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1

Proposed Plan Change

1.1

Introduction

This is a request by Progressive Enterprises Limited (“Progressive Enterprises”) to change parts of
the Tasman Resource Management Plan (“TRMP”) pursuant to section 73(2) and Part 2 Clauses
21(1) and 22 of the First Schedule to the Resource Management Act 1991 (RMA).
This request relates to the rezoning of a portion of the land at 144 Salisbury Road, on the corner of
Salisbury and Champion Roads, in Richmond (“the site”). The request seeks to have a portion of this
land, approximately 1.32ha, rezoned from Residential to Commercial. Progressive Enterprises wish
to develop this land for a Countdown supermarket; other small scale retail/commercial
development; small community facility (such as a medical centre or childcare facility); and
associated car parking, access and landscaping.
The actual changes being proposed to the TRMP are detailed in Section 2 of this document.
An application for resource consent for a development of the site is being prepared and will be lodged
soon after the lodgement of this Private Plan Change Request, as explained further below.
An application for resource consent to subdivide the site has also been made, and has almost
completed its processing through Council, as explained further below.

1.2

Report Structure

This report provides the necessary information and assessments to meet the statutory requirements
of the RMA for consideration of a private plan change request.
It is structured as follows:
Chapter 1

Introduction to the Proposed Plan Change

Chapter 2

Schedule of Proposed Amendments

Chapter 3

Statutory Framework

Chapter 4

Assessment of Environmental Effects

Chapter 5

Statutory Assessment1

Chapter 6

Consultation

Chapter 7

Conclusions

The report summarises and draws on the conclusions from several reports and expert assessments
commissioned on various issues relevant to a full consideration of the actual or potential
environmental effects of the Plan Change Request, including.

1



Landscape Assessment (Canopy Landscape Architects)



Urban Design Assessment (Richard Knott)

A section 32 Evaluation Report is attached as Appendix D
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1.3



Traffic Assessment (Traffic Design Group)



Infrastructure Assessment (Beca)



Acoustic Assessment (Marshall Day)



Economic Assessment (Market Economics)

Site and Adjacent Activities

This request relates to the rezoning of land at 144 Salisbury Road (Lot 1 DP17135), on the corner of
Salisbury Road and Champion Road (as shown in Figure 1 below).

The Plan Change Site

Figure 1 |Aerial Photograph/Subdivision Plan

Resource consent has recently been issued for a two lot subdivision of the site2. The parcel of land
proposed to be rezoned as part of this Plan Change Request is Lot 1, some 1.32ha in area, fronting
both Champion Road and Salisbury Road. This is the ‘site’ for the purposes of this report.
The balance land on Lot 2 (i.e. some 6,273m2), which has frontage to Champion Road, will be
retained by the current owners (the Day family). It is not part of this request for re-zoning by
2

RM141060, granted 16 June 2015
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Progressive Enterprises Limited, and therefore will stay as Residential Zoned land and remains
subject to a Schedule for those activities.
The site is located at the intersection of Salisbury Road and Champion Road, approximately 1.5km
north of the Richmond Town Centre.
The site is rectangular in shape, with Salisbury Road and Champion Road forming the north-w estern
and north-eastern site boundaries respectively. The remainder of the site is bounded by residential
properties. Marchwood Grove provides physical separation to residential properties to the south-west.
The site is currently occupied by Waimea Richmond Funeral Services, comprising a funeral director's
workshop including casket making and monumental stone masonry; and a chapel. A residential
dwelling is located near the south east corner of the site. Photographs of the site are provided in
Figures 2, 3 and 4 below.

Figure 2 |Site viewed from Roundabout on near Champion Rd/Salisbury Rd

The site has 89 metres of direct frontage to Salisbury Road and 134 metres of frontage to Champion
Road. It has an existing vehicle access to Salisbury Road. The existing access from Champion Road will be
retained on the balance land (i.e. Lot 2).

Figure 3 |Site viewed from opposite side of Salisbury Road

A copy of the Certificate of Title (NL11B/112) is included in Appendix A (noting that the site has recently
been subdivided and so a new title will soon issue).
The existing easements (relating to rights to drain and convey water, to drain sewage in favour of Tasman
District Council, and to transmit electricity in favour of Network Tasman Limited) will be retained on the title
for Lot 1. These easements will not unduly restrict the rezoning or development of the site for the
intended purpose.
This is a strategic location in the transport network, being in the vicinity of the ‘Three Roundabouts’.
The site is directly adjacent to the Salisbury Road/Champion Road roundabout, and Salisbury Road
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extends north to the next roundabout which, in turn, connects with Main Road Stoke to Stoke and
Nelson and to State Highway 6 via a short link road. The site is within 250m of the State Highway
(Whakatu Drive-Richmond Deviation).

Figure 4 |Site viewed from opposite side of Champion Road

The surrounding environment has a variety of land uses, including commercial, office, residential,
recreational and educational activities located in the immediate surrounds of the subject site.
Commercial uses are grouped on the northern quadrant of the Salisbury Road/Champion Road
intersection, accessed from the western extension of Champion Road. These include the Raewards
Fresh food store; a Café, Barbeque and Heating appliance store; and Hubbers Flooring, and Jennian
Homes in the ‘Livibrook Complex’. Also located in this centre is the Richmond Early Learning Centre.
The site at 149 Salisbury Road, on Champion Road opposite the Livibrook Complex, is planned to be
developed for a range of commercial activities, including a dairy, specialty shop of 400m2, and
retailing space up to 1,800m2 primarily for the sale of outdoor sporting equipment and/or
recreational goods3. A new entranceway has been formed to this site from Champion Road in
readiness for the development, as shown in Figure 5 below.

Figure 5 |View from Champion Rd next to the Tourist Services Zone being prepared for development

The ASB Aquatic and Richmond Leisure Centre is located further to the south-west on Salisbury Road.
The Saxton Playing Fields are located directly opposite the site on Champion Road, and Garin College
is located further along Champion Road to the north-east of the site.
A series of photographs identifying the site and its surrounds, including the photographs in this
Report, are included in the Landscape Assessment Report at Appendix E.

3

RM130942, granted in June 2014
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1.4

TRMP Provisions

The site is currently zoned Residential under the Tasman Resource Management Plan (‘TRMP’), as
shown on Planning Map 130 (see Figure 6 below). The site is within the Richmond East Development
Area, and it is subject to Schedule 17.1E of the TRMP which has conditions relating to the current use of
the site as a funeral directors operation with associated uses.
Area Planning Map 130 (see Figure 7) identifies two trees on the site as protected (T878 - Quercus spp,
T880 Betula spp).
The TRMP classifies Salisbury Road as an Arterial Road, and Champion Road as a Distributor Road.
Land directly to the north-west of the site (i.e. the commercial node) is zoned Tourist Services and Open
Space, under the TRMP. A portion of the land occupied by commercial activities, to the north east of
Champion Road, lies within Nelson City, and is zoned Industrial in the Nelson Resource Management Plan
(‘NRMP’).

Subject site for
Plan Change

Figure 6 | TRMP Zone Map 130 with site shown

The land to the south-west of the site is zoned Residential. The residential properties directly to the southwest of the site are separated from the site by Marchwood Grove, a private way. The land on the opposite
side of Champion Road is within Nelson City and is zoned Rural. Garin College is also designated for
educational purposes under the NRMP.
The Residential Zone in the TRMP covers much of the suburban living environment of Richmond, and
provides principally for low-medium density permanent living accommodation. The Residential Zone
also provides for, as Restricted Discretionary or Discretionary Activies, some non-residential
activities, including community facilities (i.e. health care, education or cultural activities) and home
based occupations.
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Figure 7 | TRMP Area Map 130

The building development controls for the Residential Zone seek to maintain a level of character and
amenity consistent with that anticipated for the residential environment.
The Commercial Zone (being the zoning sought for the subject site) provides principally for businesses
supplying goods and services to the community. These are located so as to provide convenience to
customers, and achieve transport efficiencies, whilst containing activities which could have adverse
effects in residential areas. The Commercial Zone is essentially the ‘next level down’ from the Central
Business Zone. It has generally more open space and on-site parking, and a greater mix of business
activities. Typical uses include trade supply outlets and automotive services.
Since the TRMP was made operative in 20084 Richmond has experienced considerable residential
growth, particularly in the Champion Road, and Hill Street areas. The location of existing commercial
zones may not therefore be providing the service to the ever- expanding residential areas of Richmond
that was once anticipated. The location of the proposed Commercial Zone at the northern entrance to
the residential areas of Richmond may therefore be seen as meeting this need to service the local
community.

1.5

The Plan Change Request

This plan change is sought to enable the rezoning of Residential zoned land at Salisbury
Road/Champion Road to enable the efficient development of the site for a Countdown
supermarket; other small scale retail/commercial development; small community facility (such as a
medical centre or childcare facility); and associated car parking, access and landscaping.
The proposed plan change seeks to rezone the site to ‘Commercial’, and includes additional controls which
have the effect of creating a ‘site’ specific zoning providing for the efficient development of the site for a
supermarket.
To provide some certainty on the development outcome of the site (and thus the nature, scale and
4

Parts 1 and 2 made operative in 1 November 2008
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character of effects anticipated), this Plan Change Request includes a Structure Plan which provides
a framework, or building envelope, which must be observed for an application for resource consent.
The Structure Plan provides for:





Countdown supermarket having a gross leasable floor space of 3,200m2 (including a 200m2
ancillary office);
Smaller retail units having a gross leasable floor space of approximately 200m2;
Small community facility (such as a medical centre or childcare facility, limited to a total gross
leasable floor space of 600m2); and
Location of car parking areas, access points to the site, and landscaping and planting.

Additional controls are provided within the proposed plan change amendments to ensure
development of the site achieves a high level of amenity with minimal adverse effects on the
surrounding environment. These include controls which provide an even greater level of
protection for residential amenity than in the standard Commercial Zone controls. These include
lower building height limits, increased building setbacks for larger buildings, specific landscaping
requirements both within the Zone and along road and Residential Zone boundaries, urban design
and external appearance considerations, and restrictions on access to the Zone.

1.6

Reasons for Plan Change Request

As noted, there is significant future growth anticipated to occur in Richmond. The applicant,
Progressive Enterprises Limited, has also assessed that there will be a significant increase in the amount
of demand for supermarket supply in Richmond. Accordingly, the development of a supermarket on
this site will provide an opportunity to service the food and grocery needs of existing and future
residents from this location at the northern fringes of Richmond, an area that is not well served by
supermarkets at present.
There is a lack of existing and available commercially zoned land in the general locality, and of the
required size, to provide for such a development.
The subject site is appropriate for rezoning, particularly due to its strategic location, the relatively large
land holding, and its historical and current use for a mix of non-residential activities.
The choices available to a developer are to make application for resource consent as things stand, or
to request a rezoning so that a resource consent application can be assessed under an appropriate
zoning framework in recognition that the site is suitable for commercial use. These matters are
addressed in the Section 32 Evaluation Report in Appendix D.
Under the current residential zoning of the site, a resource consent application for the proposed
supermarket development would need to be assessed against the relevant provisions of the
Residential Zone. It is anticipated that such a development would not sit comfortably within the
anticipated environmental results for the zoning.
It is therefore considered that a private plan change, with appropriate amendments to the TRMP, is
the most appropriate method to provide for the proposed redevelopment of the site, and for the
on-going operation of a supermarket and associated activities at this location.
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1.7

Resource Consent Application

An application for resource consent has been prepared and will be lodged shortly after the
lodgement of this request for a plan change. An aerial photograph of the site, with a conceptual
layout of development on the site (a reduced version of the Landscape Structure Plan) is provided in
Figure 8 below. The final design and site layout will be subject to a separate application for resource
consent

Figure 8 | Conceptual Layout of the Site

A conceptual visual illustration of the supermarket is shown in Figure 9. The resource consent
application when lodged will include the site plan and elevations of a final design.

Figure 9 | Conceptual Illustration of Proposed Development on the Site
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The resource consent application will show a development of the site which is consistent with the
provisions of the new Commercial Zone for the site, outlined in this Plan Change Request.
To avoid any ambiguity, this Plan Change Request is not an application for resource consent. It is simply
a request to change the zoning of the subject site to establish the site is suitable for commercial
development in the form envisaged, and also to set the rules and policy framework against which a
separate application for resource consent for development for the site will be assessed.

