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Date: 19 February 2020 App Number: LU/0324/19 

Reporting Planner: Simone Williams  Site Visit on: 16/01/20 

 

Applicant: Cambridge Specialist Centre 

Property Address: 21 Hamilton Road, Cambridge  

Legal Description: Lot 1 Deposited Plan 12105 [RT SA280/16] 

Site Area: 1351m2 

Activity Status: Non-Complying  

Zoning: Residential  

Policy Area(s): 

Cambridge Residential Character Area 

Hamilton Road – Character Street 

Hall Street – Character Street 

Designation(s): D38 – Hamilton Road (SH1) 

Proposal: Establish and operate medical centre (gastro-enterology clinic) 

1 INTRODUCTION 

1.1 Description of site 

The subject site is located on the south-eastern corner of the Hamilton Road and Hall Street 
intersection in Cambridge. The site contains a total area of 1,351m2 and accommodates an existing 
dwelling, detached garaging and a pool. Access to the site is currently obtained via the existing 
entrance off Hamilton Road. 

The site is within the Residential Zone of the Waipa District Plan, and subject to the Cambridge 
Residential Character Area Policy Overlay. Adjacent to the site is a New Zealand Transport Agency 
Designation (D38) along Hamilton Road, and both Hamilton Road and Hall Street are listed as 
Character Streets within the District Plan. 

Surrounding properties are residential in nature except for the property on the north-western side 
of the Hamilton and Hall Roads intersection which is the Cambridge Mews Motel. 

Council’s Special Features Maps do not identify any special features overlaying the site. 

Refer to Figures 1 to 6. 
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Figure 1: Aerial photograph of site (site shown in red) 
 

 
Figure 2: Existing Site Plan 
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Figure 3: District Plan Zone and Policy Overlays 
 

 
Figure 4: Councils Special Features  
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Figure 5: Site visit photo showing existing dwelling and garage within the site 
 

 
Figure 6: Site visit photo showing sites entrance from Hamilton Road 

 
Figure 7: Site visit photo showing sites frontage from Hall Street 
 

 
Figure 8: Photo showing sites location respective to Hamilton Road and Hall Street (taken from application – 
page 67) 
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1.2 Legal interests in the property 

Table 1 below summarises the relevant interests on the existing title/s. 

Title 
Reference 

Legal Description Size Date Issued Relevant Interests 

SA280/16 
 

Lot 1 Deposited 
Plan 12105 

1351m2 04 July 1918 
 N/A 

Table 1: Existing titles and interests 

The above listed interests do not restrict the proposal from proceeding. 

1.3 History 

The property is subject to a resource consent, referenced LU/0048/09 and issued on 9th April 2009, 
for the removal of the protected Copper Beech Tree located on the subject site.  

1.4 Proposal  

Pursuant to Section 88 of the Resource Management Act 1991 (‘the Act’), the agent, Hayson Knell  
have applied on behalf of the applicant, Cambridge Specialist Centre for a landuse consent to 
establish and operate a specialist medical centre at 21 Hamilton Road, Cambridge.  

The key elements of the proposal are outlined in the below bullet points and expanded below:  

The proposal includes:  

• Removal of all existing buildings;  
• The redevelopment of the site with a relocated, purpose design buildings of heritage design 

appearance;  
• Two-way access to the site is proposed from on Hamilton Road with an exit also to Hall 

Street; and 
• Provision for 16 carparks located in the eastern area of the site. 

The site is located within the Residential Zone of the Waipa District Plan. Medical Centres are a non-
complying activity in the Zone. 

1.4.1 Proposed use of Medical Centre 

A purpose-built and fitted gastro-enterology clinic will be relocated to the site which is presently 
sited in Remuera, Auckland. The clinic in its existing location is going to expand and as such the 
purpose-built building is proposed to be relocated. The building has a 380.4m2 gross floor area.  
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The propsoed medical centre will specialise in gastro-enterology. It will employ a maximum of 14 
staff, although not all will be present at the same time. These will consist of: 

• 1 Staff full time;  
• 7 staff 30 hours each per week; and  
• 6 specialists 10 hours each per week.  

It is anticipated that a maximum of 3 specialists will be present on the site at any one time. There 
will be no accident and emergency services. The centre will cater for up to 30 patients per day. 

Operating hours will be 8:00am to 5:00pm, weekdays only.  

The proposal involves the following signage: 

• Entrance sign: 0.528m2 on Hamilton Road frontage of building; and  
• Facility sign: 0.25m2 adjacent to parking area from Hamilton Road access.  

Refer to Figure 9 for the proposed site plan for the activity and Figures 10 and 11 for elevation plans.  

 
Figure 9: Site Concept Plan  
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Figure 10: Proposed Elevations – North and West 

 

Figure 11: Proposed Elevations – East and South  

1.4.2 Landscaping and Fencing  

The proposed site development has been the subject of a landscape design prepared by Andrea 
Hopping of Foley Group. 

The majority of the existing landscaping around the site will be removed, with specifically designed 
landscaping treatment planted to integrate the proposed building within the residential 
environment. The landscaping includes predominantly evergreen shrub planting around the 
boundary of the site with a mixed deciduous and evergreen tree border. The base of the building 
will be planted with an evergreen hedge with a mix of shrubs, annuals and perennials between. 
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Feature tree species are proposed within the carpark and street frontages. Three evergreen trees 
are proposed to be retained, one on Hamilton Road, and two along Hall street. 

The eastern internal boundary will include 1.8m high acoustic timber fencing on the boundary and 
2.0m evergreen hedging and amenity trees in front of the fence. The southern internal boundary 
will include 1.8m high acoustic timber fencing lined with climbers and ground covers. Refer to 
Figures 12 - 14 for the landscaping plan, mitigation planting plan and elevations on Hamilton Road 
and Hall Street illustrating proposed landscape treatment.  

Figure 12: Proposed Landscaping Plan  



Page 9 of 41 
LU/0324/19 

ECM: 10353233  

Figure 13: Proposed Mitigation planting concept plan  
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Figure 14: Proposed Elevations – Elevations with propsoed landscape treatment from Hamilton Road and 
Hall Street frontages  

1.4.3 Vehicle Entrance, Parking and Servicing Infrastructure  

An integrated transport assessment has been prepared by Traffic Solutions Ltd. 

The existing vehicle crossing will be removed and replaced by two new vehicle crossings. One, an 
entry only, will be located close to the location of the existing crossing. The other, an exit only, will 
be located on Hall Street. Separate pedestrian access will be provided directly into the building off 
Hamilton Road.  

A total of 16 parking spaces will be provided. These will include one disabled space. Traffic flow will 
be single-directional through the site. No specific loading spaces will be provided. Cycle parking for 
two bicycles will be provided. 

An infrastructure services report has been prepared by Arete Civil. 

The development requires an upgrade of water and wastewater connections. Subject to these 
upgrade works, there is sufficient capacity for managing the demand for water (including 
firefighting) and wastewater disposal.  

Existing on-site stormwater disposal is by soakholes. The report prepared by Arete Civil has assessed 
the volume of stormwater resulting from the impermeable surfaces of the proposed development. 
A crate cell soakage system with soakage tanks installed under the proposed access and carpark is 
recommended for the on-site management of stormwater.  

Refer to Figure 15 for the proposed Stormwater Management System. 
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Figure 15: Proposed Stormwater Management  

1.5 Process Matters 

Following a review of the application, Council requested further information via Section 92 of the 
Act on 28th January 2020 for the following: 
 

1. “Please undertake a secondary review of the number of car park spaces required for the 
proposed medical development.  
 
Note: The Integrated Transport Assessment (ITA) prepared by Traffic Solutions Ltd, submitted 
with the application concludes that based on the operational characteristics of the proposed 
practice itself, at peak parking demand there will be a total of 16 parked vehicles. Should this 
be accurate, please amend the Concept Site Plan to reflect the assessment made in Section 7 
– Parking Demands in the ITA. Further, It would be preferable if there was greater buffer of 
landscaping near the Hamilton Road entrance if a reduction to the total number of carparks 
was made. 

