The legislation covering the control of noise
expresses this in terms of ‘unreasonable', ‘offensive or injurious to health', or ‘unreasonably interfere with the
peace, comfort, and convenience of any person'. Case law indicates that measurements do not need to be
taken to prove the above matters, but have supported the setting down of such performance standards in
District Plans to control noise emissions.
In the case of the design of plant and equipment, and uses of land, there is a need for specific standards of
compliance to enable proposers and operators to be reasonably certain of the expected outcomes. Likewise
such standards are needed to indicate to potential recipients of noise, to what degree they can expect to hear
sounds from such activities.
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In terms of the City Plan, standards set shall not apply to motor vehicles, trains, aircraft and a limited range of
other activities. The reason for this exclusion is that the control of noise from these sources is unlikely to be
effective through a District Plan, at least at current levels of practice and law, and would be best addressed
through a national noise standard for these activities, as their "effect" applies nationally.

Work is being undertaken (such as that involving New Zealand Transport Agency) on the impacts of road
surfacing and its relationship to vehicle noise. To an extent, the Council's roading hierarchy also influences (by
confinement) the distribution of vehicle noise in the city.

The plan also recognises that the noise environment will be influenced by existing activities, and that noise
intrusion will occur at the interface between living environments and business, recreation and transport
activities.

Noise impacts of a routine "lifestyle" nature, including that of domestic social events and domestic dogs, will be
dealt with under the excessive noise provisions in Part XII of the Act, and under the Dog Control Act.
Experience indicates that the City Plan and its resource consent processes are a cumbersome and
inappropriate means of dealing with these types of noise sources.

4.2.10 - 4.2.11 Policies : Sound levels
4.2.10 In achieving satisfactory ambient sound levels, to take account of the receiving
environment and its sensitivity to noise intrusion.
4.2.11 To provide maximum acceptable sound levels to
•     enable uses emitting noise to design activities, including at source noise attenuation
structures, to reach the desired ambient levels, and
•     enable recipients to protect themselves against such levels.

The impacts of noise are not only related to duration, frequency, intensity or the time at which it occurs. The
sensitivity of the receiving environment is another major factor. In recognition of this, the Plan specifies noise
levels on the following basis:
•     most sensitive noise environments living, rural, conservation and neighbourhood open space areas;
•     less sensitive noise environments - central city, metropolitan open space and general business areas; and
•     "boundary" noise environments - suburban, light industrial and business areas adjoining living areas.

There are other special noise environments, such as those associated with quarrying and with the International
Airport. Following the lead of NZS 6801:1991 Measurement of Sound, both the average sound level emitted, on
an hourly basis, as well as the maximum sound level as a design figure, are adopted in the Plan as controls.
The means of determining the design figure depends on the noise source and its steadiness, and to a degree,
the length of time it operates in any 24 hour period. Accordingly, rules specify ambient and maximum
acceptable sound levels, applicable at site boundaries, which are lower in sensitive noise environments and
higher in less sensitive areas. Noise attenuation rules are set for development in the Living G (Awatea) Zone
along the Christchurch Southern Motorway (State Highway 73) to protect future occupiers of the development
from road noise. This area-based approach will inevitably mean that some localised variations in noise will not
be specifically taken into account, although this is expected to achieve a more balanced and workable
approach than a generalised city-wide standard, or a variety of localised standards.

As well as enabling recipients to protect themselves from noise, the plan also encourages those responsible for
generating noise to consider avoidance or mitigation measures. The latter may include, where appropriate,
noise attenuation structures and other means of ensuring noise intrusion is contained within the property from
which it is sourced.

4.3 Objective : Heritage protection - The conservation and restoration of heritage
items and values.

Christchurch is a cultural and tourist centre, a role mainly dependent on its architectural, historic and scenic
attractions. Much of its distinctive character is derived from buildings, natural features, other places and objects
which have over time, become an accepted part of the cityscape and valued features of the City's identity. The
heritage of the City benefits not only visitors to Christchurch but also residents of the City.

The Act sets out procedures for the protection of heritage places. These can be cultural, architectural, scientific,
ecological and other special interest, areas of character, intrinsic or amenity value, visual appeal or of special
significance to the Tangata Whenua, for spiritual, cultural or historical reasons. This protection may extend to
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include land around that place or feature to ensure its protection and reasonable enjoyment. A heritage item
may include land, sites, areas, buildings, monuments, objects, archaeological sites, sacred sites, landscape or
ecological features in public or private ownership.

Protected trees are also regarded as heritage items because of their important links with the City's history and
traditions, whether individual specimens or groups of trees such as Riccarton Bush.

4.3.1 Policy : Heritage items - To identify and provide for the protection of heritage items
having regard to their significance.

Christchurch's origins and location have given it a distinctive character, much of which is derived from its
buildings, other structures and cultural reference points. A number of these have architectural and historical
importance and are reminders of the City's past.

Significant and tangible links with the past and features of present day life need to be identified and conserved
so that as the City continues to grow and as its built environment changes, the richness and variety of the City
is maintained. Heritage items are constantly being placed under threat of removal or damage as more intensive
uses of land are sought in response to development pressures. The City can only be the poorer by the loss of
such buildings and features, and the need for growth and new development must be weighed against the need
for the retention of existing features.

Accordingly, processes to achieve protection must consider the implications of that protection for the
community and individual owners. The protection of buildings for the benefit of the community must take
account of the costs of conservation and restoration, and in this regard securing viable activities for buildings or
places, or voluntary preservation options are important matters in securing the retention of buildings. The Plan
should enable a wide range of such viable activities or uses to be available for such buildings or places and
their sites and locations. Consideration also needs to be given to appropriate seismic and fire safety standards.
To both provide a basis for regulatory measures to protect the City's heritage and to enhance public awareness
of them, heritage items have been assessed, selected and recorded for a number of the reasons set out below:
•     Historical and Social Significance
For its historic value or significance in terms of a notable figure, event, phase or activity, and whether it is an
important reflection of social patterns of its time.
•     Cultural and Spiritual Significance
For its contribution to the distinctive characteristics of a way of life, philosophy, religion or other belief and/or the
esteem in which it is held by a particular group or community, including whether it is of special significance to
the Tangata Whenua.
•     Architectural and Artistic Significance
For its significance in terms of a design of a particular style, period or designer and whether it has significant
artistic value.
•     Group and Setting Significance
For its degree of unity in terms of scale, form, materials, texture and colour in relationship to its setting and/or
surrounding buildings.
•     Landmark Significance
For its landmark significance in the community consciousness.
•     Archaeological Significance
The heritage item and its relevance in respect of important physical evidence of pre 1900 human activities.
•     Technology and Craftsmanship Significance
The heritage items importance for the nature and use of materials, finishes and/or constructional methods
which were innovative for the period or of noteworthy quality.

There are also provisions to protect an item and a system of grading of heritage items has been incorporated in
the Plan to enable prioritising of protection efforts. This also complements the provisions of Part 8, Policy 5 of
the Regional Policy Statement.

Note: The first three criteria are weighted in the assessment process at double the value of the remaining
criteria.

Provisions also acknowledge the potential impacts of surrounding development on heritage items and seek to
mitigate adverse effects of adjoining development on their heritage values.
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4.3.9 Policy : Assistance - To provide assistance to owners of heritage items.