2

Proposed Amendments

2.1

Overview

The proposal is to establish a site-specific Commercial Zone in this location at the corner of
Salisbury Road/Champion Road (i.e. the ‘Richmond North Commercial Zone’). This is considered
preferable to a standard Commercial Zone, as it will allow special consideration to given to matters
of residential amenity, design, landscaping and access at this particular location.
In this way, it is proposed that the Richmond North Commercial Zone will have similar rules to
those applying to the ‘Three Brothers Commercial Zone’, which was recently established on the
corner of Gladstone Road and Bateup Road at the southern end of Richmond. That is a ‘spot zone’
for development of a future New World supermarket in that location. The Three Brothers
Commercial Zone was established following a Private Plan Change Request (PC49) approved in a
decision released on 27th January 2014.
PC49 is for a new commercial zone of some 1.64 hectares, which provides the framework for a
4,000m2 supermarket to be established by a resource consent application and 400m2 of additional
retail space. Development is guided by a Structure Plan in the Planning Maps which sets the
parameters for development on the site, including location and bulk of buildings, location of access
points and car parking, and landscaping. Resource consent applications were lodged for
development of this site in July 2015.
In terms of the appropriate way to proceed with developing a supermarket at the opposite end of
Richmond, i.e. the subject site, it is relevant that the Council has recently adopted that site specific
Commercial Zone at the southern end of Richmond. That site has similar characteristics to the
subject site, i.e. on the outskirts of Richmond; directly adjacent to residential properties on two
sides; and located on an arterial traffic network. The Tasman District Council determined the
private plan change request was an appropriate method to provide certainty as to future
development of the site, whilst protecting the amenity of residential neighbours.
Progressive Enterprises wishes to establish a similar zone, with similar rules, for future
development of the site at Salisbury Road/Champion Road, in the same manner.
To achieve this, the amendments required to the Tasman Resource Management Plan are outlined below.
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2.2

Specific Amendments

For the changes sought to the TRMP, any text proposed to be added by this plan change is shown as bold
underlined and text to be deleted as bold text with strikethrough. Existing text to provide context to the
proposed changes is shown as normal text in italics.
Whilst the TRMP contains the District Plan, the Regional Coastal Plan and other Regional Plan provisions, the
proposed amendments relate solely to the District Plan.
By way of brief overview, the proposed changes to the TRMP seek to:


rezone the site from Residential to Commercial (including changes to the Planning Maps);



provide additional site specific zone controls (in addition to standard Commercial Zone controls);



limit the extent of permitted retail or commercial activity;



create a high degree of amenity on the site; and



maintain the character and amenity for the neighbouring residential properties.

The following changes are proposed to the TRMP to enable the proposed rezoning to proceed.

2.3

Amendments to Volume 1: Text

Amendment 1

Introduce new cross reference under 16.1.4.1(f)(ii) ‘Permitted Activities (Outdoor
Signs in Central Business, Commercial, Mixed Business, Tourist Services, and all
Industrial Zones) as follows:
Refer to Schedule 17.2B in respect of two permitted single free standing signs within the
Richmond North Commercial Zone.

Amendment 2

Introduce new Clause under 17.2.2.1 ‘Permitted Activities (Land Use - Central
Business and Commercial Zones) as follows:
Site Specific Activity: Richmond North Commercial Zone
(p) The land use is a retail, commercial or community activity within the Richmond
North Commercial Zone and complies with the permitted activity ‘Land Use’
Conditions A (i) to(iv) set out in Schedule 17.2B.

Amendment 3

Introduce new 17.2.4.1 Clause under ‘Building Construction or Alteration’ as
follows:
“Construction or alteration of a building in the Central Business, Commercial or
Tourist Services Zone, except any building either in the Three Brothers Corner
Commercial Zone or any building in the Richmond North Commercial Zone, is
a permitted activity that may be undertaken without a resource consent, if it
complies with the following conditions…

Amendment 4

Introduce new 17.2.4.1B Clause under ‘Building Construction or Alteration’ as
follows:
17.2.4.1B – Controlled Activities (Building Construction or Alteration’ – Site Specific
Progressive Enterprises PC Request - Richmond North Commercial Zone 12 January 2016 Page 13

Activity: Richmond North Commercial Zone)
Construction or alteration of a building within the Richmond North Commercial
Zone is a controlled activity if it complies with the controlled activity ‘Building
Construction or Alteration’ conditions B (1) to (15) as set out in Schedule 17.2B.
A resource consent is required and may include conditions on the following
matters over which the Council has reserved control:
1. The external design and appearance of buildings.
2. The landscaping treatment of the site, including any sculptural

elements and the undergrounding of the Tasman Power line along
Champion Road.
3. Vehicle access, the design of vehicle crossings, parking, and measures required

(if any) to ensure the safe and efficient movement of vehicles to and from the
site.
4. Pedestrian and cyclist circulation around, into and within the site.
5. The location of signage
6. Traffic effects on and improvements required to the transport network serving

the site, including the maintenance of an acceptable level of service of at least
Level D on all approaches to the intersection (in terms of the Level of Service
criteria for roundabout intersections in the Highway Capacity Manual) for the
Salisbury Road/Champion Road roundabout.
Note: For the purposes of this matter, considerations of vehicle access is not limited to
the definition of “access” set out in Chapter 2. Vehicle access also includes
consideration of vehicle crossings, including the area of road reserve immediately
adjacent to the access.

Amendment 5

Introduce new Clause under 17.2.4.2 ‘Restricted Discretionary Activities (Building
Construction or Alteration) as follows:
Construction or alteration of a building that does not comply with the permitted
conditions of rule 17.2.4.1 or the controlled conditions of rule 17.2.4.1A or rule
17.2.4.1B is a restricted discretionary activity, if it complies with the following
conditions:
(a) E x c e p t a s p r o v i d e d f o r u n d e r c o n d i t i o n s ( b )
a n d ( c ) the maximum height of a building is 10 metres, except that
for slimline, self-supporting masts and poles and attached
infrastructure, condition 16.6.2.1(j) applies;
(b) The maximum height of a building within the Three Brothers Corner
Commercial Zone is 10 metres, except that plant rooms, air
conditioning units, ventilation ducts, cooling towers, roof/sun lights or
similar features on any building may be up to 11.5m provided such
features do not occupy more than 5% of the plan area of the building
on which they are located;
(c) The maximum height of a building within the Richmond North
Progressive Enterprises PC Request - Richmond North Commercial Zone 12 January 2016 Page 14

Commercial Zone is 7.5 metres, except that plant rooms, air
conditioning units, ventilation ducts, cooling towers, roof/sun lights
or similar features on any building may be up to 9.0m provided such
features do not occupy more than 5% of the plan area of the building
on which they are located.
Amendment 6

Introduce new Matter of Discretion under 17.2.4.2 ‘Building Construction
or Alteration’ as follows:

Site Specific Activity - Richmond North Commercial Zone
17.2.4.2 A resource consent is required. Consent may be refused or conditions imposed,
only in respect of the following matters to which the Council has restricted its discretion
Site Specific Activity - Richmond North Commercial Zone
(45) The effect of the design and appearance of the building on the overall streetscape,
amenities and character of the surrounding environment, particularly from adjoining
residential properties and the intersection of Salisbury Road and Champion Road;
(46) The extent to which any adverse visual effects can be mitigated by building design
(architectural style, scale and design, bulk and length of walls, materials, colours),
landscaping, screening or through the proposed use of the setback area. This may include
the burial underground of the Tasman Power line along Champion Road in order to
achieve appropriate landscape treatment along this frontage.
(47) The effect of any reduced landscaping in terms of the scale and appearance of the
buildings in the Richmond North Commercial Zone, particularly from adjoining residential
properties and the intersection of Salisbury Road and Champion Road as well as along the
frontages of Salisbury and Champion Roads.
(48) Any compensating factors for reduced landscaping or screening, including the nature
of planting or materials used, the use of open space, the location of parking, manoeuvring
or storage areas, or through the use of land within the landscape strip.
(49) Vehicle access, the design of vehicle crossings, parking, and measures required (if any)
to ensure the safe and efficient movement of vehicles to and from the site. For the
purposes of this matter, consideration of vehicle access is not limited to the definition of
“access” set out in Chapter 2. Vehicle access also includes consideration of the design of
vehicle crossings, including the area of road reserve immediately adjacent to the access.
(50) Traffic effects on and improvements required to the transport network serving the
site, including the maintenance of an acceptable level of service of at least D on all
approaches to the intersection (in terms of the Level of Service criteria for roundabout
intersections in the Highway Capacity Manual) for the Salisbury Road/Champion Road
roundabout.
(51) Pedestrian and cyclist circulation around, into and within the site to ensure the safe
and efficient movement of passers-by and visitors to the site.
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Amendment 7

Introduce new ‘Principal Reasons for Rules’ under 17.2.20 as follows:
Building Setbacks…
In the Three Brothers Corner Commercial Zone and in the Richmond North Commercial
Zone an increased building setback is required for larger buildings (those having a
gross floor area greater than 500m2) to ensure that any larger buildings
established within these zones do not dominate the character and amenity of the
surrounding residential environment to the east and south (in the case of Three
Brothers Corner Commercial Zone) and to the south-east and south-west (in the
case of the Richmond North Commercial Zone). In addition, a greater building
setback is required from the intersection of Gladstone Road and Bateup Road (Three
Brothers Corner Commercial Zone), and Salisbury Road and Champion Road
(Richmond North Commercial Zone), to ensure the opportunity to attain a high level
of amenity at this these entrances to Richmond. A building setback from the road
reserves of Gladstone Road and Bateup Road, and from Salisbury Road and
Champion Road, is required to provide for landscaping of this setback area to
mitigate any adverse visual effects of buildings along these frontages.

Building Heights…
A specific exemption provides for certain features located on the roofs of buildings
within the Three Brothers Corner Commercial Zone and the Richmond North
Commercial Zone to exceed the maximum permitted building height. This
exemption is limited to those features which do not exceed the maximum
permitted height by more than 1.5m and they do not occupy more than 5% of the
plan area of a building. This exemption recognises the relatively small size of these
features and, when combined with the specific controls on building setbacks and
landscaping within the Three Brothers Corner Commercial Zone and the Richmond
North Commercial Zone, will provide an appropriate level of amenity for the
surrounding environment.
Landscaping and Visual Amenity…
The Three Brothers Corner Commercial Zone is located at a relatively high profile
intersection at the corner of Gladstone Road and Bateup Road, Richmond. The
Richmond North Commercial Zone is also located at a high profile intersection, at the
northern approaches to Richmond, at the corner of Salisbury Road and Champion
Road. Further, the Three Brothers Corner Commercial Zone adjoins a Residential
Zone along its southern and eastern boundaries, and the Richmond North
Commercial Zone adjoins a Residential Zone along its south-western and southeastern boundaries. Recognising this these locations, specific landscaping
treatment (prescribed minimum depths and tree planting at specified intervals) is
required along road frontages and boundaries with the Residential Zone, with a
minimum percentage of the Zone to be set aside for landscaping. These specific
landscaping controls will ensure a high standard of amenity is achieved, and will
assist in reducing the dominance of buildings and hard stand areas established
within the Zone.
Progressive Enterprises PC Request - Richmond North Commercial Zone 12 January 2016 Page 16

Activities and Effects…
The Three Brothers Corner Commercial Zone is a ‘site specific’ Zone, located at the
intersection of Gladstone Road and Bateup Road occupying an area of
approximately 1.7ha. The Zone provides principally for a supermarket, along with
other compatible smaller scale retail and or commercial activities to establish
within the Zone.
The Richmond North Commercial Zone is also a ‘site specific’ Zone, located at the
intersection of Salisbury Road and Champion Road occupying an area of
approximately 1.3ha. The Zone provides principally for a supermarket, along
with other compatible smaller scale retail and or commercial activities, and a
small scale community facility.
The rules for both of these site specific zones reflect the location and the activities
anticipated to establish in the Zones, and as such provide for a certain scale of
retail and commercial activity in conjunction with specific controls on access,
landscaping, and building setbacks, all of which distinguish these zones from
other Commercial Zones.
Amendment 8

Introduce a new Schedule 17.2B ‘Activities within the Richmond North
Commercial Zone’ as follows:
Schedule 17.2B: Richmond North Commercial Zone
Refer to 17.2.2.1(p), 17.2.4.1B and Zone Planning Maps 23, 57 and 130
Permitted Activity Conditions
A. Land Use
Any land use within the Richmond North Commercial Zone is a permitted activity if it is
a retail, commercial or community activity that complies with the following conditions:
General
(1)

Any activity complies with the applicable permitted activity conditions
relating to ‘particular activities’, ‘hours of operation’, ‘storage area’, ‘air
emissions – dust and odour’, ‘glare’ and ‘stormwater’ as contained in
17.2.2.1. Any activity is otherwise exempt from complying with the
applicable permitted activity conditions relating to ‘amenity plantings’
and ‘noise’ as contained in 17.2.2.1, as specific requirements are imposed
within this schedule relating to those matters.

Specific Activity Controls
(2)

Any activity only consists of
(a)

a supermarket, provided:
(i) it does not exceed 3,200 square metres gross leasable floor area, and
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(ii) it is located within Indicative Development Area “A” shown on the
Structure Plan in the Planning Maps.
(b)

any other retail or commercial activity provided:
(i) the total gross leasable floor area of all tenancies does not exceed 200
square metres; and
(ii) it is located within Indicative Development Area “B” shown on the
Structure Plan in the Planning Maps.

(c)

one or more community activities provided:
(i) the total gross leasable floor area of all tenancies does not exceed 600
square metres; and
(ii) they are located within Indicative Development Area “C” shown on the
Structure Plan in the Planning Maps.

Noise
(3) Noise generated by any activity within the Richmond North Commercial
Zone, measured:
(a) at or within the boundary of a site within a Residential Zone;

or
(b) at or within the notional boundary of any dwelling in a Rural,

Rural Residential or Papakainga Zone, does not exceed:

Noise must be measured and assessed in accordance with the provisions of
NZS6801:2008 Acoustics Measurement of Sound and NZS 6802:2008 Acoustics –
Environmental Noise
(4) In the Richmond North Commercial Zone, there must be at all times a current
Noise Management Plan. The Noise Management Plan must specify the following:
(a) Noise Management Plan objectives.
(b) Mitigation and management measures to be adopted to ensure compliance
with the noise limits set out in (3).
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(c) Noise modelling; noise monitoring; auditing and reporting procedures.
(d) Noise complaint handling procedures and community liaison.
(e) Procedures for amendments and review.
The current Noise Management Plan must be certified by the relevant Store Manager
and must be available at the Tasman District Council offices for inspection by the public
at any time.