 
2. Should a reduction be made to the total number of carparks provided for the medical 

development, please reassess the proposals compliance with Rule 2.4.2.12 – Permeable 
Surfaces; 
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3. Please indicate on the Concept Site Plan the location of the two proposed signs within the 
site. Please also provide an assessment against Rule 2.4.2.32(e)(ii) – Internally illuminated 
signage; 
 

4. Please specify the exterior colour(s) of the of the proposed medical development; 
 
Note: The Urban Design Report prepared by Foley Group Landscape Design, submitted with 
the application states that the colour of buildings can assist with the visual integration of 
them into the landscape and notes that the proposed colour scheme of the medical 
development will remain the same as currently on the building. However no specific colour is 
identified, please provide these details. 

 
5.  Rules 2.4.2.1 and 2.4.2.2 – Minimum building setback from road boundaries does not exclude 

eaves of buildings within the road boundary setbacks. Please amend the Concept Site Plan 
and provide updated measurements of the encroachments proposed measured to the eaves 
of the medical development from the road boundaries. 

 
A response was received on the 14th February 2020, providing the above requested information, 
and an updated scheme plan and landscaping.  This information was accepted by Council staff and 
the Section 42A Notification Report was continue to be processed.  The revised scheme plan and 
landscaping plan is shown above in Figures 9, 12 and 13. 

2 REASON FOR THE APPLICATION 

A land use consent as described under Section 87(a) of the Act is required for the reasons set out 
below. 

2.1 Resource Management (National Environmental Standard for Assessing and 
Managing Contaminants in Soil to Protect Human Health) Regulations 2011 
(NES) 

These regulations came into force on 1 January 2012 and apply when a person wants to do an 
activity described in Regulation 5(2) to 5(6) on a piece of land described in Regulation 5(7) or 5(8). 
Following a review of the historical aerial photographs contained within Council’s records, a HAIL 
activity does not appear to have been undertaken on the site. In accordance with Regulation 5(7), 
the site is not a ‘piece of land’ and consent is not required under the Resource Management 
(National Environmental Standard for Assessing and Managing Contaminants in Soil to Protect 
Human Health) Regulations 2011.  
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2.2 Waipa District Plan Rule Assessment 

An assessment of the proposal’s compliance with the relevant rules of the District Plan has been 
completed. In summary, Table 3 below outlines the relevant rules relating to the proposed land use 
consent.  

Rule # Rule Name Status of Activity Comment 

2.4.1.5(a) Activity Status 
Table: Medical 
Centres  

Non-Complying  Medical centres are listed as a non-complying 
activity within the Residential Zone.  

2.4.2.1 Minimum 
building setback 
from road 
boundaries  

N/A  Refer to Rule 2.4.2.2 

2.4.2.2 Minimum 
building setback 
from road 
boundaries 

Non-Complying  The proposal requires a minimum building setback 
of:  
 

• 7.5m from State Highways (SH1 – Hamilton 
Road); and  

• 7.5m from Hall Street;  
 
The propsoed building includes a setback of 
3.842m at its closest point from Hall Street, and 
3.772m setback at its closest point from Hamilton 
Road.  
 
The proposal therefore does not achieve 
compliance with this rule.  

2.4.2.3 Design of 
building façade  

Complies  Not more than 50% of the overall front façade of a 
building can consist of garaging, as measured from 
the inside internal walls of the garage. 
 
The proposed building complies with this rule as no 
garaging is proposed on the site. The building is not 
a dwelling.  

2.4.2.4 Minimum 
building setback 
from internal 
site boundaries  

Complies  The minimum building setback from internal site 
boundaries shall be 2m, and one setback per site 
may be reduced from 2m to 1.5m, and eaves of any 
building may encroach into the required setback by 
not more than 600mm.  
 
The proposed building will be sited 3.954m from 
the southern internal boundary and 19.006m from 
the eastern internal boundary.  

2.4.2.7  Maximum Restricted- The maximum length of the wall and roofline of 
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building length  Discretionary  any building parallel or up to an angle of 30 
degrees to any internal site boundary that adjoins 
the Residential Zone or the Reserves Zone shall be 
23m.  
 
The building is 23.75 metres at its longest point and 
projects beyond the 30 degree angle applied to the 
eastern side boundary. The building does not 
contain the step in plan set out under this rule. 
 
The proposal therefore does not achieve 
compliance with this rule. 

2.4.2.9 Maximum 
height  

Complies  Buildings shall not exceed 9m in height and shall be 
no more than two storeys. 
 
The building is less than 9m in height and is single 
story.  

2.4.2.10 Daylight Control  Complies Buildings shall not penetrate a recession plane at 
right angles to the boundary inclined inwards at the 
angles shown in the diagram from 2.7m above 
ground level. 
 
The elevation plans submitted with the application 
demonstrate compliance with this rule. 

2.4.2.11 Maximum Site 
Coverage  

Complies  Site coverage shall not exceed 40% of the net area 
of the site where no garage or carport has been 
provided the maximum site coverage shall be 
reduced by 20m2.  
 
Site Area: 1351m2 
- 20m2 for no garaging 
= 28.58% building coverage. Therefore the proposal 
complies with this rule.  

2.4.2.12 Permeable 
Surfaces 

Discretionary  Each site shall be grassed, planted in trees and/or 
shrubs or otherwise landscaped in a manner that 
retains a minimum of 40% of the gross site area in 
permeable surfaces.  
 
The permeable area resulting from the proposed 
development is 396.57m2, being 29.4%.  
 
The proposal therefore does not achieve 
compliance with this rule. 

2.4.2.19 Neighbourhood 
amenity and 

N/A The minimum area of glazing on the front façade(s) 
of a building that adjoins a public place shall be 
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safety 15%, however this rule does not apply to relocated 
buildings. Therefore this rule is not applicable for 
the propsoed development.  
 
 

2.4.2.20 Fences - 
Neighbourhood 
amenity and 
safety  

Restricted – 
Discretionary   

Fences between buildings on the site and any road, 
public walkway or reserve shall be no higher than 
1.2m in height if not visually permeable, or no 
more than 1.8m in height if visually permeable. 
 
The landscaping plan demonstrates that the sites 
frontage with Hall Street and Hamilton Road 
include 1.2m high white picket fences, with a 1.8 
evergreen hedge located behind the fence. As an 
evergreen hedge is not considered to be “visually 
permeable” the proposal fails to comply with this 
rule.  

2.4.2.22 Landscaping - 
Neighbourhood 
amenity and 
safety 

Compiles  Landscape planting between buildings on the site 
and any public place shall allow visibility between 
the dwelling and the public place. 
 
Whilst the proposal involves boundary treatment 
landscaping, the design allows for pockets between 
the public place and the proposed building that 
achieves compliance with this rule, as 
demonstrated in Figure 14 above. 

2.4.2.25 Noise  Complies  Activities shall be conducted and buildings located, 
designed and used to ensure that they do not 
exceed the following noise limits at the boundary 
of the site.  
 
The accompanied acoustic report, prepared by 
Marshall Day Acoustics and submitted with the s92 
further information, confirms that the proposal 
complies with the relevant noise limits of this rule.  

2.47.2.32 Signs  Discretionary  Two signs are proposed. One at the Hamilton Road 
vehicle entrance of 0.5m2 suspended on a pole of 
approximately 2 metres high. The second under the 
veranda at the main building entrance also of 
approximately 0.5m2. They will not be internally 
illuminated.  
 
As the signage exceeds the size permitted by this 
rule, the proposal does not meet this rule.  
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2.4.2.34 Earthworks  Complies  Earthworks shall not exceed a total volume of 25m³ 

or a total area of 250m² in a single activity or in 
cumulative activities in any calendar year, provided 
that this rule shall not apply to earthworks 
incidental to an approved resource consent or 
building consent. 
 
The earthworks will be a consequence of an 
approved resource consent. 

2.4.2.50 Relocated 
Buildings  

Complies  The proposed development exceeds 40m2 GFA, and 
accordingly, a Building Relocation Inspection 
Report has been provided with the application.   