The Council is able to provide some assistance to owners of heritage items listed in the Plan to support
achieving their conservation and enhancement. This assistance can take the form of grants, the offering of
services or advice, or through possible acquisition of property or buildings.

The Council acknowledges that the ownership of heritage items incurs both costs and benefits for the
individual. Ultimately however, their retention contributes to city character, identity and cultural diversity. The
Council therefore wishes to play an active role in balancing legitimate expectations of property owners and
costs, with the public expectation of preservation of publicly valued places and features.

The Council will also offer incentives such as rates relief, remission of fees, exemptions from rules and
assessment matters depending on the circumstances of each particular case.

7.2 Objective : Road network - An efficient and effective road network that allows the
City to function and develop with minimal conflict between land uses, traffic and
people.

The transportation of nearly all goods and people within the City is undertaken by vehicles using the road
network. This situation is unlikely to change significantly in the medium term, although cycling, public transport
and rail may play an increasingly important role as current fossil fuel sources decline or become more costly. It
is therefore important to plan the road network in conjunction with surrounding landuses to provide accessibility
to all parts of the City, while minimising any conflicts, such as those created by strip development of
commercial landuses along arterial roads. In this way the objective provides for the economic development of
the City in conjunction with a high level of mobility for residents and visitors.

The planning of the network needs to take into account the finite characteristics of natural and physical
resources. An example of this is the use of traffic management to increase existing road capacities, rather than
taking more land to construct a new link. This will not always be an appropriate option however, as the adverse
effects of restricting a road within its existing width may well be greater than the effects of obtaining extra land
for widening, or constructing a new road.

7.2.2 - 7.2.4 Policies : Planning the network
7.2.2 To protect the function of the road network and the environment of adjacent land uses
from the adverse effects of high traffic generators.
7.2.3 To plan legal and paved road widths to reflect the differing functions of various
elements of the road hierarchy.
7.2.4 To take account of social and environmental impacts as well as economic benefits
when planning changes to the road network.

The efficiency and safety of the road network, particularly arterial roads, requires minimising conflicts between
various road users. Important in this respect is protection from queuing and manoeuvring vehicles through the
control of access to and from high traffic generating activities. These may be in the form of individual land uses,
or a grouping of activities such as a suburban shopping centre.

The amenity of living areas as sensitive areas also requires protection from the adverse effects of high traffic
generators. The access control may be in the form of well controlled entries and exits from parking areas
directly onto arterial roads, or restricting access and egress to other roads not predominantly residential in
nature. Access to arterial roads in the network will also be controlled by various means including Limited
Access Declarations, the acquisition of boundary strips and landuse controls.

Other traffic management measures may be required to minimise the adverse effects of high traffic generators
on the surrounding road network. The types of measures which may be required include the installation of
traffic signals, construction of pedestrian and cycle facilities, or the construction of thresholds on local streets.
Where measures are required to mitigate potential adverse effects of the development, the owner or developer
will be required to contribute to the cost of construction/installation.

The function of local roads is to provide property access rather than acting as a through route for traffic. It is
therefore appropriate that their design criteria be different to arterial roads to distinguish the difference in
function, and to help foster neighbourhood identity. For each classification of road the design criteria reflects
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the differing function of each class of road. The final expected form, for example, of a major arterial being four
lanes with a central median, compared with a two lane local road. Reconstructed or new roads which do not
conform with design criteria will be subject to a public participation process.

A hierarchical network of roads provides an efficient form of access for all vehicles which leads to savings of
not only energy but also time. Pollution is minimised by decreasing congestion on the roads and decreasing
travel times for each trip. Extra road widths allow for increased opportunities for planting, as do medians on
major arterial roads.

Local area traffic management schemes and neighbourhood improvement programmes give an area wide
approach to the treatment of local roads and associated restraints. These schemes help to maintain the
amenity values and safety of living areas involved, by restricting the speed and volume of vehicles using local
roads.

The planning of improvements to the transport network takes into account the economic benefits and costs of
projects which is the basis for the Government subsidy level. Intangibles such as social, environmental, cultural
and heritage values also need to be taken into account, accepting that the real costs associated with these
factors are difficult to quantify in monetary terms.

7.2.5 Policy : Land use control - To control the establishment of land use activities to achieve
compatibility with the roads they front by avoiding, remedying or mitigating the effects which
each has on the other.

The purpose of controls on the types of land uses which may develop alongside various elements of the road
network is twofold.

The safety and efficiency of the road can be adversely affected by parking, access and pedestrian activity
associated with a particular activity. Safety, efficiency and accessibility are paramount when planning transport
in the City. The siting of appropriate land uses alongside the appropriate elements of the network will result in
benefits of less accidents and greater efficiency. An example of this is the siting of pedestrian generating
activities on only one side of a road to avoid accidents caused by pedestrians crossing the road at uncontrolled
points, a particularly important factor relative to traffic volumes.

Conversely, adjoining land use activities may suffer from the effects of noise, vibration or pollution generated by
activity on the road. These adverse effects will differ in intensity depending on the classification of the road
within the hierarchy. The function of arterial roads is to carry large volumes of vehicles, particularly heavy
vehicles, between major localities. It must therefore be expected that the potential effects upon activities
alongside these roads will be greater than for those alongside local roads, where by comparison traffic volumes
are low. For example, strip development along major roading links is not desirable, and any development on
these links will be encouraged to be clustered - a grouping of activities sharing a minimum number of accesses
to this part of the roading system.

Rural objective - The sustained potential of land, soil, water and infrastructural
resources in the rural area to support life and to meet reasonably foreseeable future
rural and urban needs.

The basis of the rural objectives in the Plan is to focus on the primary natural and physical resources in the
rural area, in particular land, soils, and water, and rural infrastructure. In turn the policies focus on potential
impacts of activities on natural and physical resources and other environmental effects. The Plan aims to
ensure that the objectives and policies achieve integrated management of the various natural and physical
resources in the rural area and consequently other parts of the City.

Rural land can support a number of activities of potential benefit to the City. The Plan's function is not to
determine the best economic use of rural land, but provide objectives and policies which would best achieve
sustainable management of it. The Plan has adopted a number of key principles in order to achieve this. In
terms of the land and soils resource, the plan recognises the need to provide for urban growth and appropriate
activities within the rural area, while at the same time retaining the option of primary production, particularly for
more versatile soils. Another key principle is to ensure that the quality and quantity of surface and ground
waters is at least maintained, or enhanced, as this resource is fundamental to the health and well-being of the
City and its inhabitants.
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While there are limitations to the degree and rate of change which can occur in the rural area without significant
adverse effects, greater flexibility is provided by the Plan for development options than in the past. Limitations
on change recognise the more absolute and often irreversible impacts of transition from rural to urban use.

The rural area of the City borders that of neighbouring Councils which have substantially larger rural areas. In
formulating the objectives and policies in the Plan, the Council has undertaken consultation with adjoining
authorities in terms of the management of its rural land resource to achieve a co-ordinated approach to the
extent necessary under the Act.