Controlled Activity Conditions
B. Building Construction or Alteration
The construction of a building within the Richmond North
Commercial Zone is a controlled activity if it complies with the
following conditions:
General
(1) Any construction or alteration of a building complies with the
applicable permitted activity conditions relating to ‘building
coverage’, ‘building envelope’, ‘wastewater disposal’, and
‘stormwater’ as contained in 17.2.4.1. Any construction or
alteration of a building is exempt from complying with the
applicable permitted activity conditions relating to ‘height’ and
‘setbacks’, as contained in 17.2.4.1, as specific requirements are
imposed within this schedule relating to those matters.
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Height
(2) The maximum height of a building is 7.5 metres, except that plant
rooms, air conditioning units, ventilation ducts, cooling towers,
roof/sun lights or similar architectural features on any building
may exceed 7.5m provided such features do not exceed 9.0m and
do not occupy more than 5% of the plan area of the building.
Landscaping
(3) The minimum percentage of the Richmond North Commercial
Zone to be set aside as a landscaped area shall be 12%.
(4) A landscaping strip with a minimum average width of 3.0 metres
and a minimum width of 2.0 metres shall be provided along all
road boundaries, except at access (vehicle or pedestrian) points,
and in the pedestrian areas adjoining the building on the
Champion Road frontage which are to be appropriately formed
with hard landscaping such as paving and which shall contain a
minimum of 4 street trees and street furniture.
(5) A landscaping strip with a minimum average width of 1.5 metres
is provided along all boundaries of sites adjoining a Residential
Zone, except for the boundary with the adjacent site to the south-east
where a landscaping strip with minimum width of 1.5 metres is
provided, and where pedestrian walkways are provided and these
walkways form part of an integrated pedestrian network through
the Richmond North Commercial Zone where no landscaping strip
is required.
(6) Where the Richmond North Commercial Zone adjoins a
Residential Zone, provision is made for landscaping, fence(s),
acoustic wall(s) or a combination to at least 2.5 metres in height
along the length of the zone boundary.
Trees
(7) Road frontages shall be planted with a minimum of one tree, plus
one additional tree for every 10 metres of road frontage (e.g. 10
metres frontage - 2 trees, 20 metres frontage - 3 trees, etc.). Any
trees required shall be planted along the road frontage and in front
of any buildings on the site. Trees shall be planted no more than 15
metres apart, or closer than 4 metres apart and shall be at least 2.5
metres in height.
(8) Within the landscape strip required by (B)(5) above, trees shall be
planted at a rate of:
One tree every 10 metres, or one tree for every 1.5 metres where
hedged and maintained, at a height of between 2.2 and 2.5
metres, with trees to be selected from the following list or such
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other species as may be approved by the Council:
Botanical Name

Common Name

Habit

Marchwood Grove Boundary & southern boundary
Alectryon excelsus

Titoki

Evergreen

Cordyline australus

Cabbage tree

Evergreen

Corokia sp

Corokia

Evergreen

Griselinea littoralis

Griselinea

Evergreen

Kunzia ericoides

Kanuka

Evergreen

Phormium cookianum (dwarf)

Mountain flax

Evergreen

Pittosporum ‘Stephens Island’

NZ Pittosporum

Evergreen

Plagianthus regius

Ribbonwood

Evergreen

Sophora macrophylla

Kowhai

Evergreen

Pseudopanax ‘Cyril Watson’

Pseudopanax

Evergreen

Fraxinus purple spire

Ash

Deciduous

Melia azedarach

Melia

Deciduous

Quercus palustris

Pin Oak

Deciduous

Astelia ‘westland’

Astelia

Evergreen

Chionochloa flavicans

Dwarf toe toe

Evergreen

Coprosma virescens

Coprosma

Semi deciduous

Dianella nigra

Dianella

Evergreen

Hebe ‘black panther’

Hebe

Evergreen

Libertia sp

NZ iris

Evergreen

Lomandra ‘little pal’

Lomandra

Evergreen

Muehlenbeckia astonii

Muelenbeckia

Evergreen

Phormium cookianum (dwarf)

Mountain flax

Evergreen

Acaena inermis ‘Purpurea’

New Zealand Burr

Evergreen

Coprosma acerosa taiko ‘red
rocks’

Coprosma

Evergreen

Muehlenbeckia axillaris

Muehlenbeckia

Evergreen

Street Trees

Grasses

Ground Cover
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(9) One tree shall be planted for every 5 parking spaces required on
the site. Trees shall be planted within or adjacent to the
carparking area. The car park area shall contain at least 14 trees
with at least 4 of these planted in tree cells.
(10) Plantings shall be designed to meet the following requirements:
a) The minimum planting size of a landscape tree is 1.8m tall at the time of
planting and 50mm stem diameter at chest height to minimise vandalism.
Staking may be required.
b) Watering during the first two summers if required as necessary to
maintain tree health
c) Replace any that die or are damaged
Acoustic Wall
(11) An acoustic wall of between 2.5 and 3 m in height shall be
provided along the entire length of the south western site
boundary and the south eastern site boundary. The footings are
to be placed in the best positions to best provide suitable
growing conditions for planted landscape screening along those
boundaries.
Building Setbacks
(12) Any building is setback:
a.

At least 10 metres from boundaries in an adjoining Residential
Zone;

b.

At least 75 metres from the road reserve of Salisbury Road;

c.

At least 5 metres from the road reserve boundary of
Champion Road.

Access and Vehicle Crossings
(13) Access and vehicle crossings must comply with the applicable
permitted activity conditions in 16.2 (Transport (Access, Parking
and Traffic)), except that;
a. vehicular access from the Richmond North Commercial Zone is

to be limited to a single left in-left out access point/vehicle
crossing to Salisbury Road and no more than two access
points/vehicle crossings to Champion Road , the most southern
of which is for servicing vehicles egress only.
Note: Within the Richmond North Commercial Zone, a vehicle access point that
includes a physical island that separates inbound and outbound
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movements for the purpose of restricting some turning movements
and/or providing a waiting place for pedestrians crossing the access point
shall be treated as a single vehicle access/crossing point.
Signage
(14) Any signage must comply with the applicable permitted activity
conditions relating to outdoor signage and advertising as
contained in 16.1 (Outdoor Signs and Advertising), except that;
a. two free standing signs each with a maximum height of 9.0
metres and a maximum sign area each of 29.7 square metres (on
each side where double sided) may be established along the
Salisbury Road and Champion Road frontages.

Structure Plan
(15)

Any development within the Richmond North Commercial Zone
shall be in general accordance with the Structure Plan identified as
Figure 1 in Schedule 17.2B.

Amendment 9

Introduce Figure 1 (Richmond North Commercial Zone: Structure Plan) into
Schedule 17.2B.

Amendment 10

Introduce new Clause 16.2 Transport (access, parking and traffic) as follows:

16.2.2.1 “(e) Where a site has frontage to more than one road, site access is obtained
from the road ranked lower in the road hierarchy with the exception of sites fronting
Lower Queen Street Retail Frontage in the Mixed Business Zone. (Refer to Schedules 17.2
A and 17.2 B in respect of provisions relating to access points within the Three Brothers
Corner Commercial Zone and the Richmond North Commercial Zone”.
Amendment 11

Introduce new Clause 16.2.2.1(g) as follows:
16.2.2.1 “(q) In Residential, Central Business, Commercial...........zones, where a site has
two or more vehicle crossings and any one or more of the vehicle crossings lies within 80
metres of an intersection........, the crossing closest to the intersection is used as an exit
only. (Refer to Schedule 17.2A and 17.2B in respect of provisions relating to access points
within the Three Brothers Corner Commercial Zone and the Richmond North Commercial
Zone.”

Amendment 12

Introduce new rule 17.1.2.1(p)
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(p) The land use occurs on CT Volume 5C Folio 1208 [insert new Certificate of
Title reference for Day’s site when available) (corner of Salisbury Road and
Champion Road, Richmond) and complies with the permitted activity conditions
set out in Schedule 17.1E.

Amendment 13

2.4

Any consequential renumbering and cross referencing of provisions to give effect
to the changes sought above.

Amendments to Volume 2: Planning Maps

Amendment 14

Amend Zone Map 23 Richmond Overview as follows:
-

Amendment 15

Amend Zone Map 57 ‘Richmond Overview’ as follows:
-

Amendment 16

rezone site from Residential to Commercial

Amend ‘Area’ Map 130 Richmond North East as follows:


Amendment 17

rezone site from Residential to Commercial

remove ‘T878 and T879’ from the site.

Amend ‘Zone’ Map 130 Richmond North East as follows:


remove ‘Site subject to 17.1.2.1(p)’ from the site the subject of the Plan Change
(leaving the ‘Day’s Site’ as subject to 17.1.2.1(p));



rezone site from Residential to Commercial;
include ‘notation’ identifying extent of Richmond North Commercial
Zone; and




include note identifying Richmond North Commercial Zone as ‘subject
to schedule 17.2B’

The proposed North Richmond Structure Plan and Amended Area and Zone Maps are attached at
Appendix B.

2.5

Explanation to Plan Change Amendments

As the TRMP has existing provisions for Commercial Zones, only minor changes are required to
establish a new Commercial Zone for this site.
The changes that are required reflect the need to acknowledge this new site-specific zone, and to
provide particular controls on development to ensure that the site displays a high level of amenity
consistent with its location, and that future development on the site does not impact on the role of
the Richmond Town Centre.
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Accordingly, the proposed plan change amendments impose particular landscape, building setback,
and noise and access requirements, all specifically tailored to the location. In addition, the proposed
amendments seek to impose a maximum scale of activity which can operate from the site, with this
principally providing for a supermarket, with lesser provision for smaller scale retail or commercial
activity (e.g. pharmacy, beauty salon, fashion store), and also for a community activity(s) to establish
and operate on the site.
In a similar way to recently approved Plan Change 49 (to establish a site specific Commercial
Zone at the Three Brothers Corner for a supermarket) the proposed plan change also includes a
Structure Plan to guide development on the site, along with imposing controlled activity status for
all building construction within the Zone. These measures, in conjunction with the other controls
proposed by the plan change request are considered to provide an appropriate degree of control on
the design, appearance and layout of future building development within the new zone.
It is considered that the proposed Commercial Zone at the Salisbury Road/Champion Road corner,
as implemented through existing Commercial Zone provisions, and as amended in this Plan Change
Request, will provide certainty to the community that the character and amenity of the surrounding
environment will be maintained. Accordingly, no amendments to the objectives and policies of the
TRMP are considered necessary.

3

Statutory Framework

The relevant provisions in the Resource Management Act 1991 for plan change requests and how they are
assessed are summarised below.

3.1

Framework for Plan Change Requests

Section 73(2) of the RMA provides that:
Any person may request a territorial authority to change a District Plan, and the Plan may be
changed in the manner set out in the First Schedule.
Under Clause 22 of the First Schedule, a plan change request must:





Explain the purpose and reasons for the request;
Assess environmental effects, taking into account the provisions of the Fourth Schedule of
the RMA, in such detail as corresponds with the scale and significance of actual or potential
environmental effects anticipated from implementation of the requested plan change; and
Contain an evaluation under Section 32 of the RMA for any objectives, policies, rules or
other methods proposed.

The purpose and reasons for this request have been outlined in Chapter 1 of this document. These
are further supported by the accompanying Assessment of Effects (Chapter 4) and supporting expert
assessment reports, and in the Section 32 Evaluation Report (in Appendix D).
Regard must also be given to the matters set out in sections 74 and 75 of the RMA in relation to
decision making by territorial authorities. The matters relevant to the present proposal are as
follows:
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Section 74 - Matters to be considered by territorial authority
(1)

A territorial authority shall prepare and change its district plan in accordance with
its functions under section 31, the provisions of Part 2, a direction given under
section 25A(2), its duty under section 32, and any regulations.

(2)

In addition to the requirements of section 75(3) and (4), when preparing or changing
a district plan, a territorial authority shall have regard to—
(a)

(b)

Any—
(i)

Proposed regional policy statement; or

(ii)

Proposed regional plan of its region in regard to any matter of
regional significance or for which the regional council has
primary responsibility under Part 4; and

Any—
(i)

Management plans and strategies prepared under other Acts; and

…
(iia)

Relevant entry in the Historic Places Register; …

…
(c)

(2A)

A territorial authority, when preparing or changing a district plan, must—
(a)

(3)

The extent to which the district plan needs to be consistent with the plans
or proposed plans of adjacent territorial authorities.

take into account any relevant planning document recognised by an iwi
authority and lodged with the territorial authority, to the extent that its
content has a bearing on resource management issues of the district

In preparing or changing district plan, a territorial authority must not have regard
to trade competition or the effects of trade competition.

Section 75 - Contents of district plans
(3)

A district plan must give effect to—
…
(c)

(4)

any regional policy statement.

A district plan must not be inconsistent with—
…
(b)

(5)

a regional plan for any matter specified in section 30(1).

A district plan may incorporate material by reference under Part 3 of Schedule 1.