16.4.1.1 
and 
16.4.2.13 

Transportation: 
Parking and 
Loading 

Discretionary  Appendix T1 requires:  
Medical centres – 5 spaces per consultant and 1 
space for every 2 additional staff 
Loading – 1 90 percentile car space 
 
The Simple Integrated Transportation Assessment 
provided with the application, confirms that based 
on the based on the operational characteristics of 
the proposed practice itself, at peak parking 
demand there will be a total of 16 parked vehicles, 
where as Appendix T1 requires 19 carparks based on 
the activity as above.  
 
As the proposal includes a shortfall of 3 carparks 
based on the assessment from Appendix T1,   the 
proposal does not meet this rule. 

16.4.1.1(e) 
and 
16.4.2.25 

Transportation: 
Activity Status 
Table 

Complies  The activity will generate approximately 111 vehicle 
trips per day or an additional approximately 100 
trips per day. In accordance with this rule the 
proposal has restricted discretionary status. A 
Simple Integrated Transportation Assessment (ITA) 
has been prepared by Traffic Solutions Ltd 
consistent with Rule 16.4.2.25. 

16.4.2.1 to 
16.4.2.3 

Transportation: 
Road Hierarchy  

Discretionary All structure plans, plan changes, developments, 
and subdivisions must be consistent with the road 
hierarchy, as contained in Appendix T5. 
 
Vehicle access is proposed from the major arterial 
road and exit to the local road, and therefore does 
not comply with the road hierarchy matrix.  

Table 3: District Plan rule assessment 
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As outlined in the table above, the application is deemed to be a Non-Complying Activity being the 
highest status indicated by the above rules.  

3 STAFF COMMENTS 

Council’s Environmental Health Officer, Mr Glynn Jones, reviewed the application and notes the 
following: 
 

• Noise:   The letter provided by Marshall Acoustics dated 5 February 2020 provides 
comment on a s.92 request for information about noise. 
 
The noise sources from the proposed activity are likely to be limited to customer and staff 
movements, deliveries and mechanical plant. The nature of the area is a built up residential 
area adjacent to an arterial route into Cambridge. The background is therefore dominated 
by road traffic noise. The District Plan permitted activity noise rules would therefore not be 
an unreasonable standard to form base compliance levels and I would concur with the report 
that the District Plan standards and that the consultant’s predicted levels are reasonable for 
the area and potential noise sources. 
 
In my experience, vehicle movements of the type associated with a medical centre should 
not generally be an issue for the local residents with the exception of banging car doors in 
the car park. Although the proposed hours are reasonable in this case being confined to 
weekday office type hours, the District Plan permitted standards do not limit impact noise 
of this type during the day.  In this case it is proposed that 1.8m high acoustic fencing is 
included along the eastern and southern boundaries of the site, although this is not shown 
on the plans. As it is an overriding expectation under Section 16 RMA that the Best 
practicable Option is taken to minimise noise effects, it is recommended that this mitigation 
will have benefit and is included as a condition to the consent. 
 
Mechanical services designed for residential use are reasonable quiet these days, having 
moved on since the days that this was considered an issue. However, the medical centre is 
likely to have a larger scale of plant designed to meet the commercial requirements of the 
activity. 
 
In this case I would concur with the report that the consent should be subject to a condition 
requiring that the proposed services are assessed by a noise engineer to ensure compliance 
with District Plan noise rules. 
 
It is also agreed that the proposed condition requiring the road and car parking surfaces to 
be kept smooth and well maintained is also a Best Practicable Option. 
 
It is noted there will not be a stand-by generator.  
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• Lighting: External security lighting can be an issue and is recommended that the lighting is 
installed to the lighting standard requirements of the District Plan. 

• Conclusion: There is agreement with the assessment of effects carried out by Marshall Day 
Acoustics that the application can be controlled without adverse effects from noise and 
lighting.  

3.1 Development Engineering 

Council’s Senior Development Engineer, Mr Tony Coutts, has reviewed the application and notes 
the following points: 
 

• Access: The earthworks associated with the proposed development will only related to 
carpark and relocation of building within the site boundaries. Volumes are unlikely to be 
in excess of the minimum requirements once topsoil is stripped. Reviewing the 
appropriate risk assessments, the amount earthworks and ongoing construction. The 
proposed development will only cause less than minor effect to adjacent properties if the 
correct conditions which are recommended, are applied. 
 

• Roading/ Access: As specified within the Preliminary meeting, an ITA has been undertaken 
by Traffic solutions Limited Dated: 12/12/2019 (Council Reference: 10226023, Pages 80 – 
93 of 181) which provided the analysis on the effects the proposed development would 
incur, and the potential mitigations required to ensure less than minor adverse effects. 
Overall, I agree with the conclusions of the report and that given the recommendations 
are followed, effects of the proposed development will be less than minor.  

 
• With the initial information/advice provided within the Preliminary meeting, the applicant 

has taken the correct steps to provide a parking/access layout arrangement that will help 
mitigate traffic from an uncontrolled entrance onto Hamilton Road, with all exiting traffic 
requiring to exit via proposed new entrance located along Hall Street. Entrance Closure 
and Construction conditions have been recommended to suit this layout accordingly with 
additional items to include appropriate signage to clearly demonstrate one-way traffic. 
The recommended conditions additional advisory notes provide reference back to the ITA 
recommendations accordingly as to what these appropriate measures will need to be. 
 

• The proposed development will require onsite carparking to facilitate the medical centre. 
As demonstrated on the concept plans and tracking curve analysis provided by Foley 
Group dated: December 2019 (Council Reference: 10226023, Page 70 of 181) and Traffic 
solutions Limited Dated: 12/12/2019 (Council Reference: 10226023, Pages 91 & 92 of 181) 
respectively, sufficient parking and onsite manoeuvring can be achieved to service the 
development accordingly. Design and construction plans conditions have been 
recommended to ensure the concept plans layout is constructed to the correct standards. 
While there is a shortfall of carparks relating to Appendix T1 by 3 carparks, the Simple 
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Integrated Transportation Assessment provided with the application, confirms that based 
on the based on the operational characteristics of the proposed practice itself, at peak 
parking demand  there will be a total of 16 parked vehicles. 16 carparks have been 
required, and the  ITA undertaken demonstrated that the shortfall effects from Appendix 
T1 would be less than minor. 

 
• Water Supply: As discussed within the preliminary meeting, the water connection size 

currently available may not be suitable given facilities usage. The preliminary civil report 
has prepared by Arete Civil, dated: 11/12/2019 (Council Reference: 10226023, Pages 94 – 
123 of 181) has provided commentary on this point and recommended an upgrade to the 
existing connection (Asset ID: 20180520013828 (Meter No: 17MC237287)) to a 
commercial meter with an RPZ unit. Disconnection and connection application conditions 
have been recommended to ensure the facility can be appropriately serviced and risks of 
back contamination is eliminated. 

 
• Wastewater: As discussed within the preliminary meeting, the wastewater connection 

size currently available may not be suitable given facilities usage. The preliminary civil 
report has prepared by Arete Civil, dated: 11/12/2019 (Council Reference: 10226023, 
Pages 94 – 123 of 181) has provided commentary on this point and recommended new 
connection, given the age and condition of the existing (Asset ID: Not shown on councils 
GIS). Connection application condition has been recommended to ensure the facility can 
be appropriately serviced. Connection location can be determined at time of connection 
application process. 

 
• Stormwater: As discussed within the preliminary meeting, stormwater will need to 

manage onsite. The preliminary civil report has prepared by Arete Civil, dated: 11/12/2019 
(Council Reference: 10226023, Pages 94 – 123 of 181) has provided design demonstrating 
a suitable approach for the management of stormwater within the boundaries of Lot 1 
DPS 12105. Section 6 of the report highlighted that soakage will be the primary means of 
management with soil tests indicating appropriate soakage rates, design to the correct 
storm event/duration and overland flow to the adjacent public swales at an acceptable 
rate. Private Stormwater conditions have been recommended to reflect back on the initial 
report as part of the overall design solution with detailed design to follow. This condition 
is recommended to ensure the stormwater is appropriate managed and contained within 
the site boundaries. 