13.1 Objectives : The rural land and soil resource
(a) That the rural land and soil resource be managed to:
•     enable rural resources to continue to be used for a variety of rural activities while
recognising their operational needs and the potential environmental effects of such
activities;
•     provide scope for the appropriate establishment or extension of urban activities;
and
•     retain the stability and character of rural soils, and the life supporting capacity of
the soil resource, including the potential for primary production, and to safeguard
natural values.
(b) That the open space character and low density of built form which distinguish the
rural area be maintained and enhanced.

There are a number of factors impinging on the sustainable management of land and soil resources, the most
important of which are identified in the three parts of the first objective. Rural land has potential value as a
resource for a number of activities, some of which may be conflicting, or which when established preclude other
options, notably the process of urbanisation.

While farming and forestry in the rural area is only a small part of the region's economic output, it diversifies the
economic base of the City and realises the productive potential of versatile soils. It also retains the informal
rural open space character in terms of visual amenity in contrast to the urban area. The retention of land for
rural uses enhances the amenity values of the City and reduces the impact on the environment and services of
unplanned urban activities which might seek to locate in such areas.

There are already areas of established forestry within the City which serve both production and amenity values.
Limitations are only to be imposed in areas of major landscape or ecological significance (such as parts of the
Port Hills and natural grassland sites) to protect their natural character.

The extraction of aggregates at low cost is important to the economy of the City, but such workings can have
marked adverse effects on the local environment. For this reason, extraction of aggregates has been provided
for in the Plan, but restricted as to location in order to avoid adverse environmental effects which cannot be
adequately mitigated in more densely settled rural areas.

The Council recognises from experience that rural dwellings and other buildings serve a necessary function in
the management and security of rural enterprises involving farming and, in some cases, other rural activities.
The potential density of dwellings in the rural area is limited in recognition of servicing constraints, the need to
sustain soil resources, and avoiding incompatibility with other activities.

While the emphasis will be on retention of rural character, there are circumstances where it is economically
sound and environmentally acceptable for urban activities to establish on rural land, having regard to the
relative significance of servicing costs, availability of services, soil qualities and local environmental constraints.
The appropriateness of urban development in the rural area is determined in part by the above factors, but in
addition to other policies in this Plan which emphasise urban consolidation. While there are areas in the rural
area suitable for urbanisation, the rate of likely growth and the effect of various constraints on urban growth will
mean that only a small proportion of the rural area will be urbanised in the foreseeable future. Tourism and
recreational activities requiring large land areas or a rural setting are also appropriate in some parts of the rural
area.

The rural area has visual and open space character which benefits all residents of the City, provides recreation
and tourism benefits, complements areas of natural value, and is the main contributor to the quality of life for
rural residents. The Plan contains measures to enhance these qualities and to avoid or reduce the impact of
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incompatible activities. In the case of the Port Hills, a continuation of environmentally sound pastoral farming
practices is desirable to maintain the open tussock grassland character of the majority of this area both as a
visual background to the City, and to protect the ecological value of grassland species.

Within the rural area there is existing infrastructure, including the International Airport and the roading network,
which represents substantial public investment and which justifies protection from development which could
compromise their operations. Similarly the effect of development on the operation of existing rural activities
(such as orchards or intensive livestock management) will be taken into account.

The components of these objectives, in conjunction with each other, are considered appropriate to promote
sustainable management of the rural land and associated soil and water resources for a variety of future
potential needs, including food production, and for environmentally sustainable urban growth opportunities.

There are areas of highly versatile soils within the rural area of the City the use of which generates significant
income for the local and regional economy, or which have the potential to generate such income. Protection of
some of the versatile soils is provided for in the Plan primarily to sustainably manage this resource (including
for food production) to meet the needs of future generations, to avoid unnecessary loss of life supporting
capacity and, as a related benefit, to diversify the base of the City's economy. Sustainability of versatile soil
resources, and the protection of future options, needs to be a consideration, but not necessarily the primary
consideration, when urban activities compete for this land resource. While production from poorer soils can be
achieved by improved technology, this can also entail higher costs, and versatile soils are a finite resource.

The protection of rural soils (or land generally) has to be balanced with the resource being sustained for other
activities such as urban development, and for this reason development of rural land for urban purposes is
envisaged in those locations where urban development remains in a compact form and poorer soils are given
preference for urban development. However, it is inevitable that some urban growth will occur on versatile soils.
The life supporting capacity of versatile soils does not by itself, justify restricting the growth of urban
Christchurch (refer also to Policy 6.3.4).

Less versatile soils are also capable of production for a variety of rural activities. In recognition of their
limitations, greater scope for urban uses and other activities that do not sustain the life supporting capacity of
soils is provided for subject to servicing constraints and protection of amenity values. Through this selective
strategy, the Plan both provides greater flexibility for urban activities than under previous Plans, while still
sustaining the potential of the majority of versatile soil resources for rural production.

It is recognised that soil qualities are not the sole determinant of productive potential and that availability of
water, the locality, past land use practices, subdivision patterns and existing building densities are also relevant
factors. Other factors can also affect soils, including excavation (including quarrying), topsoil extraction, filling
and drainage; matters which are recognised in protecting the physical integrity of rural soils.

The basis for sustaining rural soils is their ongoing potential for productivity and to support life generally rather
than requiring land to be productively used, and measures in the Plan reflect this emphasis.

13.1.4 Policy: Non-rural activities - To ensure that activities not associated with rural
resources or the Christchurch International Airport or urban expansion only occur on a scale
or extent consistent with avoiding or mitigating adverse effects on rural resources and the
character of the rural area.

The rural area of the City contains a wide variety of land use activities which are not always regarded as
"traditional" rural activities (farming or forestry). These include industrial activities, rural contractors, commercial
activities such as camping grounds, community services and facilities, and roadside selling places. Some of
these activities have a direct relationship to the rural area in which they are located, while others do not. Other
potential "commercial" activities in rural areas include rest homes, educational facilities, demonstration farms,
transport storage and distribution facilities.

In addition, there are many existing infrastructural, institutional and other facilities in the rural area, of which the
Christchurch International Airport is the major example.

Some activities have arisen as a result of diversification in the rural economy, an example being the
development of a rural produce park adjacent to the Hornby industrial area. The rural area can also be a
suitable area to develop activities such as camping grounds and tourist facilities which need large areas of land
and which are sensitive to land costs. In some cases the only feasible location for these activities may be in the
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rural area. Further, some of these activities benefit from being in a rural location because of rural amenity
values and for promotional reasons.

Certain business activities, for example, those based on products derived from aggregates, are associated with
rural resources and may best be located in rural areas provided local adverse impacts are not significant.
Where such activities are of a temporary (albeit long term) nature, such as aggregate extraction, it is intended
that these areas will eventually be rehabilitated for appropriate rural activities.

In order to maintain economic provision of services, protect water and soil resources, and enhance rural
amenity values, the Plan generally encourages these activities to locate within the urban area. However, the
Council recognises that there are circumstances in which provision for such activities in the rural area is
justified, particularly where the activity has an association with either the rural area of the City or surrounding
districts and their resources.

There are qualifications to the policy where the environmental impact of non-rural activities are minor. For
example, rural selling places and small rural contracting enterprises may not utilise large areas of land but
nevertheless are a logical adjunct to farming activity. They can however, have a significant impact on visual
amenity and traffic safety. Performance standards ensuring protection of local amenity values, and protecting
the functioning of roads is the primary concern with these activities, as is ensuring that rural resources are
sustainably managed in support of rural activities.