The relevant regional planning documents are the Tasman Regional Policy Statement, the Tasman
Regional Land Transport Strategy and the relevant provisions of the TRMP.
There are no relevant management plans or strategies and there are no entries in the Historic Places
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Register which are impacted on by the current proposal.

3.2

Section 31, RMA

The relevant clauses from Section 31 of the RMA are as follows:
“(1)

Every territorial authority shall have the following functions for the purpose of
giving effect to this Act in its district:
(a)

The establishment, implementation, and review of objectives, policies, and
methods to achieve integrated management of the effects of the use,
development, or protection of land and associated natural and physical
resources of the district:

(b)

the control of any actual or potential effects of the use, development,
or protection of land, including for the purpose of…”

In preparing the TRMP the Tasman District Council has given effect to these functions. The proposed
plan change essentially adopts an existing zone (i.e. Commercial Zone), and makes no changes to the
objectives and policies of the TRMP, or intentions for that zone. It is consistent with the above
functions of the Council.
The only changes to the existing provisions are in the form of additional site specific and location
specific controls designed to achieve the integrated management of the effects of activities on the
subject site.

3.3

Section 32, RMA

Section 32 of the RMA (as recently amended in the RMA Amendment Act 2013) sets out how the
evaluation of any proposed objective, policy, rule or other method is to be carried out. The relevant
parts of Section 32 to this proposed plan change are as follows:
Section 32(1)
This requires an evaluation report to be prepared which must:
(a) examine the extent to which the objectives of the proposal being evaluated are the most appropriate
way to achieve the purpose of this Act; and
(b) examine whether the provisions in the proposal are the most appropriate way to achieve the
objectives by—
(i) identifying other reasonably practicable options for achieving the objectives; and
(ii) assessing the efficiency and effectiveness of the provisions in achieving the objectives; and
(iii) summarising the reasons for deciding on the provisions; and
(c) contain a level of detail that corresponds to the scale and significance of the environmental,
economic, social, and cultural effects that are anticipated from the implementation of the proposal.
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Section 32(2)
This requires that the assessment must:
(a) identify and assess the benefits and costs of the environmental, economic, social, and cultural effects
that are anticipated from the implementation of the provisions, including the opportunities for—
(i) economic growth that are anticipated to be provided or reduced; and
(ii) employment that are anticipated to be provided or reduced; and
(b) if practicable, quantify the benefits and costs referred to in paragraph (a); and
(c) assess the risk of acting or not acting if there is uncertain or insufficient information about the
subject matter of the provisions.
The benefits and costs (Section 32(2)(a) and (b)), and any potential risks from not acting or arising from
uncertain or insufficient information (Section 32(4)(b)) are also relevant.
These matters are addressed in Appendix D.
By way of summary, the evaluation under Section 32 of the RMA concludes as follows:
“The rezoning of this site to a special purpose Commercial Zone, as proposed, will enable
an efficient development of the site, and it will give effect to the key objectives in the
TRMP relating to Site Amenity effects, Urban Environment effects and Land Transport
effects. It will enable the provisions of essential food and grocery items, associated retail
goods and community services in a strategically located site near an area of urban and
residential growth, in such a way as to maintain residential amenity for adjacent
properties to the south, and in such a manner as to not affect the vitality of the Richmond
Town centre.
The overall conclusion is that the Plan Change Request is the most appropriate means of
achieving the purpose of the RMA and the objectives of the TRMP”.

3.4

Part 2, RMA

Part 2 of the RMA includes the purpose of the Act, which is to promote the sustainable
management of natural and physical resources. Sustainable management is defined in section 5(2)
as:
…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;

(c)

Avoiding, remedying, or mitigating any adverse effects of activities on
the environment.
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Sections 6 through 8 of the RMA provide further guidance as to what sustainable management is
about.
Section 6 contains seven matters that a territorial authority must recognise and provide for as
“Matters of National Importance”. None of these matters are affected by the present proposal.
Section 7 outlines a number of "Other Matters" to which a territorial authority shall have particular
regard to. Of these, the following are considered to be of relevance to this plan change:




The efficient use and development of natural and physical resources (7(b));
The maintenance and enhancement of amenity values (7(c));
The maintenance and enhancement of the quality of the environment (7(f)).

Section 8 requires that a territorial authority shall take into account the principles of the Treaty of
Waitangi (Te Tiriti o Waitangi) when exercising its functions under the RMA. The proposed plan
change does not raise any issues concerning the principles of the Treaty of Waitangi.
The following definitions (contained within Section 2 of the RMA) are of assistance in understanding
Sections 5 and 7:
“Natural and physical resources” includes land, water, soil, minerals and energy, all forms of
plants and animals (whether native to New Zealand or introduced), and all structures.
“Environment” includes –
(a)

Ecosystems and their constituent parts, including people and communities; and

(b)

All natural and physical resources; and

(c)

Amenity values; and

(d)

The social, economic, aesthetic, and cultural conditions which affect the matters
stated in paragraphs (a) to (c) of this definition or which are affected by those
matters.

“Amenity Values” means those natural or physical qualities or characteristics of an area that
contribute to people’s appreciation of its pleasantness, aesthetic coherence, and cultural and
recreational attributes.
These matters are addressed in the following sections of this assessment. From the conclusions
reached in the following sections, it is considered that the proposal is consistent with Part 2 of the
RMA.

3.5

Relevant Regional Planning Documents

The following regional planning documents are considered the most relevant to the Plan Change
Request:


Tasman Regional Policy Statement (TRPS);



Tasman Regional Land Transport Strategy (RLTS); and



Tasman Resource Management Plan.

Chapter 5 of this report provides an assessment of the Plan Change Request in the context of giving
effect to, and being consistent with these documents, as required by sections 74 and 75 of the RMA.
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The subject site contains no archaeological, historical or cultural features that would then
necessitate matters under any Iwi Resource Management Plan or the Historic Places Act to be
assessed. There are no other relevant statutory planning documents or instruments to be
considered.

4

Assessment of Environmental Effects

This assessment of environmental effects (AEE) has been prepared in accordance with Clause 22(2) of
the First Schedule to the RMA.
This essentially requires that the plan change request shall describe the effects in such detail as
corresponds with the scale and significance of actual and potential effects anticipated from
implementation of the plan change.
The following section presents an overview of the findings of the various technical reports and
environmental assessments that have been commissioned by the applicant. The respective reports
attached should be referred to for greater detail and analysis.

4.1

Existing Environment and Zoning

It is important to understand the nature of existing environment, including the adjacent activities, in
order to be able to assess the potential effects of the proposal upon the environment.
In this regard the description of the existing environment provided in Section 1.3 is relevant. To
summarise, this is an area of mixed development at the northern extremity of Richmond, where it
adjoins Nelson City.
The site is zoned Residential, but is used mainly for commercial activity. There is a commercial node
of activity on the Champion Road/Salisbury Street western end. Established residential areas lie to
the south and east, with educational and recreational activities to the north. The locality is also
influenced by arterial roading network, with the ‘three intersections’ located all within 250 metres
of the site.
The zoning pattern in the area (as described in Section 1.4 above) largely reflects the mixed land
uses. To summarise, the site is in the Residential Zone but is scheduled (i.e. Schedule 17.1.E) which
reflects its current use as a funeral directors operation, established following the grant of resource
consent in 1999. The adjacent land to the south (i.e. Marchwood Grove area) and the east along
Champion Road is an established residential area. The group of shops and other commercial activity
is zoned Tourist Services and Open Space, under the TRMP and Industrial in the NRMP. The land to the
south and west is zoned Residential. The land on the opposite side of Champion Road is zoned
Residential within Nelson City, but is likely to remain in recreational and educational use.
Future development, in accordance with that zoning, can be anticipated in this area. The recent
resource consent for a retail development on the site at 149 Salisbury Road in the Tourist Services
Zone is an illustration of this. Most new development is expected to be residential growth in the
Champion Road/Hill Street areas to the east of the site.
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It is anticipated that the previous owners of the site will seek to relocate their funeral directors
business onto Lot 2 following the subdivision of the site, noting that Lot 2 is also subject to Schedule
17.1E for the funeral director’s activity. This would result in a non-residential activity on the eastern
side. The site can then be seen in the context of mixed development and zoning, with established
residential area adjoining on one side only, that being Marchwood Grove to the south.
In summary, whilst the site is currently zoned for residential development, its ability to be developed
for residential activity and to achieve an appropriate level of residential amenity is therefore affected
by its location, and the existing land use context and anticipated development in the area.

4.2

Positive Effects

There are a number of positive effects of the proposed rezoning which are relevant to a consideration
of actual and potential effects.
The site is currently in commercial use, and for the reasons in Section 4.1 above it has significant limitations
for residential development to achieve a high quality residential amenity and environment. It would be
attractive for a range of commercial and non-residential activity.
The proposed plan change will rezone the site to Commercial, but in the form of a site- specific zone, with
additional controls over and above the standard Commercial controls. These will limit the scale and
range of activities that can operate from the zone, along with requiring additional building height
limits, setbacks, landscaping, tree planting and the imposition of access restrictions. These provisions
will provide certainty regarding the outcome for the site, and a reasonable level of residential amenity
will be maintained for residential neighbours.
The development of the site in terms of the Structure Plan and site-specific rules, and in terms of
principles established in the Urban Design, and Landscape Assessments, will provide an opportunity to
develop an attractive ‘gateway’ to Richmond, at this northern edge of the town. Such measures will
include planting and landscaping along road boundaries and a landscape feature by the road frontage
near the intersection, set back of buildings, and appropriate design of the building.
The proposed rezoning will enable the site to be developed for a Countdown supermarket, with this
providing an important food and grocery service for the surrounding community. This is particularly
relevant, given the significant growth anticipated to occur in the surrounding area and the expected
demand for such services.
Further, the establishment of a supermarket on the subject site will increase local grocery
competition with subsequent benefits to consumers, as well as stimulating the local economy
through the creation of jobs during construction and operation of the supermarket.

4.3

Urban Design, Character and Visual Amenity Effects

Specialist reports on landscape and urban design have been prepared by Canopy (Landscape
Assessment Report in Appendix E) and by Richard Knott Limited (Urban Design Site Assessment in
Appendix F). These specialists worked collaboratively to provide comprehensive assessments of
landscape character and urban design aspects of the proposal.
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Key aspects from these reports are summarised and referred to below.
The site currently has a mixed use (light commercial) activity as described, and this is reflected in
the site being Scheduled in the TRMP for its current non-residential use (i.e. Schedule 17.1E). It has
been described in Canopy’s Landscape Assessment report as follows:

“ The site is located at a transition between these different development characters next to a
busy intersection, which is fed by a busier intersection (with Wakatu Drive) to the north. The
combination of the mixture of open landscape and institutional buildings and suburban
character, as well as a commercial node results in an un-cohesive landscape character of
moderate amenity”. (paragraph 19)

Canopy’s report considers the proposed development of this site is appropriate in its location
opposite a small commercial area and tourist site (to the north-east); and in the vicinity to a school
and park. The supermarket site adds a commercial activity on the corner of a busy roundabout
that already has a tourist zone and commercial activity on two existing street frontages.
It is acknowledged however, that re-development of the site as intended by the proposed plan
change will result in an intensification of commercial use on the site. The extent of car park/hard
surface and the scale of commercial buildings will increase with the buildings being co-located on
the site at the eastern end of the area to be re-zoned.
The re-zoning and subsequent land use will lead to potential adverse effects of varying degrees on
amenity along Marchwood Grove and potentially residential houses located to the south and east.
It is considered the change in landscape character will not be as noticeable along Salisbury Road
where a landscape strip will be maintained with trees planted at even spacing along the road
frontage. The Saxton Field/Champion Road will have a high magnitude of change in terms of
amenity and landscape character with a change of intensity of built form most noticeable from this
viewing area. This change mostly affects road users, sports field users and people working at or
pupils at Garin College.
As mitigation for these potential changes, the Canopy report notes the following:


For Marchwood Grove, ensuring that there is no long term loss of amenity along the site
boundary;



Ensuring the commercial and community buildings adjacent to Champion Road have associated
landscape treatment of high amenity and functions successfully in this active pedestrian area;



Providing trees within the car park space to contribute to the site amenity and ensure that hard
surfaces do not dominate; and
Building on site amenity to contribute positively to a sense of place and the
entrance location of the site into Richmond.



Canopy’s advice to the design team was that, and in order to ensure the maintenance and
enhancement of key landscape qualities for the site and surrounding environment, the proposed plan
change should incorporate both the existing building setback and landscaping rules for the Commercial
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Zone, as well as some additional and expanded controls for this site.
In this regard, the proposed plan change amendments include:


Increased building setback from residential properties for larger buildings;



Increased building setback from the Salisbury Road/Champion Road intersection;



Additional landscaping, with a minimum percentage of the Zone to be landscaped;



Corner treatment of the site to provide a landscape feature (details to be provided in a resource
consent application);



Car park landscaping requirements;



Road boundary landscaping requirements (minimum width and tree planting);



Residential boundary landscaping requirements (minimum width, tree planting
and screening (fencing, wall or landscaping) requirements); and



Urban design controls for all building construction or alteration in the Zone
matters (resource consents required as a Controlled Activity).

In addition to these measures, the proposed plan change incorporates a Structure Plan, and has a
maximum restriction on the total extent of retail or commercial activities operating on the site, with
this effectively imposing a defined site layout and a maximum extent of development within the
Zone.