 
• Foundations: Mandatory assessments will be managed under the building consent 

application. No further assessment undertaken. 
 

Overall, Council’s Senior Development Engineer, Mr Tony Coutts is satisfied that there is sufficient 
information for notification of the consent.  Specific details regarding recommended conditions, 
should consent be granted will be addressed further once submissions close.    
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3.2 Arborist 

Council’s Arborist, Chris Brockelbank, has reviewed the application and notes the following points 
(provided by email on 21 January 2020): 
 

• A large old street tree on Hall Street is located near the proposed egress. The tree is a Tilia 
(Lime tree). I estimate the proposed driveway crossing to be five metres from the base of 
the trunk.  Because the driveway crossing will be within the dripline of the tree the 
construction of the driveway needs to use a methodology that minimises the damage to 
the trees roots, including: 

 
o Constructing the driveway as far as possible from the tree 
o Minimum excavation and soil disturbance 
o Do not alter soil levels around the tree 
o No stock piling or storage of plant and machinery within the dripline of the tree 
o Hand-dig along the edge closest to the tree (rather than using a digger that can 

tear roots) 
o Have an arborist on site to cut with a hand-saw any tree roots encountered 

during excavation for the driveway 

Should consent be granted the above recommendations will be included as a consent condition.   

4 ASSESSMENT FOR THE PURPOSE OF PUBLIC NOTIFICATION 

4.1 Adequacy of information 

It is my opinion that the information contained within the application is substantially suitable and 
reliable for the purpose of making a recommendation of and decision on notification. The 
information within the application is sufficient to understand the characteristics of the proposed 
activity as it relates to provisions of the District Plan, for identifying the scope and extent of any 
adverse effects on the environment, and to identify persons who may be affected by the activity’s 
adverse effects. 

4.2 Mandatory Public Notification - Section 95A(2) & (3) – Step 1 

Council must publicly notify the resource consent where: 

a) it has been requested by the Applicant; or  

b) a further information request has not been complied with or the Applicant refuses to provide 
the information pursuant to Section 95C; or 

c) the application has been made jointly with an application to exchange recreation reserve land 
under Section 15AA of the Reserves Act 1977.  
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In this instance, none of the above situations apply, therefore public notification is not required 
under Section 95A(2) and 95A(3).  

4.3 Public notification precluded – Section 95A(5) – Step 2 

The consent is for a resource consent for one or more activities and there are no rules in a National 
Environmental Standard or the District Plan relevant to this proposal that preclude public 
notification. 

The application is for a resource consent for one or more of the following: 

a) Controlled activity; 

b) A restricted discretionary activity or discretionary activity, but only if the activity is a 
subdivision of land or a residential activity; 

c) A restricted discretionary, discretionary, on non-complying activity, but only if the activity is a 
boundary activity; 

d) A prescribed activity (see Section 360H(1)(a)(i)). 

The application is for the establishment of a medical centre in the Residential Zone. This type of 
activity under the Waipa District Plan is a Non-Complying Activity as outlined above in Section 2.2 
and public notification is therefore not precluded pursuant to Section 95A(5)(b).   

4.4 Public notification required in certain circumstances – Section 95A(8) – Step 3 

Council must publicly notify the resource consent where: 

a) The application is for a resource consent for one or more activities, and any of those activities 
is subject to a rule or national environmental standard that requires public notification; or  

b) The consent authority decides, pursuant to Section 95D, that the activity will have or is likely 
to have adverse effects on the environment that are more than minor.  

In this instance, public notification is not required by a rule or a national environmental standard. 
Refer to Section 4.5 and 4.6 of this report for Council’s assessment of the effects.  

4.5 Effects that may or must be disregarded – Section 95D(a), (b), (d) and (e) 

Pursuant to Section 95D, if a rule or national environmental standard permits an activity with that 
effect the adverse effect of that activity may be disregarded.   

4.5.1 Permitted Baseline 

Pursuant to Section 95D, a Council may disregard an adverse effect of the activity on the 
environment if the plan or a national environmental standard permits an activity with that effect 
(i.e. the Council may consider the ‘permitted baseline’). The permitted baseline is a concept 
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designed to disregard effects on the environment that are permitted by a plan with regard to who 
is affected and the scale of the effects. 

In this case, the permitted baseline relates to what lawfully could exist on the site at present as a 
permitted activity (i.e. not requiring resource consent). Under the current provisions of the District 
Plan, the following activities could be established without the need for a resource consent:  

 Residential activities;  

 One principal dwelling and one secondary dwelling;  

 Demolition and removal of buildings; and  

 Earthworks.  

With the permitted baseline in mind it is considered appropriate to disregard the effects generated 
by the proposed demolition and removal of buildings across the site, and the earthworks associated 
with these activities as these parts of the activity could be lawfully established on the site. 

While the District Plan does not provide for Medical Centres within the Residential Zone, it is not 
unreasonable to expect that in terms of intensity of activity as a Residential activity, there could be 
a four bedroom dwelling on this property, which includes  2 people living in each bedroom, totalling 
a 8 person household being on site at anyone time and their associated traffic generation. Therefore 
there is an element of permitted baseline relevant to the overall assessment of the new activity. 

4.5.2 Land excluded from the assessment 

For the purpose of assessing an application to establish whether public notification is required, 
effects on owners and occupiers of the subject site and adjacent sites, and persons whom have given 
written approval must be disregarded. The adjacent properties to be excluded from the public 
notification assessment are listed in Table 4 and shown in Figure 16 below. 

ID# Street Address Legal Description Owner 

1 
23 Hamilton Road,  
Cambridge 

Lot 1 DPS 10293  Charlotte Lawlor & Peter Lawlor 

2 
23A Hamilton Road 
Cambridge 

Lot 2 DPS 10293 Jane Emily Katherine 
Egden and Richard William Wylie 

3 27 Hall Street Cambridge 
 
Lot 2 DP 12105 

Janet M Murtagh & Dermot M 
Murtagh 

4 
17 Hamilton Road, 
Cambridge 

Pt DP 7693  
Kindercare Learning Centres Limited 

5 
20 Hamilton Road 
Cambridge 

Part DP 4972 
Edwin Allen Osborne, Suzanne Julie 
Osborne and Smith & Partners 
Trustee Co. Limited 

6 33 Hall Street Cambridge  Lot 2 DP 525100  
Huirangi Limited 

https://services.emtel.co.nz/services/?request=find&type=3&value=22034991&key=C8EB5532C5C6A5691AD824A8D15E3060
https://services.emtel.co.nz/services/?request=find&type=3&value=22034991&key=C8EB5532C5C6A5691AD824A8D15E3060
https://services.emtel.co.nz/services/?request=find&type=3&value=22034990&key=C8EB5532C5C6A5691AD824A8D15E3060
https://services.emtel.co.nz/services/?request=find&type=3&value=20145515&key=C8EB5532C5C6A5691AD824A8D15E3060
https://services.emtel.co.nz/services/?request=find&type=3&value=20145516&key=C8EB5532C5C6A5691AD824A8D15E3060
https://services.emtel.co.nz/services/?request=find&type=3&value=20145516&key=C8EB5532C5C6A5691AD824A8D15E3060
https://services.emtel.co.nz/services/?request=find&type=3&value=20145517&key=C8EB5532C5C6A5691AD824A8D15E3060
https://services.emtel.co.nz/services/?request=find&type=3&value=20145517&key=C8EB5532C5C6A5691AD824A8D15E3060
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ID# Street Address Legal Description Owner 

7 
22 Hamilton Road, 
Cambridge 

 
Lot 1 DP 525100 

Eleanor J Helleur Porter & Yoan A N 
Willman 

8 
24 Hamilton Road, 
Cambridge 

Lot 5 DEEDS 1207 Patricia Anne Trust 

9 
23B Hamilton Road 
Cambridge 

Lot 2 DPS 5520 Alistair G F Mathieson & Grietje 
Mathieson 

10 25A Hall Street Cambridge Lot 1 DPS 52228 Ronald E Fey, Joyce Fey, G C Trustee 
Services Limited 

11 28 Hall Street Cambridge Part Allot 547 TN OF Cambridge East Amanda Jane Vosper, Roslyn Susan 
Macky, William Lindsay Macky 

Table 4: Properties excluded for purposes of public notification assessment 
 

 
Figure 16: Adjacent properties map (Subject site highlighted in red)  

No written approvals were provided with the application and there are no issues with respect to 
trade competition.   
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4.6 Assessment of Adverse Environmental Effects – Section 95D 

Part 2 of the Act explains the purpose is to “promote the sustainable management of natural and 
physical resources”. In addition, it is noted the meaning of ‘effect’ is defined under the Act as: 

In this Act, unless the context otherwise requires, the term effect includes— 
(a) any positive or adverse effect; and 
(b)  any temporary or permanent effect; and 
(c)  any past, present, or future effect; and 
(d)  any cumulative effect which arises over time or in combination with other effects —

regardless of the scale, intensity, duration, or frequency of the effect, and also includes— 
(e)  any potential effect of high probability; and 
(f)  any potential effect of low probability which has a high potential impact. 