The Plan discourages significant development of commercial or industrial activities particularly on versatile soils
and where these activities occupy significant land areas, as this would result in diminishing that resource and
would have significant impacts on amenity values, particularly given that concentrations of rural dwellings are
more commonly found in areas of better soils where productivity thresholds are lower as a consequence. A
primary concern of the policy is ensuring that non-rural activities do not give rise to adverse effects of a nature
where rural character or resources are lost on a significant scale, be it major activities or the cumulative effect
of smaller non-rural activities.

Community services and facilities such as halls, child care centres, medical practices and others, are often
provided from urban areas, but are normally appropriate in rural settlements. This is preferable to location on
isolated rural properties.

13.1.8 Policy : Excavation and filling - To ensure through controls on excavation and filling,
that activities undertaken in rural areas will have minimal adverse effect on soil qualities and
stability.

Adverse effects on soils in the rural area include removal or major disturbance to the soil profile; exposure of
soils to erosion through loss of plant cover or excavation; and drainage or filling of peat soils resulting in
settlement and subsequent damage to buildings.

Removal or major disturbance of topsoil, can result in damage to the soil profile, thus damaging the ability of
such soils to be productively used, particularly versatile soils. While recognition is given to the need to provide
topsoil for urban uses, this should be provided for through development in the urban area where possible.
Similarly removal of soil to facilitate quarrying activity can give rise to similar adverse effects, which makes soil
quality one determinant of the location of quarry sites.

Removal of surface vegetation and soil is also controlled in excavation, particularly in association with sand
mining and works on the Port Hills, in order to avoid exacerbating erosion potential.

The peat soils in the northern and south-eastern parts of the City are vulnerable to settlement upon drainage
and/or filling, and for this reason, urban activities and associated filling and drainage are discouraged to prevent
this occurring.

13.1.9 - 13.1.10 Policies : Mineral extraction
13.1.9 To ensure that mineral extraction is confined:
(a)     to locations previously allocated for mineral extraction purposes, or within or adjacent
to the Waimakariri River;
(b)     in the case of sand, to areas remote from settlement and where erosion risk can be
mitigated.
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13.1.10 To ensure provision is made for reducing the associated adverse effects of mineral
extraction, and rehabilitating worked out areas for activities compatible with the surrounding
rural environment.

Extractive industries (mining) within the City include the winning of shingle, gravel, and sand.

Extraction of aggregates is fundamental to the economic well-being of the City as it provides a basic raw
material for building and construction. Christchurch is fortunate in having a virtually unlimited gravel resource.
Much of the City's aggregate resources are obtained from dry land sites to the west of the urban area which
provide a greater variety of more cheaply processed aggregates than the alternative river supplies, which is a
lesser but still important source. One major advantage of extracting aggregates from the river is the potential to
reduce risk to the City from any major flood event in the Waimakariri River by lowering the bed level. River
sources are not however, able to satisfy demands for some specified grades of aggregate.

A considerable amount of time and effort has already been expended in recent years on refining regulatory
controls to overcome the major adverse effects of quarrying activities adjacent to dry land sites in the western
part of the City. These adverse effects include heavy traffic generation, dust, noise, and visual detraction. There
is also the difficulty of what use can be made of areas of land that have already been quarried and restoring the
land to its original condition. There are high compliance costs with administering performance standards, and
concerns about potential contamination of ground waters by inappropriate fill materials. It is doubtful, given past
experience, that the environmental impact of quarrying can be adequately mitigated in more densely settled
rural areas, even with performance standards, unless these are extremely restrictive. Moreover, it is difficult to
restore any soil cover to its original character and versatility. However, other long term alternatives for obtaining
aggregates from dry land sites, may include sparsely settled rural areas immediately south of the Waimakariri
River.

While the advantage of extracting aggregates from the Waimakariri River bed are recognised, the potential
adverse effects of quarrying activities in the river bed must be avoided or mitigated. Ecological values, natural
values and habitat values for river birds, trout and salmon are examples of such matters requiring particular
consideration for quarrying activities in the river bed.

The adverse effects known to be associated with dry land quarrying and experience with the environmental
difficulties associated with dry land quarry operations in the western part of the City, means that no provision is
made to extend areas to accommodate dry land extraction in the rural area other than that provided for in the
Open Space 3D (Isaac Conservation Park) which is to be the subject of a management plan. There are
sufficient areas identified as dry land quarry sources available to meet needs for at least 50 years at current
rates of consumption. The Council will monitor the performance of quarrying, and of restoration practices in
existing dry land sites in the western part of the City and the restoration of quarry land. Other land uses which
former quarries may be put to include appropriate recreational activities, forestry development, or other forms of
development which may be appropriate having regard to compatibility with the surrounding pattern of land use.
Obtaining aggregate from the Waimakariri River has substantial beneficial effects in terms of reducing alluvion
in the river bed and reducing potential flood hazard to the City. In addition, use of further potential dry land sites
adjacent to the southern edge of the river in the McLeans Island area (subject to performance standards) may
be considered in the longer term with a view to the end use of the land for recreation purposes upon the
completion of quarrying activity. This is the ultimate goal for the Isaac Conservation Park. The Plan
acknowledges the economic impacts on the quarrying and construction industries, and therefore on the City
itself, of adopting more expensive sources of quarry material and it is expected that dry land sources will
continue to be used for many years. However, the reduction in flood risk (and the potential costs of major
flooding) is a factor of fundamental importance for long term policy, favouring greater use of river sources for
aggregates

The extraction of sand from old dune formations in the north eastern part of the City has little impact on rural
production, subject to necessary measures to mitigate adverse effects where vegetation is removed. This
provision does not include extraction from active dunes close to the coastline where there is a moderate to high
risk of erosion or inundation by the sea. The Plan contains standards to mitigate dust, noise, and traffic
nuisance related specifically to quarrying activities.
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13.2 Objective : Water resources - Management of land use activities to protect the
quality and availability of both surface and ground water in the rural area of the City.

An objective specific to the rural area in respect of the water resource is particularly important because it
contains the ground water recharge area for the City (shared with Selwyn District), much of the surface
waterways of the City, and a number of major users of water resources.

It is essential for the economic well-being of the City, and the health of its residents, that water quality and
availability is not impaired by inappropriate land use activities in the rural area. Such activities include those
involving large scale storage or use of chemicals or discharge of domestic dwelling effluent which individually or
cumulatively may lead to a deterioration in the quality of underground waters. Such adverse effects may prove
irreversible. The objective is supported by a need for policy co-ordination with the Canterbury Regional Council
and the Selwyn District Council. Any treatment of the water resource would entail a considerable economic
penalty to users and reflect poor stewardship of a fundamentally important resource which compared to cities
elsewhere in New Zealand and overseas, is of particularly high quality.

The management of water resources is primarily the responsibility of the Canterbury Regional Council.
However, the Council will monitor activities in the rural area in terms of their impact on the volume of water
available and control urban activities which have a high demand for water resources. This could affect other
uses and the natural spring sources of the City's rivers.

The importance of water quality in waterways and receiving waters to Tangata Whenua is also acknowledged
and is reflected in the objective.