Overall, the Landscape Assessment concludes:
“The proposed plan change enables a form of development on the site that will not detract
from the character of the wider landscape. While the magnitude of change proposed on site
is high in terms of the increase in commercial buildings and activity, the actual change will
not be perceived unless in the immediate vicinity. The significance of that change is no more
than minor from all viewpoints due to the mitigation proposed along the boundaries. The
resulting character will result in a more formalized aesthetic of high amenity at the entrance
to Richmond”. (Paragraph 69)
Richard Knott’s Urban Design Assessment makes the following key points:


The site is a gateway to Richmond from the east - the report supports the setting back of the
building from the Salisbury Street frontage to support the overall character of the area, and to
mark the gateway with a formalised landscape response that marks the move from rural to
urban;



It is appropriate to bring an appropriately scaled section of the building towards Champion Road
to create a building frontage to that street, to provide good overlooking of the street which is
well used by children from Garin College;



The site provides good opportunities fora development to take advantage of the northerly aspect
and with building frontages facing towards Salisbury Road and Champion Road, allowing good
solar access to buildings and spaces, and allowing entrances to be shielded from the prevailing
wind; and
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the site has excellent vehicular, cycle and pedestrian linkages, and is important for any
development to take advantage of the opportunities that these offer and to provide linkages to
them from the site.

In summary, the proposed plan change will facilitate the redevelopment of the subject site, with a
supermarket, smaller retail units, and a community activity replacing the existing commercial
activities on site. Taking into account the character and amenity of the immediate vicinity, and the
proposed plan change amendments, it is considered that future commercial development at the
site will have a high degree of amenity and good urban design, with no more than minor adverse
effects on the character and amenity of the surrounding environment.

4.4

Transport Effects

Due to the location of the site in the arterial road network, and the traffic generation of the
intended activities, transport effects of the proposed plan change are a key consideration.
The existing transport environment can be summarised as follows;


The site is located in a strategic location at the northern urban boundary of Richmond
where it adjoins the Nelson City boundary on the opposite (northern) side of Champion
Road.



Salisbury Road is an ‘Arterial Road’, Champion Road is a ‘Distributor Road’ and Marchwood
Grove, to the south-east of the site is an ‘Access Place’.



The site is within the vicinity of the “Three Roundabouts”.



The site has frontage to Salisbury Road and Champion Road, with access to the site provided
from both these roads.



The speed limit in the vicinity of the site is 50 km/ hr.



The annual average daily traffic (AADT) volumes for Salisbury Road are approximately
13,000 - 14,500 vehicles, and Champion Road approximately 5,000 - 7,000 vehicles.



Traffic volumes along Salisbury Road are relatively high for a two-lane road, but have not
increased significantly in the last 7 years.
The daily flows on Champion Road have increased substantially since 2007, attributed mainly to
recent residential subdivision, roll growth at Garin College and increased use of Saxton Fields.




The three roundabouts in this vicinity have been identified in transportation studies as having
insufficient capacity to accommodate growing traffic demands, irrespective of this re-zoning
proposal, with evening peak queueing being a particular problem.



The 3m wide shared footpath/cycleway across the Salisbury Road frontage is relatively busy with
school children before and after school hours.

Traffic Design Group has prepared a Transportation Assessment Report, which is attached at
Appendix G. That report considers the existing transport environment, describes the proposed
transport characteristics and planned development for the site in terms of an Access Structure Plan, and
appraises the transportation effects of the proposal. The transportation issues, and mitigation
required, from the Transportation report are summarised as follows;
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From a traffic engineering perspective, the site is strategically located at the intersection of an Arterial route
and a Distributor route, controlled by a roundabout. As a consequence, and with relatively high traffic
volumes, the inbound flows to the roundabout exceed the capacity of the roundabout at peak hours and
have done for more than five years.
There are several resulting issues and mitigations that have been identified, as follows:


the 3m wide shared path across the Salisbury Road frontage to the site is busy with school children
before and after school. For drivers exiting the site, approach sightlines will need to be kept
completely clear, and it is proposed that the path surface be delineated and treated differently
where it crosses the driveway to provide safe visual cues to both drivers, pedestrians and cyclists at
the interface;



at the Salisbury Road / Champion Road corner, the existing path narrows abruptly, and it is
proposed that the existing 3m path to the south be extended part way around the corner to provide
an improved level of service and facility for pedestrians and cyclists as part of their route across
Champion Road;



a new crossing facility and pedestrian island is proposed on Champion Road to facilitate safer and
more convenient crossing movements for pedestrians and cyclists, both for existing users as well as
new users of the developed site;



queues can routinely be expected during the various traffic peaks along each of the frontage roads,
including along Salisbury Road, where the northbound queue frequently extends beyond the site
driveway, particularly in the morning peak. A left-in / left-out arrangement for the Salisbury Road
driveway is proposed, with the alternative of using the Champion Road driveway also available;



the roundabout adjoining this corner has long been considered to be below capacity to
accommodate existing and future expected traffic flows, regardless of whether a supermarket were
to be developed, as proposed. Beyond the dual-laning of the southbound approach on Salisbury
Road to the Champion Road roundabout, widening of Champion Road is proposed in a manner that
achieves a right-turning lane for the site and two westbound lanes on the approach to the
roundabout. In its role having a Distributor function, this proposed widening of Champion Road will
also align well with the growing residential and school catchments, adding capacity for other future
users;



due to the higher traffic flows along Salisbury Road as compared with Champion Road, and the allturns access and egress to and from the site, it can be expected that a higher proportion of traffic
will use the Champion Road driveway. Accordingly, a two-lane exit at this driveway is proposed, to
separately accommodate left-turning traffic and right-turning traffic from the site; and



forming of the Salisbury Road driveway with a left-in / left-out configuration also requires
construction of a central median to support the right-turn restrictions. The existing bus stop on the
east side of the road will require a slight shift northwards. No physical widening of Salisbury Road
is necessary. (Section 9)

These various proposed improvements are shown in the draft development plan included in the
Transportation Assessment Report as Figure 8.
The ITA also includes specific provisions for access on site, referred to in an Access Structure Plan in Figure 5
of that report). The on-site provisions are summarised as follows:
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A total of three driveways to be provided, with the two main public access driveways set back
as far as practicable from the roundabout on each road frontage and providing for two-way
flow.



A separate driveway is provided for service vehicles, with entry only from Champion Road at
the eastern end of the site, and service vehicles will circulate in a clockwise direction around
the perimeter of the site, exiting along the southern edge of the car park via a shared exit
onto Salisbury Road from the car park.



Unloading will be into the storage area from under the canopy on the eastern side of a future
supermarket building.



Pedestrian access to a supermarket building would be at the south-western end of the
store, via a footpath extending to Champion Road along the western face of the store, and
another pedestrian access extending across the car park from the store entry to Salisbury
Road.

The overall conclusions from the Transportation Assessment Report are as follows:
“From a traffic engineering perspective, the Plan Change site is strategically very well located with
respect to its catchment and to local traffic. With the recent improvements to the road network
capacity between the Champion Road and Main Road Stoke roundabouts, a significant improvement
to the performance of the local road network has, as described, been achieved.
The site is of such a size as to readily be able to accommodate the scale and nature of the activity
proposed, with due respect to the needs for safe and convenient access and egress for all users, an
adequate supply of convenient cycle and car parking, very convenient access to public transport, and
all necessary service vehicle requirements for delivery of goods.
Detailed traffic modelling has been undertaken to assess the impact of additional traffic generated
by development of the proposed new Richmond North Commercial Zone, for the principal activity of a
supermarket in accordance with existing and proposed rules of the TRMP. This analysis has shown
that the additional traffic is able to be accommodated without more than minor effects on the
adjoining road network, even under peak traffic conditions, following implementation of appropriate
mitigation measures described.
With setbacks to provide an enhanced pedestrian and cycle environment at the site corner, and to
achieve widening of Champion Road, and with appropriate design of the proposed driveway
crossings, it is considered that all of the anticipated traffic effects can be appropriately mitigated. The
design details of the various traffic-related features of the site and associated mitigation measures
will be developed further through the resource consent application.” (Section 10)

4.5

Noise Effects

One aspect of the rezoning that may affect residential amenity and the health and wellbeing of
adjacent residents is the generation of noise from the increased activity expected on the site.
Marshall Day acoustics consultants have prepared an assessment of the potential noise levels
associated with the proposed rezoning and subsequent supermarket development on the site (refer
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to the Assessment of Noise Effects attached at Appendix H).
That report identifies and assesses sources of operational noise (these being from heavy
goods vehicles, loading dock activity, customer car park movements, and rooftop mechanical/refrigeration
plant), as well as noise generated during the construction phase.
Marshall Day carried out attended noise sampling and long term noise logging to determine
ambient (i.e. existing background) noise levels at the site. The principal source of noise is vehicle
movements along Salisbury Road.
The average daytime ambient noise level has been assessed at 54dB LAeq over the entire survey
period and 55 dB LAeq for weekends only. This is significantly higher than the weekend TRMP noise
limit in the Residential Zone (of 40 dB LAeq). Therefore, the noise limit is considered to be too
stringent for this location.
The Marshall Day report also reviewed the noise standards within Plan Change 49 (for Three
Brothers Corner) which is in a similar environmental setting and context to the subject site, and has
recommended the same noise limits for this proposed new Commercial Zone, as follows:

The report considers these limits will still offer a suitable degree of amenity protection to residents,
whilst allowing noise generating activities to occur, as would be expected in a suburban
environment.
The Marshall Day report has identified the location of the nearest residential receivers on Holdaway
Grove and Marchwood Grove (in section 6.2), and has made assumptions regarding vehicle types
and likely numbers of movements on and off the site (in section 6.3). It has taken account of
restrictions on goods deliveries which would occur Monday to Saturday between 7am and 9pm, and
on Sundays and public holidays deliveries would occur between 9am and 6pm. Customer vehicle
movements would occur during the normal operating hours of the supermarket (7am to 10pm) with
the ‘peak hour’ occurring during the evening (4pm – 6pm) on weekdays and at midday on Saturday.
In response to a Request for Further Information, Marshall Day has confirmed that if all vehicles
associated with goods deliveries and waste disposal would operate during the proposed daytime
operational noise limit hours only as advised by the applicants (namely Monday to Saturday 7am
and 10pm and on Sunday and public holidays 9am and 8pm) their assessment confirms that noise
from these activities can comply with the relevant period noise limits and any effects will be
acceptable.
The Assessment of Noise Effects report recommends the construction of an acoustic barrier along
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the south-western and south-eastern property boundaries as mitigation for the noise from goods
and other vehicles. This mitigation will achieve the noise limits assessed in the report.
The mechanical plant will be of a similar design to that used in other comparably sized retail
premises, and would be located on the roof above the ‘back of house’ area of the building. The
plant may be expected to operate at night, and will be subject to the stringent the night-time noise
limits. Mitigation to meet these levels can be achieved by a solid acoustic barrier constructed along
the south-western and south-eastern sides of the plant platform.
A detailed construction program will be prepared for future development on the site, and
incorporated into the Project Construction Management Plan. With appropriate management and
mitigation measures in place for specific construction activities, construction noise is predicted to
comply with the limits of NZS 6803:1999. A Construction Noise Management Plan is also
recommended, and this would contain provisions relating to communication with the adjacent
neighbours and timing of certain works to occur at less sensitive times of the day to further reduce
any noise impacts.
An Operational Noise Management Plan will be provided for the uses on the site (as provided for in
the proposed Schedule 17.2B), to ensure that measures are implemented by both delivery
contractors and the store itself that will secure the proposed level of amenity for the nearby
residents.
The cumulative noise level from supermarket activities has been predicted for the nearest receivers
and includes the mitigation recommendations discussed above. Operational noise is predicted to
comply with the recommended noise limits for the zone at all receiver locations with the
recommended mitigation measures implemented.
While the potential noise effects of the ancillary commercial and community floorspace ( which may
be developed subject to resource consent applications), have not been specifically assessed in the
report. That is because it is considered the noise from these other activities will not cumulatively
add to the noise received at the Marchwood Grove dwellings from supermarket activities due to the
screening provided by the supermarket itself and due to the significant distance between the play
area and dwellings. The same would apply to mechanical services plant from an ancillary
commercial development.
The overall vehicle trip generation used in the Marshall Day assessment includes trips generated by
the ancillary commercial/community developments. In Section 6.3 the noise report states an
assumption of up to 840 customer/courier vehicle movements in the peak hour. With reference to
the “Transportation Assessment Report” prepared by TDG, the peak hour vehicle movements for the
supermarket, and ancillary developments, was estimated to be 400 vehicle movements per hour.
The Marshall Day assessment is therefore considered conservative with respect to noise from
vehicles using the site.
Overall, the Assessment of Noise Effects report concludes that with the implementation of the
above mitigation and management measures, it is considered that the noise effects as a result of
the proposal can be adequately mitigated to acceptable levels.
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4.6