With the definition of ‘effect’ in mind, it is considered appropriate to further examine the effects of 
the proposed activity relating to character and amenity, reverse sensitivity, traffic and infrastructure 
effects. It is acknowledged some of these effects are temporary and directly related to the 
construction of the development.  

The following paragraphs examine each of these matters: 

4.6.1 Effects on character and amenity  

The Act defines amenity values as “those natural or physical qualities and characteristics of an area 
that contribute to people’s appreciation of its pleasantness, aesthetic coherence, and cultural and 
recreational attributes”. The Residential Zone accommodates the Districts urban areas and 
considers bulk, existing environment, density, noise and the relationship between private and public 
spaces. Collectively these elements form the character of the area. 

Surrounding the site is a mixture of residential activities (to the north, east and south) and a 
commercial activity (to the north-west being a Motel), with a consented commercial activity (to the 
west, for which the consent has not given effect to), which together have created a unique character 
for the immediate area. 

Hamilton is a Major Arterial Road, formally known as SH1 (albeit Designation 38 which has not been 
lifted yet). Properties along Hamilton Road (Between Victoria Street and Vogel Street) and Hall 
Street are predominantly sized between 900m2 - 1500m2. Sections typically have one single storey 
detached houses with some two storey houses. Within this mix of housing styles, there are some 
prominent styles, including; Victorian box cottage, Villa Bungalow, Art Deco, Colonial and Diverse 
Modern styles. “These elements all combine to create an environment that is characterised by strong 
formal roading and block patters but overlaid with as strong informal housing and vegetative 
character. The mix of housing styles are generally well situated within sites, with manicured 
landscapes to create the suburban character of high amenity” as described by The Urban Design 
Report, prepared by Foley Group and submitted with the application.  
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The character and amenity assessment can be considered in two parts, firstly the character and 
amenity of the building design, and secondly the character and amenity of the change of the site 
activities. 
 
The proposal involves the relocation of a purpose-built 8 year old Colonial Villa style building to 
accommodate the proposed medical facility. The building was previously designed with a residential 
aesthetic comprising a relatively low profile visual form, which looks like a single storey residential 
dwelling. The colour of the building will reflect a colour scheme to assist with the visual integration 
into the surrounding suburban environment. The building design has been reviewed in a Urban 
Design Report, prepared by the Foley Group, and submitted with the application. 
 
It is noted that Hamilton Road and Hall Street are both listed as a Character Streets in the District 
Plan (refer to Figures 16 and 17). In order to maintain the existing character of the street the Plan 
seeks to maintain the character by having consistent building setbacks from the road boundary. 
Whilst these setbacks cannot be achieved, landscaping has been considered in the application, 
whereby landscape mitigation is to be incorporated to reduce the scale and integrate the 
development into the existing landscape and to ensure amenity is upheld. Further, no fencing is 
proposed along the Street frontages, creating an attractive permeable edge to the site, to ensure a 
positive relationship and connection between the site and surrounding suburban environment.    

 
Figure 16: Hamilton Road view (Source: Google Maps 2020) 
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Figure 17: Hall Street view (Source: Google Maps 2020) 

Based on the information provided by the application, it is my opinion that the proposed building 
will add to the existing unique character of Hamilton Road and changing character of Hall Street 
which is demonstrated by recent buildings North and South of the site. Refer Figures 18 and 19. In 
addition the proposed setbacks are not considered to encroach the openness of the existing street.  

    
Figures 18 and 19: Dwelling South of site on Hall Street (left) and dwelling North of site on Hall Street (right) 

Overall, the building design is considered to respect the scale of neighbouring buildings in terms of 
height, site coverage, daylight control and design, has considered its location and the character of 
its surrounds, has considered the location of carparking within the site, and incorporated Crime 
Prevention Through Environmental Design (CPTED) principles. Overall, it is my opinion the proposed 
building will not detract from the amenity and character of the area.  
 

With regard to the change of activities on the site, the medical centre will change the function and 
use of the site from an existing dwelling to a commercial activity. The development of the site will 
add to an existing commercial activity, Cambridge Mews located on the opposite site of Hamilton 
Road, and also located on Hall Street (Figure 20), and a consented Boutique Motel located directly 
opposite the subject site on Hall Street. Lastly as discussed above, landscaping is proposed on the 
site to further integrate the commercial activities into the surrounding suburban environment. 
Therefore, it is my opinion that that the proposed activity could lead to a minimal change to 
neighbourhood character.  

 
Figure 20: Cambridge Mews immediately north of site on Hall Street (Source: Google Maps 2020) 
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Construction effects have the potential to have adverse effects on the environment with regard to 
noise, vibration, dust, and traffic. Noise, Vibration and Dust are identified as potential issues that 
may create a nuisance and detract from the amenity of an area. Where these nuisance effects are 
permanent and continuous in duration and affect dwellings, they should be avoided, however 
where these are associated with construction, the District Plan includes provisions which outline the 
anticipated level of effects (i.e. Rules for construction noise, vibration etc). The application has 
noted compliance with the relevant construction provisions therefore the potential effects are 
considered to be at an acceptable level. 
 
The application has outlined Colonial Villa style of the building will have a positive effect on the 
amenity of the site, however this is not anticipated to address the changes to the residential 
character the resulting commercial activities will have. It is my opinion that the change of use from 
a residential activity to multiple commercial activities will have an impact on the existing residential 
character and amenity of the area. 
 
Overall, and with the above considerations in mind, it is my opinion the effects of the proposal on 
the residential character and amenity will be minor. 

4.6.2 Effects on the roading network 

Traffic and the effects on the roading network are an instrumental part of the District Plan direction 
to ensure an integrated approach to land use and transport. At a local scale the integration of new 
activities need to ensure that the roading network can continue to function in a safe and efficient 
manner.  

An Simple Integrated Transportation Assessment prepared by Traffic Solutions Ld, dated 12 
December 2019, was included with the application. This assessment notes: 

• Hamilton Road is classified as a Major Arterial Transport road and Hall Street is classified as 
a Local Road. The state highway status of Hamilton Road was recently revoked following the 
opening of the Waikato Expressway past Cambridge. Nevertheless, it continues to provide an 
important access route between the Expressway and the township;  

• Traffic count data obtained from the Council show that Hamilton Road carry 11,000 vehicles 
per day and Hall Street carry 400 vehicles per day. Traffic flows on Hamilton Road have 
approximately halved since the opening of the Waikato Expressway. Both roads are presently 
operating well below their available capacity;  

• The medical centre will specialise in gastro-enterology. It will employ a maximum of 14 staff, 
although not all will be present at the same time. These will consist of: 1 staff full time, 7 staff 
30 hours each per week, 6 specialists 10 hours each per week. However Given the low 
specialist hours it is anticipated that a maximum of 3 specialists will be present on the site at 
any one time. There will be no accident and emergency services. The centre will cater for up 
to 30 patients per day;  
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• Based on the intended operation of this particular medical centre, calculations undertaken 
estimate that the development will generate a maximum of 15 vehicle trips during any one 
hour period, and about 110 vehicle trips per day; 

• The proposed new medical centre will generate an increase of about 14 tph in a peak hour, 
and 100 additional vehicle trips per day more than the site presently generates. Such flows 
are insignificant compared to existing traffic on the adjacent roads, and their available 
capacity.  