The surface waterways in the City are also important for recreational, amenity and ecological values and
accordingly, the Council will co-ordinate with the Canterbury Regional Council in order to ensure that the quality
of these waters, and the receiving coastal waters, are not diminished and are where possible enhanced.

13.2.1 Policy : Groundwater recharge - To ensure that land use activities do not risk
contamination of the groundwater recharge area, by controlling activities involving major use
or production of potential contaminants, rural dwellings, unserviced urban activities and
landfilling.

The ground water recharge areas in the western part of the City are unconfined (overlain by permeable gravels)
and are vulnerable to contamination from a number of sources. These include spillages or ground disposal of
hazardous substances or potential contaminants, septic tank drainage and inappropriate fill materials.

The City's artesian water supplies are of a very high quality and do not require treatment, which were it
necessary would be an extremely expensive undertaking. Activities which involve the storage or use of
substantial amounts of hazardous substances will be required to meet strict storage and operational standards
over the ground water recharge area. Similarly, rural dwellings which are not served by a reticulated sewerage
system will also be limited to densities compatible with protecting ground water quality. Urban activities locating
in the rural area, such as rural-residential development, or tourist facilities, will be required to be reticulated, or
provided with an approved on-site disposal system for sewerage.

13.3 Objective : Rural infrastructure - That infrastructure in the rural area be:
•     maintained to provide for the safe and efficient operation of activities in rural
areas; and
•     established or improved which enables soil, water and air qualities to be
maintained and enhanced, and impacts on amenity values to be minimised.

Public investment in infrastructure in the rural area includes road, air and rail facilities as well as institutions
such as hospitals and prisons. A number of these facilities because of their nature, need to locate in a rural
area or have been located there for a considerable period of time. The roading network, as well as servicing
rural users, is particularly important in terms of its capacity to act efficiently as a link between the urban area of
the City and surrounding districts and regions. A similar function is provided by rail services in linking the City
with other areas of the country, for passengers and freight. The International Airport occupies a large land area
and services steadily expanding tourist, travel, and transport functions essential to the economy of the region,
and the country as a whole. The ability of these facilities to continue to provide services to the City requires that
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they be sustainably managed in a manner which ensures their efficiency, safety and costs of operation are not
unduly impaired.

Other infrastructure in the rural area includes utility services such as water races, communication facilities,
telephone and power lines. The latter represent a potential constraint to some forms of development.

Infrastructure in the rural area represents a very substantial public investment (particularly the International
Airport) which cannot be replaced or relocated except at great cost to the community. Power, telephone, water,
and sewerage utilities also exist in the rural area, although here the focus of the Plan is to ensure the costs of
any extensions of these services resulting from development are not borne by the wider community.

There is also a substantial private investment in the rural area in buildings which support rural activities, as well
as other activities in the rural area. The great majority of these buildings consist of rural dwellings and farm
buildings which are important for the management and functioning of rural properties. The Council believes it is
important that this existing investment be recognised, and that any further development of the rural area must
allow for further such investment. However, further development, particularly rural dwellings, may have adverse
effects on existing infrastructure in the rural areas (such as the roading network or the airport) and measures
for protection of these are provided for in the Plan.

Infrastructural development in the rural area can generate impacts as well, such as from future roading works
and possible long term airport expansion to the west. Any development of infrastructure will need to be subject
to processes to address possible impacts, particularly upon rural resources and amenities.

13.3.1 Policy : International Airport operations - To ensure development within the rural zone
surrounding the International Airport takes into account the impacts of the operations at of
the International Airport, particularly noise effects.  (Plan Change 84)

Christchurch International Airport has a core area containing runways, terminal buildings and associated
commercial activities and facilities. However, the airport also has a significant impact on a wider surrounding
support area. These impacts relate to approach fans beyond the ends of the main runways and cross runways,
which mainly affect the height of buildings and structures, but on a wider scale the major impacts relate to the
noise environment around the airport. Matters influencing the potential noise impacts from the operation of the
airport, now and in the future, include the frequency of aircraft movements and night operations, as well as
aircraft mix and military use.

A substantial area of land adjacent to the airport is affected by relatively high levels of noise intrusion which
become progressively greater with proximity to airport approach and take-off paths for the main runway and
cross runways. Accordingly, the Plan provides progressively greater degrees of control over development in
these areas, as the levels of noise impacts identified in the Plan become greater. These include an area close
to the airport in which buildings occupied by noise sensitive activities are strongly restricted. Further away, the
density of rural dwellings will be kept to a level consistent with ensuring that the number of people living within
the noise affected environment is kept to a reasonable minimum, and noise attenuation measures through
insulation of buildings will be required to be undertaken.

These provisions are necessary in reflection of the high public and private investment in airport infrastructure
and the importance of the facility. It is also important to protect potential occupiers of land within airport noise
environments from levels of noise that may be incompatible with normal standards of residential or rural
amenity. An area to the west of the cross runway (Pound Road) is, in addition to ordinary airport traffic noise,
subject to noise from ground testing of aircraft engines.

Specific forms of control relating to both noise and the heights of buildings and structures, are imposed
adjacent to the ends of the main runways to ensure that the safety of aircraft operating from the airport is
protected. These are supplemented by other provisions relating to the control of activities and their height in
respect to approach planes near the airport.

13.3.2 Policy : Road and rail networks - To ensure that the pattern of rural development does
not compromise the operational efficiency and safety of the rail or roading network, and in
particular arterial roads.

The roading network within the rural area, contains State Highway 1 and State Highways 73, 74 and 75 and
other arterial roads which provide linkages between State Highway 1 and the City, and also to areas further
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afield. The safety and convenience of road users within this area, and the effectiveness of the network as a
means of moving people and goods is substantially affected by activities adjoining these routes. In addition, the
rail network through the rural area of the City provides routes to the north and south-west, as well as linking to
the Port of Lyttelton. The importance of these routes, particularly in moving bulk freight, is acknowledged as is
the particular need for safe operation.

Controls are included in the Plan to ensure that frontage activities do not compromise the safety and efficiency
of the highway network in the rural area, more particularly the state highway network and arterial roads. These
controls relate to retail operations adjacent to highways; impacts of major traffic generators adjacent to
highways; access restrictions on limited access roads; signage; and access points to and from roads. These
controls are particularly significant on sections of road where relatively high traffic speeds are involved and
where it is desirable to minimise the number of turning manoeuvres on and off State Highway and arterial
roading networks.

In regard to the rail network, adequate provision is sought through controls in the Plan to avoid compromising
the operations of the network, such as through buffer separation, and to enhance public safety.

13.4 Objective : Rural amenity values - That over the rural area as a whole, rural
amenity values, including visual character, heritage values, cultural and recreational
opportunities are maintained and whenever possible enhanced, and adverse effects of
activities are recognised and controlled.

The rural area has a distinctive character because of the generally low density of settlement and its relative
predominance of open space. Within the rural area itself there are substantial variations in landscape character
ranging from the highly visible and generally open landscape of the Port Hills, more intensively settled areas in
the western and north-western parts of Christchurch, and large tracts of open plains such as in the area west of
the International Airport. Large parts of the rural area are also adjacent to, or contain, important recreational
facilities and river corridors.