Economic / Retail Distribution Effects

When considering a proposal to re-zone residential land to commercial the economic and social
effects are relevant considerations. These effects are often referred to as ‘retail distributional effects’.
RMA case law has established that when considering a development or a plan change decision
makers are not to take account of economic effects such as the erosion of patronage or profit
margins, or even the enforced closure, of competing businesses (i.e. effects of trade competition)
If the effects of allowing a new business into the area would be to cause significant economic and
social effects to an existing centre as a whole – to the point where its amenity values are affected in
a significantly adverse way, then that is relevant in coming to an overall decision.
Based on this, adverse social or economic effects must be ‘significant’ before they could properly be
regarded as going beyond the effects ordinarily associated with trade competition, which cannot be
considered.
In recognition of this site’s location at the northern fringe of Richmond, Market Economics Limited
was engaged to undertake a Retail Impact Assessment (RIA) of the proposed rezoning and subsequent
supermarket development (attached at Appendix I).
The RIA identifies various supermarket and grocery ‘centres’ including eight supermarkets in the
Richmond, Stoke and Nelson area, with the two closest competitors being Fresh Choice Richmond and
the PAK’nSAVE Richmond . It has also taken account of the recently approved private plan change
request lodged by Foodstuffs which makes new zoning provision for a New World supermarket to
be constructed at Three Brothers Corner, on the south-eastern fringes of Richmond.
The analysis undertaken by Market Economics identifies the direct impacts that arise when a new
store opens and causes a redistribution of retail spending among existing stores, and a decrease in
sales at some existing stores. As noted above, impacts of this type are the effects of trade
competition, and cannot be considered under the RMA.
The RIA concludes that the maximum direct effects of both the proposed Countdown Richmond and
the Richmond South New World (i.e. to be developed under Plan Change 49) opening might be as
high as 32% on the two existing Richmond town centre supermarkets, 12% on each of the Stoke
supermarkets and less than 5% on other supermarkets (or around 0.5% more if the cumulative
effects of the consented dairy in the Coman development in the Tourist Services Zone are also
considered). If only the Richmond Countdown opens, the impacts would be much lower, at around
17% on Richmond town centre supermarkets and 6% on Stoke supermarkets.
The impacts of the 200m2 non-retail component of the development would have negligible direct
retail impacts on other Richmond retail (non-supermarket) stores, and any impacts would be limited
to trade competition impacts.
The RIA also concludes that the indirect impacts will be significantly less than the direct impacts, and
around 7-10% on the Richmond town centre and 9% on the Stoke town centre. That level of impacts
would fall a long way short of being considered significant, given that cases before the Environment
Court have held that indirect impacts of as high as 26-31% are not significant. Because the indirect
impacts will not be significant they are not able to be considered under the RMA, and because the
direct impacts are trade competition, or the effects of trade competition, they are also not able to
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be considered under the RMA.
The magnitude of any indirect effects is expected to be much below a level of significance due to:


the fact that the impacts will be predominantly spread across four supermarkets in Stoke and
Richmond;



the fact that no existing supermarkets or grocery stores are likely to close as a result of the proposed
Countdown Richmond;



the very small amount of other retail in the proposed Countdown development;



the role of the existing supermarkets alongside a range of other activities in Richmond (other retail
stores, offices, community services etc.);



the current ‘health’ of the Richmond town centre, with seemingly low vacancy rates and recent
developments of new retail supply including The Warehouse, K Mart and the current expansion of
the Pak’n Save supermarket;



the retail dominance of the Richmond town centre within the southern part of the study area. This
role as the preeminent retail destinations in the area insulates the Richmond town centre to some
extent from flow-on effects from the loss of a relatively small amount of supermarket sales.

The RIA also identifies economic, and other, benefits of the proposed rezoning and supermarket
development, as follows:
 Travel efficiency and accessibility - the provision of a new supermarket will enable

consumers to efficiently access supermarket goods and would be likely to result in a
decrease in total vehicle kilometres travelled in the Tasman District and the southern
parts of Nelson City.
• Consumer choice - The addition of a new supermarket brand into the Richmond market
will help to stimulate competition in the area. The provision of a new Countdown in
Richmond will provide easier access for them to an alternate brand of supermarket, and
will increase choice for consumers, and potentially lower prices for supermarket goods.
• Employment effects - There may be some decrease in employment at competing
supermarkets, a store of the size proposed would be expected to employ between 120
and 150 staff, which would be more than any potential employment decrease from
competing supermarkets, and would therefore represent a net increase in Tasman
employment.
 Short term construction effects - for about a one year period there will be additional

economic activity stimulated in Tasman District while the Countdown supermarket is
being constructed.
In summary, the Market Economics assessment is that they do not expect that the proposed
development would result in significant adverse effects on any centre that would go beyond trade
competition effects, and there would be no grounds for seeking to prevent the development
proposed in terms of the plan change due to indirect impacts on centres in the study area.
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4.7

Infrastructure Effects

Beca Ltd has prepared an Infrastructure Report (in Appendix J), which describes the existing stormwater,
wastewater, potable water and utility services infrastructure on site, and the proposed solutions for
providing these services to the development.
The key findings are summarised as follows:
Stormwater
 The existing stormwater for the site discharges via a 375 mm diameter outlet into Reservoir Creek
which runs along the west boundary of the site. It appears there is no existing stormwater treatment
provided on site prior to discharge.


The proposed development will increase the impervious area by 7760 m², resulting in an increase in
stormwater runoff peak flow rates and associated contaminant loading from the site.

 Tasman District Council (TDC) has indicated that stormwater treatment will be required. This could
be achieved by fitting submerged outlets on sumps, and using proprietary stormwater treatment
devices (such as a Hynds UpFlo). Treatment of roof runoff will not be required if the roof is colour
steel or an equivalent painted surface.


We consider attenuation of stormwater flows will be required because the site impervious area will
increase by 7,600 m² from the existing site and the capacity of the existing outfall to Reservoir
Stream will not be sufficient to service the new site. The required capacity of the detention system is
estimated to be 250 m³ for the full block of land. Of this, approximately 185 m³ would be provided
on the supermarket site and 65 m³ on the balance land if the flows were to be attenuated evenly.
Attenuation could be achieved using underground tanks or surface ponding if space allows. We have
assumed underground tanks might be required, and the final attenuation requirements will be
formalised as a matter of detailed design.



The proposed building floor level is 900 mm above the expected 1% AEP flood level.



TDC has advised that the development will be required to limit the temperature of the discharge into
Reservoir Creek. Further investigation would be required in design to address this. This may be
achieved by using narrow strips of rain gardens between parking rows to attenuate and treat
pavement runoff. This option would limit the movement of cars between parking rows and the effect
of this will need to be considered by Progressive if it is to proceed with this option.



TDC has suggested the possibility of upgrading part of the network in Salisbury Road as an
alternative to attenuation. This can be investigated during design.



A stormwater connection for the balance land will be required through the site with an easement.
Some treatment and attenuation of the balance site will be required.

Wastewater
 The site will drain by gravity to a 200 mm diameter public wastewater line that runs adjacent to the
site on Champion Road. There is an existing 150 mm gravity connection to the site that could be
reused.
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 Wastewater flows are anticipated to be 10 m³/day or 3.0 l/s at the peak. Flows from the balance
land are likely to be similar. TDC has indicated that capacity in the existing network is adequate.
Water Supply


The potable water demand for day to day operations for the site is expected to be around 10 m³/day
or 3.0 l/s peak flow, and is able to be fed from the public supply.

Other Services
In addition, Beca Ltd has previously reported to Progressive Enterprises Ltd on power, telecommunications
and gas services, and has advised that:

4.8



An 11kV power supply runs adjacent to the site on Champion Road. Network Tasman has
indicated there is adequate power available in this supply to service the proposed
development;



Chorus has a fibre telecommunications network running along Salisbury and Champion
Roads adjacent to the site and has advised that it can service the proposed development;
and



No reticulated gas supply is available in the area. Any gas demand from the proposed
development will need to be fed by a bottled supply.

Contaminated Soils

Beca has prepared a Land Investigation report - which contains details of construction management
and earthworks. This report is considered more pertinent to the resource consent application and
has limited relevance to the Plan Change Request.
However, the Land Investigation Report addresses potential soil contamination issues, which are of
relevance, as follows:


The information reviewed to complete the land contamination investigation indicates that the site has
been used as a grassed mini golf course in the 1970s, which is an activity on the Hazardous Activities
and Industries List (HAIL).



The results of the limited soil investigations carried out indicate levels of arsenic and chromium above
the adopted environmental criteria; however, no concentrations exceed the human health assessment
criteria.



No contamination was found, during the limited site testing, which indicates contamination is present at
the site at levels that would cause a risk to human health or restrict the development of a supermarket.
Consent is likely to be required under the NES for contaminated land to allow earthworks and if a future
subdivision is sought it is not anticipated that any active soil removal or remediation will be required.

The resource consent application will further address matters of soil contamination and the NES.
It is noted that the NES are binding regulations that in this case will replace the TRMP rules relating to
activities taking place on contaminated or potentially contaminated land. The NES contains a
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nationwide set of planning controls, a mandated method for determining applicable standards for
contaminants in soils, and a consistent approach to site investigations and reporting on contaminated
or potentially contaminated land.

4.9

Geotechnical

Beca has also carried out geotechnical investigations on the site and has produced a Geotechnical
Report (attached as Appendix K).
The report makes the following conclusions:


Based on the results of the geotechnical investigation and published geology, the site is categorised as a
‘deep’ site (Subsoil Class D). It is generally accepted (Johnston 2011) that the Holocene alluvial fan
deposits in the area are likely to exhibit “clay-like” behaviour and therefore are not susceptible to
liquefaction.



However, for completeness quantitative liquefaction assessments have been undertaken in accordance
with the methodology outlined by Idriss and Boulanger (2008), assuming that the Holocene gravel has
“sand-like” characteristics. These analyses indicate that in the event that liquefaction is triggered,
liquefaction settlements of less than 10 mm during an SLS event and in the range 50mm to 90 mm during
a ULS event can be expected, based on a design groundwater level of 2m bgl.



There are a range of shallow foundation options that can be considered for the proposed building. In
order of increasing robustness these include:
1.
2.
3.
4.

columns supported on individual pads and precast walls supported on strip footings
as above, with ground beams between the pads
a reinforced concrete raft foundation
as above, with a geogrid gravel raft beneath the concrete raft.



Subject to the details of the foundations a maximum static geotechncial ultimate bearing capacity of 300
kN/m2 is achievable for moderately sized foundation elements placed directly on the Holocene alluvial
gravel (designated Soil Unit #2 in Table 5) at 1.0m bgl to 2.5m bgl.



Based on the information gathered from the current geotechnical investigation and provided the
recommendations contained in this report are adhered to, the site itself appears to be suitable for
proposed development. Our geotechnical investigation did not uncover any obvious abnormal ground
conditions in the top 20m, although consideration will need to be given to how the un-engineered fill is
treated.

4.10

Construction Effects

The proposed rezoning will enable the redevelopment of the site for a supermarket and smaller
associated small scale commercial and community activity. Effects arising during the construction
phases can be appropriately managed through the existing and proposed provisions in the TRMP
(in particular those standards applying to this zone), and also as needs be through conditions of
consent in the assessment and granting of an application for resource consent.
Notwithstanding the above, it is acknowledged that noise, vibration and dust are the principal
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construction-related effects, and a number of mechanisms exist to attenuate or suppress such
effects to acceptable levels. With regards to construction noise, the contractor engaged to
construct the supermarket will be required to comply with NZS 6803: 1999 “Acoustics –
Construction Noise”. The approach to controlling potential erosion and sediment runoff will be
based predominantly on the implementation of best management practices, with these matters to
be determined as part of detailed engineering design. Any dust generated on the site will be
mitigated with the use of water dampening by sprinkler or water cart, or other such dust
suppressant means.
In so far as construction related effects are relevant to a consideration of a rezoning request, for the
above reasons it is considered that any adverse effects arising from future earthworks and
construction activities on the subject site are able to be addressed through the existing provisions of
the TRMP and/or conditions of consent, and therefore will be acceptable.

4.11

Overall Summary of Environmental Effects

The subject site is a large parcel of land at the northern entrance to Richmond. It is a Scheduled Site in
the TRMP reflecting its existing non-residential use, and it is located is in an area of mixed
commercial/recreational/residential use, with adjacent residential dwellings to the south and east.
This assessment is that the site is suitable for re-zoning to a site specific Commercial Zone, taking
account of its existing use and its location. It is considered the proposed Structure Plan, and proposed
rules for this zone, will establish the appropriate framework for assessment of an application for a
Countdown supermarket, small retail shops, and a community facility to be developed on the site.
There are a number of positive effects that will result from this. The site is strategically located to provide
these facilities in a location readily accessible to a growing sector of the urban community in Richmond,
and will provide more shopping choice and convenience for shoppers, and an economic boost to the
region through competition and employment opportunities.
The site will be developed in a co-ordinated manner in terms of the Structure Plan, existing TRMP rules,
and proposed new Richmond North Commercial Zone rules. These take account of the need to maintain
the amenity values of the locality, and to provide an attractive site layout with appropriate building height,
set-backs, noise, landscaping and planting controls.
The rezoning will provide certainty as to the precise development outcome anticipated to establish
within the Zone. In respect of traffic matters, the Transportation Assessment finds that the traffic
generated from a full development of the site as per the Structure Plan is able to be accommodated
without more than minor effects on the adjoining road network, and all of the anticipated traffic
effects can be appropriately mitigated.
Overall, it is considered that the site is suitable for the commercial use at the scale and intensity that
the proposed Richmond North Commercial Zone allows, and the environmental effects of the same
will be no more than minor.
The plan change request will provide the Council with the framework to achieve its statutory
function under section 31 of the RMA to control the effects resulting from the use and development
of the site, and achieve the integrated management of such effects.
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5

Statutory Assessment

5.1

Overview

This section provides an assessment of the relevant provisions in Section 74 (matters to be considered by a
territorial authority), and Section 75 (Contents of District Plans).
This includes an assessment of:


Council functions (Section 31);



Part 2 of the RMA;



the proposed Tasman Regional Policy Statement;



the regional plan provisions of the TRMP; and



the relevant provisions of the Nelson Resource Management Plan.