• Using first principles, based on the operational characteristics of this particular practice the 
peak parking demand will be 16 parked vehicles.  

• The following mitigation measures are recommended: 

o The existing vehicle crossing on Hamilton Road will be removed and replaced by a 
new crossing at almost the same location. The crossing will be an entry only. The 
crossing on Hamilton Road will be located as far to the eastern end of the frontage as 
practicable, to maximise the separation between it and the Hall Street intersection. 
The vehicle access on Hall Street will be an exit only. It too will be located as far to the 
southern end of the site frontage as possible, to maximise the separation distance 
from the intersection. The one-way flow arrangement will operate efficiently and will 
minimise vehicle conflicts at the accesses.  

o Installation of direction signage to inform drivers where to enter and exit from the 
site; 

o Installation of a NO ENTRY (RG-9) sign to be erected at the Hall Street exit facing the 
road and a painted arrow on the driveway at the exit, to ensure that vehicles do not 
enter the site the wrong way. Installation of an EXIT sign located downstream end of 
the carpark aisle within the site;  

Council’s Senior Development Engineer, Mr Tony Coutts, has reviewed the design and is supportive 
of the recommendations made in the traffic assessment. It is concluded that any adverse effects on 
the roading network, subject to the inclusion of the abovementioned mitigation measures should 
consent be granted, as a result of this proposal will be less than minor.  

4.6.3 Effects on Infrastructure 

How and where infrastructure occurs is critical to the suitability of a development and the resulting 
use of the area. The infrastructure required for the development includes water supply, stormwater 
disposal, wastewater disposal, power and telecommunication connections.  

The application has provided ‘Servicing Report’, prepared by Arete Civil, dated 11 December 2019 
which outlines the proposal for existing services, water supply, wastewater, and stormwater 
disposal. This report confirms there is a workable design for each reticulation to ensure the 
development is serviced appropriately.  
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Council’s Senior Development Engineer, Mr Tony Coutts, has reviewed the Report and is supportive 
of the proposed infrastructure reticulation and design demonstrating that a suitable approach has 
been provided for the servicing infrastructure.  

Overall, based on the technical reports provided with the application and Council’s Development 
Engineering Team advice, it is my opinion that any actual or potential adverse effects on 
infrastructure will be less than minor and limited to the immediate environment. 

4.6.4 Summary of Effects 

The proposal is to introduce a commercial development in the Residential Zone. The application has 
outlined various mechanisms which seek to address the potential effects from the activity. Despite 
these measures, it is my opinion that the change of use from a residential activity to a commercial 
activity will have an impact on the existing residential character and amenity of the area. 
 
Overall, it is my opinion that any actual or potential adverse effects on character and amenity will 
be minor, and that any actual or potential adverse effects on the traffic and infrastructure will be 
less than minor. On this basis the potential effects are below the ‘more than minor’ threshold and 
the proposal can be considered without the need for public notification. 

4.7 Special Circumstances – Section 95A(9) – Step 4 

Council must determination as to whether special circumstances exist in relation to the application 
that warrant public notification of the application and publicly notify an application if it considers 
that special circumstances exist. In effect, special circumstances ‘trumps’ other notification 
provisions. Special circumstances have been defined as circumstances that are unusual or 
exceptional, but may be less than extraordinary or unique. Special circumstances provide a 
mechanism for public notification of an application which may otherwise appear to be routine or 
uncontentious or minor in its effects.  

The purpose of considering special circumstances requires looking at matters that are beyond the 
plan itself. The fact that a proposal might be contrary to the objectives and policies of a plan is not 
sufficient to constitute special circumstances. Special circumstances must be more than:  

 where a Council has had an indication that people want to make submissions;  

 the fact that a large development is proposed; and  

 the fact that some persons have concerns about a proposal.  

In this instance, the proposal is considered to have minor effects with regards to character and 
amenity as outlined in Section 4.5 of this report, and is not considered to have unusual or 
exceptional circumstances warranting public notification. 
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4.8 Summary of Public Notification Assessment 

Pursuant to Section 95A, the application has been assessed to determine if public notification is 
required. In this instance, and for the reasons outlined in Sections 4.1 to 4.7 above, it is not 
considered that the proposal warrants public notification. For this reason the application is required 
to be assessed pursuant to Section 95B for limited notification. 

5 ASSESSMENT FOR THE PURPOSES OF LIMITED NOTIFICATION 

Pursuant to Section 95B(1), where a consent authority decides that public notification is not 
required under Section 95A of the Act, an assessment is required to determine whether limited 
notification of an application is required.  

5.1 Affected Customary Rights or Marine Title Groups – Section 95B(2)- Step 1 

The property subject to this application is not within a protected customary rights group area  or a 
customary marine title area as defined by the Marine and Coastal Area (Takutai Moana) Act 2011. 

5.2 Statutory Acknowledgment Area – Section 95B(3) – Step 1 

Pursuant to Section 95B(3)(a), the Council is required to determine whether the proposed activity 
is on, or adjacent to, or may affect, land that is the subject of a statutory acknowledgment made in 
accordance with an Act specified in Schedule 11. The property subject to this consent is not within, 
adjacent to, or may affect Ngati Haua, Ruakawa or Ngati Koroki Kahukura Statutory 
Acknowledgement Area. Therefore, pursuant to Section 95E(3)(a), Ngāti Hauā, Ngati Koroki 
Kahukura, and Raukawa are not an affected person in relation to the application.   

5.3 Limited Notification Precluded in Certain Circumstances – Section 95B(6) – Step 
2 

There are no rules in a National Environmental Standard or in the District Plan relevant to this 
proposal that preclude limited notification (Section 95B(6)(a)). 

The application is not a controlled activity requiring consent under the District Plan (Section 
95B(6)(b)(i)) or a prescribed activity as defined by Section 360H(1)(a)(ii) of the Act (Section 
95B(6)(b)(ii)).  

There are no circumstances relevant to this proposal that preclude limited notification under 
Section 96B(6) (Step 2).  

5.4 Certain other affected persons must be notified – Section 95B(7) – Step 3 

Step 3 required Council to determine whether, in accordance with Section 95E whether the 
following persons are affected: 
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(a) In the case of any other boundary activity, an owner of an allotment with an infringed 
boundary; and 

(b) In the case of any activity prescribed under Section 360H(1)(b), a prescribed person in respect 
of the proposed activity. 

The proposal is not a boundary activity (Section 95(7)(a)), so there are no owners of with an infringed 
boundary that are affected. The proposal is also not an activity prescribed under Section 360H(1)(b), 
so there are no parties to notify in this report.  

5.5 Assessment of adversely affected persons - Section 95B(8) – Step 3 

Assessment is now required under Section 95B(8) to determine whether a person is an affected 
person in accordance with Section 95E. Under Section 95E, a person is an affected person if the 
consent authority decides that the activity’s adverse effects on a person are minor or more than 
minor (but not less than minor). 

The owners and occupiers of adjacent parties are potentially affected by the proposal. The adjacent 
properties have been set out in Table 4 and their location in the context of the subject site is 
demonstrated in Figure 8 in Section 4.5 of this report. The following provides an assessment of the 
potential and actual adverse effect on the potentially affected persons. 

5.5.1 23 Hamilton Road, Cambridge  

This property is located on the eastern boundary of the site and contains a two storey residential 
dwelling. Refer to Figure 21.  

 

Figure 21: Location of 23 Hamilton Road (highlighted in green with subject site highlighted in red) 

The proposed development will result in the medical centre being located 19.006m from the 
boundary with this site. Between the development proposed and this site, the site includes a sealed 
carparking area with its entrance obtained via Hamilton Road and its exit onto Hall Street. The 
proposed eastern façade of the building facing this property consists of timber weatherboard 
painted in Resene Sisal. The eastern façade of the building also proposes two large feature trees, 
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and the continuation of the evergreen hedging to be wrapped around the building. Overall softening 
the bulk and location of the building from the hardstand carparking area. Further, a new 1.8m 
timber acoustic fencing and 2.0m evergreen hedge and amenity trees are proposed along the 
adjoining property boundary.  Figure 22 depicts the eastern elevation of the proposed development 
(excluding landscaping).  