Rural amenity includes a sense of open space, a low density (albeit variable) character, high levels of privacy,
trees and forests, and a clear dominance of open space over the built environment. Rural character is however
of variable quality.

Rural amenities are valued not only by residents of the rural area itself, but are of wider benefit to the people of
the City and beyond. Consistent with the need to recognise demands to use resources, the Plan contains
provisions to ensure that rural amenity values are maintained and enhanced. Some activities have the potential
to detract from the quality of rural amenity values and the Plan contains measures to avoid or mitigate any
adverse effects that may occur. However, this does not mean that the present character of the rural area will
not change in any way. Scope is provided for change in the rural area, but in a manner that seeks to enhance
the overall quality of rural amenities.

The Templeton Special Rural Zone is a response to the closure and abandonment of Templeton Hospital, and
the need to rehabilitate the site and to make efficient use of the existing assets. The zone provides for rural
activities with a low density built environment, in a manner which does not significantly affect the rural character
and amenity of the area.

The Council will encourage a continuing improvement in the standard of rural amenities and retention of areas
or features of heritage value, as this reinforces positive elements in the character of the rural area.

13.4.2 Policy : Natural and landscape values - To recognise and provide additional
protection for those areas in the rural parts of the City which have significant natural and
landscape values while not rendering the land incapable of reasonable use.

Although a large part of the rural area is associated with farming, some areas have significant values relating to
recreation and open space qualities. In Christchurch, areas of particular significance include the skyline and
most of the slopes of the Port Hills, portions of rural land south of the Waimakariri River, and adjacent to other
river environments including the Styx, the Otukaikino, the Halswell and the Upper Heathcote. An area of
remnant open grasslands on the north west rural edge of the City in the McLeans Island area, also has unique
values as a large undeveloped environment typical in many respects of pre-European settlement. These areas
in total comprise a substantial portion of the rural area of the City. As such it may be appropriate for the Council
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to assist landowners whose property contains a significant natural area through such methods as advice,
fencing, land acquisition or remissions from development contributions for reserves.

The Port Hills are a prominent visual feature for much of the City and justify particular protection because of
their visual prominence, important natural plant associations and sensitivity to major land use changes. The
area south of Waimakariri River, and those adjacent to other rivers such as the Avon, Styx and Heathcote
provide a physical feature lacking over much of the Canterbury Plains where rivers can provide some definition
and quality to the rural environment. The environs of these features need to be protected through building set
backs and other measures in the Plan.

There is an area south of McLeans Island Road, near the far north western edge of the City which has a largely
unmodified open grasslands environment, which is now relatively rare anywhere on the Canterbury Plains, and
particularly so near Christchurch. The Council wishes to ensure that this area, which is partly in the ownership
of the Regional Council, remains predominantly open and unobstructed by building or other inappropriate forms
of development. This area also contains some significant and rare remnant natural grassland plant
associations.

13.4.3 - 13.4.5 Policies : Avoiding mitigating or remedying adverse effects
13.4.3 To ensure that activities in the rural area, including pastoral, agricultural and
horticultural farming, or intensive livestock management and forestry do not gave rise to
adverse effects (dust, noise, smell, airborne sprays and visual detraction) without separation
or mitigation measures.
13.4.4 To ensure that the amenity enjoyed in rural areas is not adversely affected by the
presence of fortified sites.
13.4.5 To encourage land management practices which avoid, remedy or mitigate adverse
effects on the biophysical qualities of soil resources and the quality and availability of water.

Some activities such as farming practices can have adverse effects on the environment. For example, the
manner in which soils are utilised and the long term fertility and availability of those soils can well have an
impact on the future economic and social welfare of the City and region. Activities such as intensive livestock
management and horticulture can create nuisance effects for residences, although over a period of many years
some of these activities have become well established within the rural area of the City and have legitimate
rights to operate. Such activities could, in turn, be adversely affected by adjoining residential development
resulting in pressures to remove or restrict these activities in the rural area and raising difficulties with
compliance.

Rural activities can generate a variety of potential adverse effects, although most farming activities have little
impact on the surrounding area. Possible adverse effects include visual detraction or odours associated with
intensive livestock management, and airborne spray and noise associated with some forms of intensive
horticultural production, or noise associated with bird scaring, hail prevention or the use of helicopters for frost
dispersal. Some of these effects are part of the normal operation of a farming community and must be
recognised and accepted within a rural area. However, under the Act there is a greater obligation to keep the
adverse effects of such operations to a reasonable minimum.

The Plan provides mitigation measures for any adverse effects that may occur and limitations on activities
where site areas may not be large enough to accommodate such mitigation measures. These measures
include specified segregation of incompatible activities, reference to recognised codes of practice, and
performance standards. The Plan also recognises some farming activities which have adverse effects on other
rural activities. However, the Council will require that any new activities, particularly those involving residential
occupation within close proximity to established farming activities, meet similar separation or mitigation
requirements.

Where a look-out platform or tower is erected together with, a solid structure which inhibits the entry of persons
to a site, or a monitoring system, cumulative effects of these structures will adversely affect the environment of
the rural area. The combination of these structures will result in the creation of a fortified site, which will not be
permitted within the rural area.

The Council is concerned that the soil resources within the City are utilised in a manner which is sustainable in
terms of management of the land. In particular, it is considered important to avoid any physical, chemical, or
biological degradation of soil qualities. The Council's emphasis is to do this by way of the provision of
information heightening awareness, rather than through regulatory mechanisms.
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Finally, the intensification of land use often involves the use of considerable amounts of water. Indirectly,
demands for associated dwellings and farm management practices, such as application of fertilisers and
sprays, could affect the quality of surface and ground waters. The Council will support policies of the
Canterbury Regional Council in the management of water resources and, in particular, the need to conserve
the quality and quantity of the resource.

The Environmental Codes of Practice of the Poultry Industry Association of New Zealand (Inc), the Egg
Producers of New Zealand (Inc) and the Pork Industry Board Code of Practice - Pig Farming, will assist farmers
wishing to avoid, remedy, or mitigate potential adverse effects on the environment.
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APPENDIX 8 - Relevant Operative and Proposed Replacement District Plan Objectives and Policies

STRATEGIC DIRECTIONS

3.3.1 Objective - Enabling recovery and facilitating the future enhancement of the district

The expedited recovery and future enhancement of Christchurch as a dynamic, prosperous and internationally
competitive city, in a manner that:
a.  Meets the community’s immediate and longer term needs for housing, economic development, community
facilities, infrastructure, transport, and social and cultural wellbeing; and
b.  Fosters investment certainty; and
c.  Sustains the important qualities and values of the natural environment.

3.3.5 Objective - Business and economic prosperity

The critical importance of business and economic prosperity to Christchurch’s recovery and to community
wellbeing and resilience is recognised and a range of opportunities provided for business activities to establish
and prosper.