An evaluation report for Section 32 is provided separately, in Appendix D.

5.2

Council Functions

A plan change request must assist the Council to carry out its functions so as to achieve the purpose of
the RMA. Whilst the Tasman District Council is a unitary authority (and therefore has both regional and
territorial or district functions) this proposed plan change request only relates to those functions
relevant to a territorial authority.
Section 31 of the RMA is therefore relevant, as follows:
“(1)

Every territorial authority shall have the following functions for the purpose of
giving effect to this Act in its district:
(a)

The establishment, implementation, and review of objectives, policies, and
methods to achieve integrated management of the effects of the use,
development, or protection of land and associated natural and physical
resources of the district:

(b)

the control of any actual or potential effects of the use, development,
or protection of land, including for the purpose of…”

The TRMP has been prepared to give effect to these functions. Importantly this proposed plan change:


adopts and existing zone (i.e. the Commercial Zone); and



makes no changes to the objectives and policies of the TRMP.

The main changes proposed to the existing provisions are in the form of additional controls over the
site directed at achieving the integrated management of the effects of activities. The proposed new
noise controls will provide an appropriate level of protection of amenity of adjacent properties in the
context of the site development.
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It is therefore considered the proposed new provisions are consistent with these functions of the
Council.

5.3

Part 2 - The Purpose of the RMA

Section 74 requires an analysis of the Plan Change Request in the context of giving effect to, and
being consistent with Part 2 of the RMA.
Overview
The purpose of the RMA is set out in Part 2, with this being to promote the sustainable management of
natural and physical resources.
Section 5(2) defines “Sustainable management” as:
…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;

(c)

Avoiding, remedying, or mitigating any adverse effects of activities on
the environment.

Sections 6, 7 and 8 of the RMA provide further guidance regarding ‘sustainable management’.
Section 6 contains seven matters that a territorial authority must recognise and provide for as
“Matters of National Importance”, none of which are considered to be affected by the present
proposal.
Section 7 outlines the "Other Matters" to which a territorial authority shall have particular regard to.
Of these, the relevant matters are considered to be:


(7(b)) the efficient use and development of natural and physical resources



(7(c)) the maintenance and enhancement of amenity values; and



(7(f)) the quality of the environment.

It is also considered that section (7) (ba) is also relevant, i.e. “the efficiency of the end use of energy”. This is
relevant in relation to potentially minimising vehicle trips to the new supermarket and other activities on the
site for some residents, resulting in carbon emission savings.
Those matters are further assessed in following sections of this report.
Section 8 requires that a territorial authority shall take into account the principles of the Treaty of
Waitangi (Te Tiriti o Waitangi) when exercising its functions under the RMA. The proposed plan
change does not raise any issues concerning the principles of the Treaty of Waitangi.
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Enabling component
The purpose of the RMA has two components, one enabling and one regulatory. The enabling
component contained in the first paragraph of Section 5(2) entitles people and communities to use,
develop, and protect resources in any way they desire in their pursuit of wellbeing. For development
in terms of a Plan Change Request this may only occur if the request satisfies the regulatory terms of
sub-paragraphs (a) – (c), which are refined and given further meaning by sections 6, 7 and 8.
The proposed rezoning of the site will set the framework and enable the redevelopment of the site for
a supermarket (and associated retail and community activities). This will enable the community and
the applicant to provide for their social and economic well-being through improved and convenient
access to food and grocery services, increased competition leading to cheaper goods, as well as providing
a place of employment.
Regulatory component
For the first regulatory matter, in section 5(2)(a), the development of the subject site will provide for
the needs of the local community, specifically by providing ready access to food and grocery services,
and community activities, in a way that will not adversely affect the natural and physical resources
of the site. In this regard, the site has been developed (and Scheduled in the TRMP) for commercial
activity (i.e. a funeral chapel, funeral director and memorial headstones activities). The surrounding
areas are experiencing considerable residential growth , and this is also occurring in the wider Richmond
area. In these circumstances it is therefore considered the natural and physical resources of the site lend
themselves well to providing for the proposed activities. The proposed plan change request will provide
for the redevelopment of the subject site in a manner that is considered to help meet the
reasonably foreseeable needs of future generations. In addition, for the reasons given in the
assessment of environmental effects (Chapter 4), it is considered that the proposed plan change will
not give rise to any adverse effects on the site’s resources or the surrounding environment.
The second regulatory matter, in section 5(2((b), is concerned with safeguarding the life supporting
capacity of air, water, soil, and ecosystems. It is considered that the proposed rezoning will not
threaten any of these matters, with appropriate systems and stormwater treatment options
available to ensure the site is serviced in an environmentally sensitive manner, as outlined in the
Beca report in Appendix J.
The final regulatory matter, in Section 5(2)(c), is concerned with avoiding, remedying and mitigating
adverse effects. The site has been developed largely for commercial use, and is therefore not
representative of the amenity or character anticipated in the Residential Zone. The existing
Commercial Zone controls, supplemented by the additional rules and assessment matters specific
to this site, will control the scale and form of future development in a manner that is compatible
with the receiving environment. For the reasons outlined in the Assessment of Effects, it is
considered the effects of subsequent development in accordance with the Plan Change Request will
be no more than minor.
Section 7
The proposed rezoning is considered to provide for “the efficient use and development of natural
and physical resources” on this site. The proposed commercial zoning will, in many respects,
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recognise the existing and long standing commercial use of the site. The site is however considered
to be under-utlised, with most of the site not being developed and only in periodic use. The
proposed plan change will full and integrated use of the site for commercial and community
activities, in an efficient manner in accordance with a Structure Plan, and through the imposition of
appropriate development controls for the Richmond North Commercial Zone, will ensure orderly
development ensuring the amenity values and the quality of the environment in adjacent residential
areas to the east and south of the site are maintained.
Summary
Overall, it is considered the Plan Change is an appropriate way to provide for the food and grocery, and
retail and community activity, needs of the community in this locality by facilitating appropriate
redevelopment of this site.
Further, the proposed rezoning and development in accordance with the Structure Plan and
development controls specific to this site will be in a manner which ensures that the effects on the
environment are appropriately avoided and mitigated.
For the reasons outlined above, it is considered the proposed plan change request will achieve the
purpose of the RMA.

5.4

Tasman Regional Policy Statement

The Tasman Regional Policy Statement (TRPS) is the strategic resource management plan to
promote sustainable management in the Tasman District. The TRPS was prepared by the Council in
2001 and contains the broad issues, objectives and policies for the District. It also includes methods
of implementation, anticipated environmental results and performance monitoring indicators.
General Provisions
Of relevance to the proposed plan change are the following provisions of the TRPS:
General Objective 1
Maintenance and enhancement of the quality of the Tasman District environment
General Objective 3
Avoidance, remedying or mitigation of the adverse effects on the environment and the community
from the use, development or protection of resources.
General Objective 4
Efficient use and development of resources
General Objective 5
Maintenance of economic and social opportunities to use and develop resources in a
sustainable manner
These general objectives of the TRPS set out the long term aims to achieve sustainable and
integrated management, and are consistent with the purpose and principles of the RMA. Those
matters have been addressed in the assessment of Part 2 in section 5.3.1 above.
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Section 5: Urban Development
The relevant objectives in Section 5 of the TRPS are as follows:
Objective 5.2
Avoidance, remedying or mitigation of the adverse effects arising from urban development
locating or expanding in:
(i)

hazard-prone areas; and

(ii)

coastal areas; and

(iii) areas where the amenity standards of adjacent rural activities would not be accepted in

an urban context; and
(iv) areas of natural character, outstanding natural features and landscapes,

significant indigenous vegetation or fauna, or other heritage values; and
(v) Wetlands, lakes, rivers, and their margins.

Objective 5.4
A safe and efficient urban transport system.
Objective 5.5
Maintenance and enhancement of urban environmental quality, including amenity values
and the character of small towns.
In relation to Objective 5.2, the subject site is located within the existing urban environment of
Richmond, at the north-eastern gateway to Richmond. The urban development associated with this
rezoning request is not a case of expansion onto rural land, it is more a case of urban consolidation.
The site is not subject to natural hazards. It lies outside of the Coastal Environment Area, and it is not
adjacent to any rural areas. The site is not located in an area of significant natural character, and there
are no outstanding natural features and landscapes, significant indigenous vegetation or fauna, or
heritage values present on the site. There are no wetlands, lakes or rivers affected by the proposed
rezoning and development of the site.
In relation to Objective 5.4, the site is well located with respect to vehicle accessibility in terms of
being near the ‘three roundabouts’ in this part of the arterial network. The Transportation
Assessment ( in Appendix G) has assessed the proposed transport characteristics and planned
development for the site in terms of a Structure Plan, and has appraised the transportation effects of the
proposal. A number of recommendations are made in that assessment and are included in the
Structure Plan and development controls for the site, continued safe and efficient operation of the
transport network in this location.
In relation to Objective 5.5, the proposed plan change seeks to introduce specific landscaping, noise
and building setback controls which will ensure future development of the subject site will maintain
the environmental quality, amenity values and the character of the surrounding environment. The
site has a history of commercial use. Whilst the proposed plan change will facilitate additional
development, the plan change amendments require development in accordance with a Structure Plan, and
controls on building bulk, design and appearance. They will include significant landscaping along road and
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residential zone boundaries, as well as within the site. For these reasons, it is considered that the
proposed rezoning will ensure the maintenance and enhancement of key landscape qualities for the
site and surrounding environment, as outlined in the Canopy’s Landscape Assessment report in
Appendix E.
The relevant policies associated with these objectives are as follows:
Policy 5.6
Council will avoid, remedy, or mitigate the adverse effects of:
(i)

urban development on the safe and efficient operation of land transport
resources, including effects on:
(a) their accessibility;
(b) principal road corridors;
(c) alternative modes of transport; and

(ii)

the provision and operation of the land transport system on:
(a) the amenity, convenience, health and safety of people in urban communities;
(b) the health of ecosystems; and
(c) the quality of air, water and soil resources.

Policy 5.7
Council will seek to enhance urban environmental quality, having regard to:
(i) the design and appearance of buildings and spaces;
(ii) vegetation and open space;
(iii) heritage sites and values;
(iv) pedestrian facilities and traffic management;
(v) noise levels and air quality;
(vi) the relationship between the urban area and the values of its adjoining landscapes.

In relation to Policy 5.6, the proposed rezoning and subsequent development of the site will operate
without significant adverse effects on the safe and efficient operation of the road network.
In relation to Policy 5.7, the proposed plan change amendments include controls on building
setback, noise generation, landscaping along boundaries, and minimum tree plantings, all of which
will ensure the environmental quality of the site will be maintained or enhanced.
The provisions of this plan change request include a Structure Plan and building design and location
controls. The resource consent application (to be lodged soon after this plan change request) will show the
buildings are architecturally designed and will relate well to the surrounding environment , and the
development will provide for appropriate pedestrian facilities and traffic management on the site.
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Section 12: Other Significant Resource Management Issues
The relevant objective and poicy in Section 12 of the TRPS are as follows:
Objective 12.4
Maintenance and enhancement of safe and efficient land, maritime, and air transport
systems, while avoiding, remedying or mitigating the adverse effects on human health,
public amenity and water, soil, air and ecosystems
Policy 12.5
The Council will ensure that the land transport system efficiently and safely provides for the
movement of goods, services, and people, including a reasonable level of access, while
avoiding, remedying or mitigating adverse effects on the environment including communities.
The proposed redevelopment of the subject site for a supermarket and associated retail and
community development will not give rise to any significant adverse effects on the safe and
efficient operation of the road network, as outlined above and in the Transportation Assessment in
Appendix G.
In summary, the proposed rezoning of the site is considered to be consistent with the relevant
objectives and policies of the TRPS, and will give effect to it.

5.5

Tasman Regional Land Transport Strategy

The Tasman Regional Land Transport Strategy (RLTS) aims to provide a safe, efficient and accessible
transport network in the Tasman District. It identifies the key policies, actions and the role of all
land transport modes over the next 30 years and outlines the most desirable means of achieving the
identified outcomes.
Of relevance to the proposed plan change are the following RLTS objectives:


Assist Economic Development: A transport system that contributes to economic growth and
prosperity.



Safety & Personal Security: A transport system that is safe to use across all transport modes.



Access & Mobility: An efficient transport system that is integrated with land-use planning,
optimising access and mobility for all.



Public Health: A transport system that encourages active modes of travel.