 

Figure 22 Eastern elevation of the proposed development (excluding landscaping).  

 
In considering the potential effects on the character and amenity of the area from the operation of 
the medical centre, noise, and lighting have been considered in the application, and met the District 
Plan provisions. Further, the Marshall Day Acoustics Assessment suggests the proposed fencing will 
provide some acoustic benefit to neighbouring properties albeit meeting the relevant residential 
noise standards.  
 
With regard to visual amenity, the proposed activity will include landscaping along the road frontage 
and the internal boundary of this site providing some visual screening of the activity.  With regard 
to building design, the screening proposed will result in the character and amenity of the building 
design to blend in with it current surroundings.  
 
The proposal will result in a change of activities on the site, from an existing garage in the eastern 
portion of the subject site to a proposed carparking area which immediately adjoins this property.  
Further the existing residential dwelling within the subject site will be replaced with a commercial 
development. Not only will there be a change of visual effects observed from this property as the 
dwelling within this site is two storeyed and will have views over the boundary treatment fencing 
and vegetation, the development will also introduce additional traffic, including approximately 110 
vehicle trips per day, and up to 15 traffic vehicle trips during any one hour period. Consequently, 
these changes will have an impact on the existing residential character and amenity of the area.  
 
With regard to traffic, the increase in traffic, being an increase in intensity of the activity will 
adversely affect the seclusion and enjoyment experienced by this property. Further, the creation of 
off-street parking will result in a higher turnover of people for which directly adjoins this property 
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boundary is well above the intensity associated with a permitted single dwelling and will be 
particularly noticeable for this property, especially as the dwelling within the site is two storeyed. It 
is therefore my opinion the adverse effects on 23 Hamilton Road as a result of the proposal to be 
minor. 

5.5.2 23A Hamilton Road, Cambridge 

This property is located on the south-eastern boundary of the site and contains a residential 
dwelling. Refer to Figure 23.  

 

Figure 23: Location of 23A Hamilton Road (highlighted in green with subject site highlighted in red) 

The proposed development will result in the proposed new building being located over 19m from 
the boundary with this site. Like 23 Hamilton Road, between the development proposed and this 
site, the site includes a hardstand carparking area. However due to the configuration of this site, 
and length for which this property adjoins the subject site, this property will not directly front a 
façade of the propsoed development and will likely only have views of the south-eastern corner of 
the development, which will be largely screened from view by the large proposed feature tree and 
evergreen hedging wrapped around the perimeter of the building. Further a 1.8m timber acoustic 
fencing and 2.0m evergreen hedge are also proposed along the adjoining property boundary, which 
may obscure the majority of the proposed activities from this site.    
 
In considering the potential effects on the character and amenity of the area from the operation of 
the medical centre, noise, and lighting have been considered in the application, and met the District 
Plan provisions. Further, the Marshall Day Acoustics Assessment suggests the proposed fencing will 
provide some acoustic benefit to neighbouring properties albeit meeting the relevant residential 
noise standards.  
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With regard to visual amenity, while this property only adjoins 8.5 metres of the subject site in its 
north-eastern corner, due to the nature of the proposed activity, it is considered the effects on 
residential character which includes an amenity is particularly relevant for this property. Like the 
above assessment made for 23 Hamilton Road, the change of use from a residential activity on the 
subject site to a commercial activity, which with regard to the proposed intensity of the activity will 
result in a greater disturbing quality than a typical dwelling and could disrupt the peaceful 
enjoyment and seclusion experienced by this property.  
 
In addition, the creation of on-site parking, in my opinion, will be noticeable for this property as the 
carparking area directly adjoins this sites north-western boundary, and due to the increased volume 
of traffic the proposed activities will generate throughout the day, the intensity of the proposed 
activity introduces an additional amenity effect beyond a normal residential activity.  For these 
reasons I consider the potential and actual effects on 23A Hamilton Road as a result of the proposal 
to be minor. 

5.5.3 27 Hall Street, Cambridge  

This property is located on the southern boundary of the site and contains a residential dwelling. 
Refer to Figure 24.  

 

Figure 24: Location of 27 Hall Street (highlighted in green with subject site highlighted in red) 

The proposed development will result in the medical centre being located 3.954m from the  
boundary with this site, being the closest property to adjoin the proposed medical centre. Between 
the development proposed and this site, the site partly includes sealed carparking area and a lane 
for the carparking exit onto Hall Street. The proposed southern façade of the building facing this 
property consists of timber weatherboard painted in Resene Sisal. The eastern façade of the building 
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also proposes evergreen hedging to be wrapped around the building with larger plants spaced 
throughout the hedging. A new 1.8m timber acoustic fencing lined with climbers and ground covers 
are proposed along the adjoining property boundary. Figure 25 depicts the southern elevation of 
the proposed development (excluding landscaping). 

Figure 25 Southern elevation of the proposed development (excluding landscaping).  
 
In considering the potential effects on the character and amenity of the area from the operation of 
the medical centre, noise, and lighting have been considered in the application, and met the District 
Plan provisions. Further, the Marshall Day Acoustics Assessment suggests the proposed fencing will 
provide some acoustic benefit to neighbouring properties albeit meeting the relevant residential 
noise standards.  
 
With regard to visual amenity, the proposed activity will include landscaping along the road frontage 
and the internal boundary of this site providing some visual screening of the activity.  With regard 
to building design, the screening proposed will result in the character and amenity of the building 
design to blend in with it current surroundings.  
 
The proposal will result in a change of activities on the site where this property presently fronts the 
southern side of the existing dwelling on the subject property and ample garden areas to be 
replaced with large hardstand surfaces for carparking and a commercial development. Not only will 
there be a change of visual effects observed from this property, the development will also introduce 
additional traffic, including approximately 110 vehicle trips per day, and up to 15 traffic vehicle trips 
during any one hour period. 
 
In considering the actual and potential effects relevant to this property, it is also relevant to consider 
the actual and potential effects relating to any further development within this property. The 
property located at 27 Hall Street includes 1348m2 and solely contains an existing dwelling. Due to 
the size of this property, the Plan permits the construction of a second principal dwelling per 500m2 

of net site area, subject to meeting the relevant bulk and location rules within the Residential Zone. 
The likely location for this subsequent development might be able to be positioned within the 
northern extent of this property. Now in considering the proposed use of the subject site, being 
located 3.954m from the development itself, and directly adjoining the southern portion of the 
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carparking and exit lane, it could be reasonably assumed that this change of use could impact on 
the residents decision to develop this site.  
 
With regard to traffic, the increase in traffic and creation of off-street parking will be particularly 
noticeable for this property, as the creation of off-street parking will result in a higher turnover of 
people that is well above the intensity associated with a permitted single dwelling, especially as this 
property is north facing, and its outdoor living directly faces the subject site which is located beside 
the carparking area within the subject site.  
 
I conclude that the proposal will detract from the physical qualities and characteristics of the area 
which contribute to the surrounding residents pleasantness, aesthetic and appreciation of their 
properties. It is therefore my opinion the potential and actual effects on 27 Hall Street as a result of 
the proposal to be minor. 

5.5.4 17 Hall Street, Cambridge  

This property is located approximately 30 metres east of this site, located on the opposite side of 
Hall Street and presently contains a residential dwelling. Refer to Figure 26. Whilst the site contains 
an existing dwelling, Council files indicate that a Land Use consent (LU/0131/16) was granted on the 
18th October 2016 to demolish a Category C heritage building (dwelling) and erect visitor 
accommodation. This consent has not yet been given effect to, but forms part of the unique 
character of the surrounding environment.  
 