3.3.9 Objective - Natural and cultural environment

A natural and cultural environment where:
a.  People have access to a high quality network of public open space and recreation opportunities, including
areas of natural character and natural landscape; and
b.  Important natural resources are identified and their specifically recognised values are appropriately
managed, including:

i.  outstanding natural features and landscapes, including the Waimakariri River, Lake Ellesmere/Te
Waihora, and parts of the Port Hills/Nga Kohatu Whakarakaraka o Tamatea Pokai Whenua and Banks
Peninsula/Te Pātaka o Rakaihautu; and
ii.  the natural character of the coastal environment, wetlands, lakes and rivers, springs/puna,
lagoons/hapua and their margins; and
iii.  indigenous ecosystems, particularly those supporting significant indigenous vegetation and
significant habitats supporting indigenous fauna, and/or supporting Ngāi Tahu Manawhenua cultural
and spiritual values; and
iv.  the mauri and life-supporting capacity of ecosystems and resources; and

c.  Objects, structures, places, water/wai, landscapes and areas that are historically important, or of cultural or
spiritual importance to Ngāi Tahu Manawhenua, are identified and appropriately managed.

3.3.10 Objective - Commercial and industrial activities

The recovery and stimulation of commercial and industrial activities in a way that expedites recovery and long-
term economic and employment growth through:
a.  Enabling rebuilding of existing business areas, revitalising of centres, and provision in greenfield areas; and
b.  Ensuring sufficient and suitable land development capacity.

3.3.12 Objective - Infrastructure

a.  The social, economic, environmental and cultural benefits of infrastructure, including strategic infrastructure,
are recognised and provided for, and its safe, efficient and effective development, upgrade, maintenance and
operation is enabled; and
b.  Strategic infrastructure, including its role and function, is protected by avoiding adverse effects from
incompatible activities, including reverse sensitivity effects, by, amongst other things:

i.  avoiding noise sensitive activities within the Lyttelton Port Influences Overlay area; and
ii.  managing activities to avoid adverse effects on the National Grid, including by identifying a buffer
corridor within which sensitive activities will generally not be provided for; and
iii.  avoiding noise sensitive activities within the 50dBA Ldn noise contour for Christchurch International
Airport, except:

A.  within an existing residentially zoned urban area; or
B.  within a Residential Greenfield Priority Area identified in the Canterbury Regional Policy
Statement Chapter 6, Map A; or
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C. for permitted activities within the Open Space 3D (Clearwater) Zone of the Christchurch City
Plan, or activities authorised by a resource consent granted on or before 6 December 2013;
and

iv.  managing the risk of bird strike to aircraft using Christchurch International Airport; and
c.  The adverse effects of infrastructure on the surrounding environment are managed, having regard to the
economic benefits and technical and operational needs of infrastructure.

3.3.14 Objective - Incompatible activities

a.  The location of activities is controlled, primarily by zoning, to minimise conflicts between incompatible
activities; and
b.  Conflicts between incompatible activities are avoided where there may be significant adverse effects on the
health, safety and amenity of people and communities.

3.3.15 Objective - Temporary recovery activities

Temporary construction and related activities (including infrastructure recovery), and temporarily displaced
activities, as a consequence of the Canterbury earthquakes are enabled by:
a.  Permitting a range of temporary construction and related activities and housing, accommodation, business,
services and community facilities, recognising the temporary and localised nature of such activities, and the
need to manage any significant adverse effects; and
b.  Providing an additional transitional period for consideration of temporary construction and related activities
and temporarily displaced activities, taking into account:

i.  the need for the activity to remain for a longer period; and
ii.  the effects on the surrounding community and environment; and
iii.  any implications for the recovery of those areas of the district where the activity is anticipated to be
located; and

c.  Accommodating the adverse effects associated with the recovery of transport and infrastructure networks
recognising:

i.  the temporary and localised nature of the effects of these activities; and
ii.  the long-term benefits to community wellbeing; and
iii.  the need to manage and reduce adverse effects; and

d.  Recognising the importance of aggregate extraction, associated processing (including concrete
manufacturing) and transportation of extracted and processed product to support recovery.

TRANSPORT

7.1.1 Objective 1- Integrated transport system

a. An integrated  transport system:
i.  that is accessible, affordable, resilient, safe, sustainable and efficient for people using all transport
modes;
ii.  that is responsive to the current recovery needs, future needs, and economic development;
iii.  that supports safe, healthy and liveable communities by maximising integration with land use;
iv.  that reduces dependency on private motor vehicles and promotes the use of public and active
transport;
v.  that recognises Ngāi Tahu/ Manawhenua values; and
vi.  that is managed using the one network approach.

7.1.1.2 Policy 2 - High trip generating activities

Require that the location and design of high trip generating activities are assessed to ensure that they:
a.  are accessible by a range of transport modes and promote public and active transport use;
b.  promote the safe, efficient and effective use of the transport system;
c.  optimise use of existing capacity within the transport system;
d.  reduce the impact of trip generation through travel plans and other travel demand management measures;
e.  avoid or mitigate significant adverse effects from development on the transport system, including reverse
sensitivity effects on the strategic transport network;
f.  limit adverse effects and maximise positive effects from transport on the amenity of surrounding areas, on
the environment, and on Ngāi Tahu/ Manawhenua values;
g.  encourage the use of parking management measures which;

i.  make efficient use of land;
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ii.  minimise adverse effects on the safety, efficiency and amenity of the surrounding area, including the
transport network;
iii.  cater for the parking demand of the activity;
iv.  support recovery and economic activity;
v.  encourage public and active transport use;

h.  provide for the needs of people with disabilities; and
i.  maximise integration with the transport system, including planned transport infrastructure and service
improvements by coordinating land use and the implementation of transport infrastructure and services.

7.1.1.3 Policy 3 - Vehicle access and manoeuvring

a.  Ensure the number, location, design and gradient of vehicle accesses and associated manoeuvring:
i.  is compatible with the range of functions of that part of the road network;
ii.  promotes safety by minimising conflicts between pedestrians, cyclists and vehicle movements;
iii. is designed to encourage safe and attractive active transport access; and
iv.  enables the safe and efficient operation of the transport system.

HERITAGE

9.3.1 Objective - Historic Heritage

a. Historic heritage is maintained recognising the important contribution it makes to the district’s distinctive
character and identity, and its role in recovery.

9.3.2.2 Policy - Protection of Significant Historic Heritage – Heritage Items and Heritage Settings

a.  Protect from inappropriate subdivision, use and development, heritage items and heritage settings which are
listed in the District Plan as High Significance (Group 1), or Significant (Group 2). The identification of
significance (including for High Significance) is based on assessment according to the values set out under
Policy 9.3.2.3 (i) – (vi), and the assessment for a level of High Significance under Policy 9.3.2.3(b).

9.3.2.3 Policy - Protection of Significant Historic Heritage - Heritage Items and Heritage Settings - Assessment
and Identification

c.  List significant historic heritage (heritage items and heritage settings) of High Significance (Group 1) and
Significant (Group 2) in the District Plan, and protect them from inappropriate subdivision, use and
development.

RURAL

17.1.1 Objective 1 - A productive and diverse rural environment

a. Christchurch District has a productive and diverse rural environment where:
i.  the range of activities supports and maintains the rural working environment, including the potential
productive capacity of the land;
ii.  subdivision and development does not create reverse sensitivity effects on rural activities, strategic
infrastructure, access to high quality gravel resources and natural hazard mitigation works; and
iii.  rural character is maintained and enhanced, including the distinctive character of Banks Peninsula
and the Port Hills.