The proposed rezoning of the subject site will facilitate the redevelopment of the subject site for a
supermarket and associated activities, and the transportation network will be utilised to achieve this
purpose.
The plan change request incorporates measures recommended in the ITA to achieve a safe transport system
both on the external roads, and internal to the site car parking and access lanes. The Structure Plan
addresses the appropriate integration between land use planning for this site and the optimisation of access
and mobility.
The plan change request takes due account of existing modes of pedestrian and cyclist transport past the
site, and public transport facilities in the vicinity of the site.
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The proposed bus stop relocation involves a slight northerly shift of the existing bus stop. The
detailed design regarding the new location will require liaison with the appropriate Tasman District
Council officer at the time of Resource Consent. The required changes are modest, and would not
impact on bus users or other traffic travelling on Salisbury Road.
It is considered that there are no particular issues from a pedestrian and cycle amenity perspective
that cannot be appropriately addressed at the detailed design phase. As such, this detail can be
suitably covered within the finer traffic assessment to follow at Resource Consent stage.
For the purposes of this re-zoning request, the proposal provides for expanded pedestrian and cycle
facilities along the Salisbury Road frontage of the site and across Champion Road. At the Salisbury
Road driveway, and as will be detailed more fully in the resource consent application, the left-in / leftout arrangement facilitates the ability to separate and delineate the entry and exit lanes in a way that
demarcates the pedestrian space and effectively provides for priority to be afforded to users of the
shared path, across the driveway.
For the reasons outlined above, and those in Chapter 4, the proposed plan change is considered to be
consistent with the relevant objectives of the RLTS.

5.6

Tasman Resource Management Plan (Regional Plan Provisions)

The site is situated within an existing Residential zoned urban area, and development of the site will
be unaffected by any matters associated with works within the beds of rivers or lakes, or the
Coastal Marine Area.
Further, as identified in the Infrastructure Assessment attached at Appendix J, the site is serviced by
connections to reticulated water and wastewater services, with power and telecommunication
services available from Salisbury and Champion Roads. Stormwater from the site currently discharges
to the adjacent Reservoir Creek.
Stormwater will be generated from the site, and treated on site and then disposed of via Reservoir
Creek, as outlined in the Infrastructure Assessment report. A stormwater discharge permit is required
for the proposed supermarket development, and will be applied for as part of the resource consent
application.
Other regional land use rules in the TRMP include those associated with the storage, use and
disposal of hazardous substances (Section 16.7) which will be achieved for development on the site,
or resource consents applied for should the prescribed standards be exceeded.
Overall, it is considered that there will be no regional provisions from the TRMP that the
development of the site in accordance with the plan change request will conflict with.

5.7

Nelson Resource Management Plan

The site is directly adjacent to the Nelson City boundary (i.e. land on the opposite side of Champion Road).
The provisions in the Nelson Resource Management Plan are therefore relevant as to the expectations for the
existing amenity and future development of that area.
The land in the NCC area opposite the site on Champion Road is zoned Residential, and is occupied
by Garin College and its playing fields, and is designated for Educational Purposes (‘DE23’). Land
further to the east along Champion Road (i.e. from Daelyn Drive) is also zoned Residential and is
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developed for housing.
The subject site is already developed for non-residential activity, and it is considered the proposed
development of the subject site will therefore not significantly affect the zoning and land use
pattern in this locality. Whilst it will intensify the commercial development on the site (i.e. for a
supermarket and associated small scale retail uses), it will also include provision for up to 600m2 of
floor space for community activities, such as a gymnasium, child care facility and/or a medical
centre).
The design of the development will include articulation of the Champion Road frontage of the
building and landscaping proposals to soften the appearance of the development when viewed from
the adjacent Residential Zone.
Overall, given the existing development on the site, and the context where most of the Residential
Zoned land in the NCC area is designated and used for playing fields and school purposes, the plan
change request is not considered inconsistent with the NRMP.
The small cluster of shops and commercial activities in the Livibrook Estate, at the western end of
Champion Road, is part- zoned Suburban Commercial in the NRMP (the balance of these properties
are in the TDC area and are zoned Tourist Services).
It is considered the introduction of a new Commercial Zone on the subject site is consistent with the
Suburban Commercial Zone in that location. This will essentially ‘cluster’ commercial development in
one location, with the added advantage that specific controls will be introduced in the new
Commercial Zone to provide additional protection for residential amenity, over and above what the
commercial land in the NCC area provides.

6

Consultation

6.1

Overview

A range of parties have been consulted with in developing this PPCR, having regard to the spirit and intent of
the RMA.
The RMA, First Schedule sets out the requirements for consultation when preparing a plan. The
parties listed in Clause 3 have been consulted in the preparation of this Plan Change Request,
including:


Minister of the Environment;



Local authorities in Nelson and Tasman; and



Tangata Wheua

Clause 3(2) provides that there ‘may’ be consultation with any other person. In this case the
consultation has extended to local residents most affected by the proposed plan change, the adjacent
Garin College, and the New Zealand Transport Agency. The preliminary consultation that has been
carried has been particularly worthwhile. It has served to inform interested and most affected parties
as to the proposals, but has also enabled feedback and detailed comments to be taken account of in
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the content and design of the Plan Change Request. This is discussed further below.
An application for resource consent is to be lodged soon after the Plan Change Request. This will
enable the parties that have been consulted on a preliminary basis to review the proposed site layout
and development design, and to readily envisage and understand the development that may arise
from implementation of the provisions in this Plan Change request.
Further consultation is planned during the notification and submission period. A summary of
consultation carried out to date is provided below.

6.2

Tasman District Council

The proposed rezoning and development of the subject site for a supermarket was first raised and
discussed with The Mayor and Council Planning Policy Staff in July 2014. Since that time further
discussions have been held with Council Planning Staff, with meetings held at Council offices in
December 2014 and March 2015.
The principal issues raised by the Council during these discussions were the implications of
development at the site for the Richmond Town Centre, as well as the capacity of the Salisbury
Road/Champion road intersection to accommodate the anticipated increase in traffic movements,
and the implications for cyclist and pedestrian safety. Other issues raised were the discharge of
stormwater and associated quality and contaminant issues.
The applicant accordingly commissioned specialist reports to demonstrate that any retail
distribution effects associated with the proposal are highly unlikely; that the performance of the
intersection is expected to remain operating with a good level of service and capacity; and that
cyclist and pedestrian safety will be maintained.
Further to the discussions outlined above, draft concept plans, a draft AEE, and a draft Section 32
Evaluation, and reports on Economic Impacts, were sent to Council prior to lodgment of this final plan
change request. This provided an opportunity for dialogue to occur between the relevant Council
Officers and the Progressive Enterprises Project Team, with this assisting to ensure that any further
information required could be incorporated within the final request and supporting assessments
to be lodged with Council.
Council’s comments on the draft plan change assessments that were available at the time have been
considered by the applicant’s Project Team, and incorporated in the revised Plan Change request.

6.3

New Zealand Transport Agency

The site is located near to the State Highway network, and accordingly discussions have been held
with staff from the New Zealand Transport Agency (NZTA), including a meeting in NZTA’s Nelson
office in December 2015.
The key issues raised by the NZTA concerned potential queuing from the site onto Gladstone Road,
the effect of decelerating traffic on through traffic, and the impact of the development on the
operation and capacity of the Three Brothers Corner roundabout. The proposal was again informally
discussed with the NZTA in July 2012, with no further issues raised at this time.
The key issues outlined by the NZTA have been investigated, and were found to be acceptable from
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an operational performance perspective. The results of these investigations are contained in the
Transportation Assessment Report attached at Appendix G.

6.4

Nelson City Council

The site is located near the boundary of the Nelson City Council. Accordingly, discussions have
been held with transportation and planning policy staff of Nelson City Council (NCC), including a
meeting at NCC in December 2015.
The main feedback from NCC officers was for the applicant Project Team to properly assess the
effects on the three roundabouts, which are located on land in the NCC area, and to assess
transportation effects on the road network (it was noted that NCC are considering extension of the
road network at the north end of Hill Street to Suffolk Road), Effects on cycle and pedestrian
routes were also raised as important issues to be considered.
These matters have all been considered and addressed in the Transportation Assessment Report
in Appendix G.

6.5

Iwi

Consultation has been carried out with:


Tiakina Te Taiao Limited (representing 4 tribes in the Nelson/Tasman area these being Ngati Rarua,
Ngati Tama, Ngati Koata and Te Atiawa);



Ngati Kuia;



Ngati Toa Rangatira; and



Ngati Apa ki te Ra To.

Initial feedback was received from Tiakina Te Taiao who identified that are no archaeological sites
or sites of significance in the vicinity, and that the site lies outside the Statutory Acknowledgement
Areas. The nearest Statutory Acknowledgement is for Ngati Toa Rangatira and affects the nearby
Waimea Estuary and its tributaries.
Tiakina Te Taiao also indicated that there are no significant environmental issues, except that the
development of the site will be of interest to iwi because the adjacent Reservoir Creek may have
been used as a pathway for movement of Maori from the coast to the Aniseed Valley and beyond,
and there may also have been some occupation of this area. Tiakina Te Taiao requested that an
iwi monitor may be present on site when excavations are carried out so that any items of
significance may be identified and recovered. The discharge of stormwater to Reservoir Creek
from the development is also be of interest, to ensure the water quality of this stream is not
affected, and that suitable treatment is put in place prior to discharge.
Subsequently, Tiakina Te Taiao has confirmed in a written response that they have no issues with the
development proposal given there are no cultural sites in the vicinity or any significant
environmental issues. Tiakina Te Taiao did however request that any planting in the drainage
reserve should be native vegetation which provides appropriate habitat to support aquatic life.
Ngati Apa ki te Ra To has advised, in a written response, that they have no comment to make.
Any subsequent feedback received from other iwi will be made available to Council through the process.
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A copy of the correspondence from iwi is attached at Appendix L.

6.6

Garin College

A meeting was held with the principal of Garin College in December 2014. No issues of concern were raised.

6.7

Adjacent Residents

Meetings were held at the residences of several properties adjacent to the site on Marchwood Grove,
and residents of the adjacent site on Champion Road, in December 2014. A follow up meeting was
held with those residents on 16 October 2015 to discuss mitigation measures and refinements in the
development plans.
Several concerns were raised by residents, mainly relating to the size and height of buildings, noise,
retention of existing trees, and traffic and cyclist safety.
The applicant’s design team has responded to the preliminary feedback from residents by:


Reducing the height limit for the buildings on site to 7.5m (this being one of the lowest heights
for a new supermarket in New Zealand) and is 2.5m lower than the proposed New World at
Three Brothers Corner;



Surveying the existing larger trees along the Marchwood Grove frontage, and re-arranging the
car parking layout so that more trees may be retained as a substantial buffer to adjacent
residential properties;



Relocated acoustic fence inside boundary by 3m to provide improved amenity on Marchwood
Grove;



Reviewing the vehicle access on Salisbury Road and removing the right turn for exiting
vehicles;



Widened footpath and cycle way pinch point at corner or Salisbury Road and Champion Road;
and



Reversed proposed truck circulation through loading area to minimize noise impacts (by
directing cab of truck away from neighbouring properties).

Any further feedback or correspondence arising from further consultation with the surrounding
community will be forwarded to Council in due course.
The proposed plan change will be the subject of a public notification consultation process, and this
provides an opportunity for these and other parties to provide comment on the proposed rezoning.
It is also anticipated that further meetings will be held with the affected residents when detailed
resource consent plans are available.

6.8

Ministry for the Environment

A letter outlining the proposal was also sent to the Ministry for the Environment, as a party required to be
advised under Clause 3 of the First Schedule of the RMA. To date no response has been received.
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7 Conclusion
The subject site at the corner of Salisbury Road and Champion Road has a history of commercial land
use, somewhat inconsistent with its current Residential Zoning, to the extent that the existing
funeral director’s activity operates in terms of a Schedule in the TRMP for this zone.
The existing funeral directors activity is in the process of being relocated to the adjacent site,
freeing up the balance of the site for an appropriate development.
The rezoning of this land to establish the Richmond North Commercial Zone will support the efficient
redevelopment of the subject site for a supermarket, with associated car parking, landscaping, and
complementary smaller scale retail or commercial activities and community activities.
The conclusions reached in the assessment of environment effects (Chapter 4) and the supporting
technical assessments identify that the proposed rezoning, and subsequent future development on
the site, can be undertaken in a manner which avoids or mitigates any significant adverse effects on
the environment, or on the vitality of the Richmond town centre.
The existing Commercial Zone provisions of the TRMP will be adopted. This plan change request
adds a structure Plan for development of this particular site, and some additional development controls
to restrict the scale of activity permitted to establish on the site so as to control the potential effects
of the development that will be established by the rezoning. These restrictions will effectively
manage the scale of commercial activity operating outside the established commercial zones in the
region including the Richmond Town Centre, and will manage any environmental impacts on the
surrounding residential environment, so they achieve environmental outcomes consistent with
those anticipated by the TRMP.
The rezoning of the site in the manner requested will provide an opportunity to service the food and
grocery needs of the local community, as well as future residents given the significant growth
anticipated to occur in Richmond East and further afield.
In summary, the proposed Richmond North Commercial Zone has been developed in such a way as to:


Assist Council to carry out is functions under the RMA;



Achieve the purpose of the RMA;



Give effect to the TRPS;



Not be inconsistent with the relevant regional (and indeed District Plan) provisions of
the TRMP;



Ensure the most efficient, effective and appropriate provisions are in place to achieve
the objectives of the TRMP.

Having assessed the proposed Plan Change Request against the provisions of Sections 32, 74 and 75
of the RMA, it is considered that the proposed rezoning is the most appropriate way to achieve the
purpose of the RMA, and that the implementation of the proposed change will not have significant
adverse effects, costs, or risks.
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Overall, the subject site is suitable for rezoning as proposed, and the Richmond North Commercial
Zone is the most appropriate method to achieve the purpose of the RMA.
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