 
Figure 26: Location of 17 Hall Street (highlighted in green with subject site highlighted in red) 

The proposed western façade of the building facing this property consists of timber weatherboard 
painted in Resene Sisal situated behind various layers of evergreen landscaping, whereby landscape 
mitigation is specifically proposed to reduce the scale and integrate the development into the 
existing landscape and to ensure amenity is upheld. Further, no fencing is proposed along the Street 
frontage of Hall Street, creating an attractive permeable edge to the site, to ensure a positive 
relationship and connection between the site and surrounding suburban environment. From the 
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perspective of this property, the subject site will appear to be a typical well-manicured suburban 
development. Figure 27 demonstrates the western elevation observed from this property which 
includes the landscaping treatment proposed.   

 
Figure 27 Western elevation of the proposed development (including landscaping). 
 
In considering the potential effects on the character and amenity of the area from the operation of 
the medical centre, noise, and lighting have been considered in the application, and met the District 
Plan provisions.  

The proposal will result in a change of activities on the site where this property presently fronts the 
western side of the existing dwelling on the subject property, while the existing dwelling will be 
replaced with a building that has been aesthetically designed to resemble a character dwelling, the 
use of the subject site will change to a commercial development. Overall, the combination of a 
aesthetically designed and purpose built development in conjunction with various forms of 
landscaping screening, and the nature of the existing activities on the northern side of Hamilton 
Road (i.e. motel), will result in the activity blending with it current surroundings, which I consider to 
result in character and amenity effects from the activity that will be less than minor.  

In terms of the anticipated volume of traffic observed from this site, which will only have visibility 
of the exit point from the medical centre, and the separation distance between the existing property 
access and the proposed new exit location from the subject site will maintain adequate site 
distances. While this property may notice some change to the roading environment as a result of 
the activity, it is my opinion the traffic effects from the activity will be less than minor with respect 
to this property.   

Overall, the potential adverse effects of the proposed medical centre activity, with regard to this 
property, is considered to be less than minor.  
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5.5.5 20 Hall Street, 33 Hall Street and 22 Hamilton Road, Cambridge 

20 Hall Street is located at least 42 metres from the subject site, with 33 Hall Street and 22 Hamilton 
located at least 30 metres from the subject site, being located on the opposite side of Hamilton 
Road. Refer to Figure 28. The property located at 20 Hall Street operates a Motel, granted by Land 
Use consent RC/1319, forming an existing commercial element to the surrounding environment. 
Properties located at 33 Hall Street and 22 Hamilton Road, are the subject of a recent subdivision, 
and each contain a residential dwelling.  

 
Figure 28: Location of 20 Hall Street (left) and 33 Hall Street (middle) and 22 Hamilton Road (right) (highlighted in 
green with subject site highlighted in red) 

The proposed northern façade of the building facing this property consists of timber weatherboard 
painted in Resene Sisal situated behind various layers of evergreen landscaping, whereby landscape 
mitigation is specifically proposed to reduce the scale and integrate the development into the 
existing landscape and to ensure amenity is upheld. Further, no fencing is proposed along the Street 
frontage of Hamilton Road, creating an attractive permeable edge to the site, to ensure a positive 
relationship and connection between the site and surrounding suburban environment. From the 
perspective of these Hamilton Road properties, the subject site will appear to be a typical well-
manicured suburban development. Figure 29 demonstrates the northern elevation observed from 
this property which includes the landscaping treatment proposed.   
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Figure 29: Northern elevation of the proposed development (including landscaping). 
 
In considering the potential effects on the character and amenity of the area from the operation of 
the medical centre, noise, and lighting have been considered in the application, and met the District 
Plan provisions.  

In terms of the anticipated volume of traffic observed from this site, which will only have visibility 
of the entry point from the medical centre, and the separation distance between the existing 
property access and the existing entrance location from the subject site will maintain adequate site 
distances. In considering the existing traffic volumes on Hamilton Road, located between these 
properties and the subject site, the introduction of approximately 110 vehicle trips per day, and up 
to 15 traffic vehicle trips during any one hour period generated by the proposed activity may not 
create a noticeable effect on these properties. Further, it is anticipated users of the medical centre 
are existing road users whom would otherwise be travelling along Hamilton Road. With this in mind, 
it is my opinion the traffic effects from the activity will be less than minor with respect to these 
properties.  

Overall, the potential adverse effects of the proposed medical centre activity, with regard to the 
properties located on the northern side of Hamilton Road, are considered to be less than minor.  

5.5.6 23B Hamilton Road, 25A Hall Street, 28 Hall Street and 24 Hamilton Road, Cambridge 

24 Hamilton Road is located at least 30 metres from the subject site, being located diagonally on 
the opposite side of Hamilton Road. Properties 23B Hamilton Road and 25A Hall Street are both 
separated by adjoining properties considered in Sections 5.5.2 and 5.5.3 above containing existing 
residential development. Property 28 Hall Street is located diagonally on the opposite side of Hall 
Street. Refer to Figure 30. 
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Figure 30: Location of 23B Hamilton Road (bottom right), 25A Hall Street (middle), 28 Hall Street (bottom left) and 
24 Hamilton Road (top middle) (highlighted in green with subject site highlighted in red) 

These properties each contain dwellings. In terms of the proposed medical centre, the effects with 
regard to these properties is considered to be limited due to the separation between the subject 
site and each of the dwellings. The following assessment has considered the potential effects with 
regard to residential character and amenity, and traffic.  

In considering the potential effects on the character and amenity of the area from the operation of 
the medical centre, noise, lighting and landscaping have been considered in the application, and 
met the District Plan provisions. With regard to visual amenity, the proposed activity will be visually 
separated due to vegetation, acoustic fencing and building placement on adjoining sites. It is my 
opinion that the character and amenity effects from the activity will be less than minor.  

The anticipated traffic volume outlined in the application is 110 vehicle trips (daily). In terms of the 
these properties, and the current traffic volumes from both Hamilton Road and Hall Street, this 
volume of traffic will not impact the Hall Street and Hamilton Road intersection due to the 
separation distance between the intersection and the subject site. In addition, it is anticipated users 
of the medical centre are existing road users whom would otherwise be travelling along Hamilton 
Road. With this in mind, it is my opinion the traffic effects from the activity will be less than minor 
with respect to these properties.  

Overall, the potential adverse effects of the proposed medical centre activity, with regard to the 
these properties located on Hamilton Road and Hall Street, are considered to be less than minor. 

5.5.7 New Zealand Transport Agency (‘NZTA’) 

The subject site is located on Hamilton Road which is currently a designated site (D38) for the 
purposes of State Highway. Consultation with NZTA has not occurred as the road is now under the 
jurisdiction of the Waipa District Council. Council’s Senior Development Engineer, Tony Coutts has 
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reviewed the application and is satisfied, subject to traffic control mitigation measures, the effects 
on Hamilton Road will be less than minor. On this basis I am satisfied that the activity will have no 
effects on the designation, and notification to NZTA is not required.   

5.5.8 Summary of Assessment 

Based on the above assessment, the proposal is likely to have potential adverse effects on some of 
the properties directly adjoining the subject site. These effects include residential character and 
amenity effects. As these effects are considered to be minor I consider that the application should 
be limited notified to the affected parties. 

5.6 Special Circumstances – Section 95B(10) – Step 4 

Pursuant to Section 95B(10), the Council must limit notify an application, to any other persons not 
already determined to be eligible for limited notification, if it considers that special circumstances 
exist in relation to the application. The reasons set out in Section 4.7 above are also relevant here 
and are not repeated. It is my opinion that there are no special circumstances applicable that would 
warrant the application being notified to any persons.  

5.7 Summary of Limited Notification Assessment 

Pursuant to Section 95A and B application LU/0324/19 for the establishment of a medical centre in 
the Residential Zone as a Non-Complying Activity shall be limited notified to the following owners/ 
occupiers in accordance with Section 95 B of the Resource Management Act 1991: 

• 23 Hamilton, Cambridge;  
• 23A Hamilton Road, Cambridge; and  
• 27 Hall Street, Cambridge  

 
Reporting Officer:  Approved By: 

    
  
 
Simone Williams Quentin Budd 
Planner Consents Team Leader 
Dated: 19 February 2020 Dated: 20 February 2020  
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