17.1.1.1 Policy 1 - Rural activities

a. Ensure the range of activities located on rural land is limited to those that have a:
i.  direct relationship with, or are dependent on, the natural resource, natural features or the rural
activity; or
ii.  functional necessity for a rural location.

17.1.1.2 Policy 2 - General elements of rural character and amenity

a.  Ensure the nature, scale and intensity of subdivision, use and development in all rural areas is characterised
by:

i.  land in pasture, trees, crops or indigenous vegetation;
ii.  a low density of buildings and structures with a high ratio of openness to built form; and
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iii.  a general absence of urban scale or type of infrastructure.

17.1.1.3 Policy 3 - Function of rural areas

a. Recognise the different natural and physical resources, character and amenity values of rural land in
Christchurch District including:

i.  the dominance of the rural working environment on Banks Peninsula and its integration with
maintenance of landscape and biodiversity values;
ii.  the rural productive, quarrying and recreation activities in the rural flat land area surrounding the
main Christchurch urban area;
iii.  the flood management and groundwater recharge functions adjoining the Waimakariri River;
iv.  the open character and natural appearance of the Port Hills facing the Christchurch main urban
area reinforcing a distinct urban boundary; and
v.  the re-use of the site of the former Templeton Hospital.

17.1.1.4 Policy 4 - Scale and intensity of rural related activities

a. Ensure rural-related activities establishing on rural land:
i.  are of a scale and intensity, including the built form, hours of operation and traffic generated, that is
compatible with rural character and amenity values;
ii.  will not trigger demand or expectation for any unplanned upgrade or extension to existing
infrastructure, including the roading network;
iii.  avoid, remedy or mitigate adverse effects on the natural environment; and
iv.  support the ability for rural activities to continue to operate.

17.1.1.11 Policy 11 - Location and management of quarrying activities

a.  Enable access to locally sourced aggregate resources to provide for the recovery and growth needs of the
District by:

i.  providing for the continuation of quarrying activities in the Rural Quarry Zone until 2031; and
ii.  providing for new quarrying activities in rural zones other than the Rural Quarry Zone only where the
activity:

A - avoids areas identified for their outstanding or significant landscape, ecological, cultural or
heritage value;
B - avoids locating in close proximity to residential zones;
C - internalises adverse environmental effects as far as practicable using industry best practice
and management plans;
D - manages dust, noise, vibration, access and lighting to maintain rural amenity values;
E - protects groundwater from the effects of filling and the use and storage of hazardous
substances;
F - ensures the siting and scale of buildings and visual screening maintains rural amenity and
character; and
G - is capable of processing extracted materials on-site or on another site where this would not
extend the life of another quarry.

17.1.1.12 Policy 12 - Rehabilitation of quarry sites

a.  Ensure quarry sites are remediated to enable subsequent use of the land for rural activities; and
b.  Ensure the final rehabilitated landform is appropriate having particular regard to:

i.  the location, gradient and depth of excavation;
ii.  the availability of clean fill material and consequent timeframes for rehabilitation; and
iii.  any other adverse effects associated with rehabilitation including traffic, dust, drainage and
landscape effects.

17.1.1.13 Policy 13 - High quality gravel resource overlay

a.  Avoid subdivision and rural dwellings on sites less than 4ha in the high quality gravel resource overlay that
may:

i.  foreclose the ability to extract gravel resources; and/or
ii.  increase the likelihood of reverse sensitivity effects on quarrying and associated activities.
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APPENDIX 9 - Botanical Advice (Dr Trevor Partridge)

RMA92027872 - 61 Savills Rd - Botanical Advice

Dr Trevor Partridge

Botanist

Conservation and Sustainable Development Team

Christchurch City Council

I have been asked to comment on botanical aspects of the proposal to locate a gravel extraction quarry at 61

Savills Road, McLeans Island. This property is adjacent to McLeans Island Regional Park, which comprises an

ecosystem with high botanical values as it constitutes one of the last remaining areas of dryland savannah

vegetation on the Canterbury Plains in an Acutely Threatened Land Environment as designated under the

LENZ system. The part of the park immediately adjacent to 61 Savills Road is included within an Ecological

Heritage Site (former District Plan) and as a Significant Ecological Site (District Plan Review), to recognise

those values. Included is a brief discussion of the impacts of dust on this system, which I do not consider to be

a problem in regard to the botanical values.

Botanical
There is a hollow that runs along the side of the southern boundary of McLeans Island Regional Park. It is

seasonally wet, and constitutes a former flood channel of the Waimakariri River, one of many that cross this

part of McLeans Island but which no longer perform a flood function because of the construction of river margin

stopbanks. The land to the south is considerably different from that of the park, being wetter and more fertile.

This hollow acts as the boundary between the land types. Its status is evidenced by the row of trees along its

margin, indicative that moisture limitation is less than in the park itself.

At the western end of the boundary with the proposed quarry there is a large healthy tree of the native southern

kowhai (Sophora microphylla) some 23m north of the property boundary (Grid Ref -43.483656 lat, 172.504561

long). It is a superb specimen in an area that has been fenced off. These savannah kowhais have extensive

root systems that would normally be expected to go at least as far as the boundary, indeed, savannah

vegetation is defined by the extensive root systems of the woody species that occur as scattered individuals.

From its good condition (far better than most other savannah kowhais at McLeans Island) I suspect that this

tree may be tapping the water supply provided by the channel along the boundary. Adjacent to the boundary

there has been an experiment set up with plantings and seed trials undertaken in a fenced area with some 90

protected subplots. Establishment in these subplots has been poor except for a few kowhai plants.

Further along to the east there is a caged specimen of the rare Canterbury Plains tree daisy, Olearia

adenocarpa. This plant has been caged to protect it from grazing and is only 10.7m from the boundary fence.

This species has a Threatened Species category of Nationally Critical, the highest threat rating that any

living native plant species can receive. However, as a small plant, it is unlikely that its roots extend the distance

to the boundary.
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Compaction and other forms of damage to the root zone of trees can have a major impact upon their health. As

it is highly likely that the kowhai tree extends beyond the boundary, the potential for damage is therefore

considerable. To protect this tree, there would need to be a buffer of at least 30m to allow the roots to function

and to allow them to continue to exploit moisture in the hollow.  The tree is 23m from the boundary, so that

would require a further 7m at least to protect the root zone. Considering the edge effects of the construction of

a bund, that distance would need to be 10m to the south of the boundary fence to protect the kowhai. Such a

zone would only need to be adjacent to that single tree and would not be required elsewhere along the

boundary, such as adjacent to where the Olearia shrub occurs.

Dust
The surface soils of the Canterbury Plains are derived from wind-blown dust (loess) originating in the

mountains and hills inland, and blown east by the dry north-westerly winds. This fine material would have been

deposited on the dryland savannah areas such as McLeans Island where the only trees were the scattered

individuals of kowhai that we see there in some places as remnants today. So, for the native plants of these

areas, dust was a constant and important part of the environmental conditions. They have adaptations that

ensure dust does not cause problems to their leaves, indeed some actually have characters that suggest they

would deliberately try to capture some of that dust, as it carries nutrients. So, while dust may become a

problem to people in this situation, it will be of no concern to the plants. There are vegetation types that I would

not like to see dust additions occur within, but this is not one of those.


