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1. Submitter Details  
 

Submitter  Vince/Eric Osborne 
Agent (Contact person)  Landlink Paul Turner/Marie Payne 
Postal Address   
Telephone 04  902 6161 
Email paul@landlink.co.nz / marie@landlink.co.nz 
I would like my address for service to be my 
email 

Yes 

I have selected email as my address for 
service, and I would also like my postal  
address withheld from being publicly available 
[select box if applicable] 

Yes 

2. Summary   
 

As part of the Kāpiti Coast Districts Councils (KCDCs) response to projected growth throughout the 

region they have recently developed ‘Te tupu pai – Growing Well’, a proposed approach for 

sustainable growth.  Alongside the development of a growth plan local governments across the 

country have been working to implement requirements under NPS-UD resulting in a number of 

changes to District Plans through an ISPP.   Sections 77G and 77N of the RMA require that District 

Plans of Tier 1 Authorities give effect to Policy 3 and 4 of the NPS-UD. 

This is a submission on Kāpiti Coast Districts Councils Plan Change – Plan Change 2.   This submission 

is provided based on the scope provided through the ISPP & IPI instrument and processes, although 

we note that this marries up with some of the work on the Growth Strategy (and underpinning data) 

we are submitting with a focus on the ISPP remit and not beyond.  

As a local and experienced land development advisor that has been operating along the Kāpiti coast 

for over a decade Landlink has built a wealth of knowledge which informs our day-to-day decisions, 

operations and longer-term strategies.  As part of this process we want to use what we know about 

and local aspirations, development, infrastructure and demand to positively contribute to policy 

development and decisions which influence and will ultimately shape our community.  

We appreciate the time pressures councils have been under to integrate these requirements and the 

amount of work involved.  We believe that we can add value which should not be underestimated as 

part of this process and thank you for the opportunity to participate.  

3. Submission Scope 
The specific provisions of the proposed plan change that this submission relates to are:   

• The exclusion of 100-110 Te Moana Road from Plan change 2 residential rezoning.  

This submission advocates that Plan Change 2 includes 100-110 as a residential site to be rezoned to 

ensure that effect is given to Policies 1, 2 and 3 of NPS-UD 2020, with particular regard to Part D 

policy 3. 

Landlink has also examined Councils responses to the Draft Plan Change 2 documents and have 

summarised the general methodology for this request in this submission. 
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Site Area  5.49ha 

District Plan  Kāpiti Coast Operative District Plan 2020  

District Plan Zone  General rural zone 

District Plan Feature(s)  Rural Dunes Precinct 

Coastal Environment 

Ecological Site K068 

District Plan Hazard(s)  Flood Hazard – Ponding  

Flood Hazard – Residual Ponding 

Flood Hazard – Residual Overflow 

Stream corridor  
 

District Plan Transport Network 

Hierarchy  

Major Community Connector   

  

Proposed Plan change 2  N/A 

Regional Policy Statement  Regional Policy Statement for the Wellington Region 2013   

Regional Policy Statement Feature(s)  N/A  

Regional Plan  Proposed Natural Resources Plan Appeals Version 2019   

Regional Plan Feature(s)  Category 2 Surface Water Bodies   

Lowland areas for Category 2 Surface Water Bodies   

Schedule F – ecosystems and habitats with significant 
biodiversity values 

Regional Hazard(s)  Combined Earthquake Hazard  

Tsunami Hazard  

 
       

4.1 Site background 

 

Currently the site is zoned the general rural zone.  Given the increasing urbanisation and 

development surrounding the site to the north along with the established residential urban area 

towards and noting the local centre as identified in the XX the site would be an ideal candidate for 

short term development.  It is also clear the NPS directs that the district plan facilitates increased 

densities adjacent to local centre zones and this site meets that criteria.  

 

 

FIGURE 1 OPERATIVE KCDC DISTRICT PLAN PROVISIONS (INCLUDING PROPOSED PC2 ) 2021 
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 Source: https://eplan.Kāpiticoast.govt.nz/eplan/#/Property/7921 

Infrastructure 

We are aware that there is infrastructure surrounding the site which could be considered ‘ready to 

go’ this includes water and wastewater infrastructure.  Consideration should also be given to 

potential for access to Rauparaha Street pump station through the site to support the provision of 

future public wastewater infrastructure, particularly given the potential for concentrated 

intensification in nearby areas e.g. Proposed Precinct B.   

Due to the established residential density in the surrounding areas it is likely there is network 

capacity and telecommunications which would be available to service proposed residential 

development. 

FIGURE 2 THREE WATERS SE RVICES KCDC GIS 2022 

 

It is also noted that the site is subject to urban rates for land which should be considered in the 

context of infrastructure and the existing rural zoning.  
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Hazards and constraints 

Figures  1 and 3 refer to Flood Risk Mapping which has been sourced from KCDC district plan and 
Jacobs consultants.  Contrary to the information in the district plan the Jacobs assessment indicates 
that the site is subject to minor localised surface water and a water body (which is protected by a 
QEII Trust covenant). This data is in contrast to council current GIS data which we believe only to 
show pre-expressway flood hazard. The data should be interpreted in the context of the sites 
contours as provided below. 
 

FIGURE 3  JACOBS FLOOD RISK GIS DATA 2019 

 
 
It is also evident that the wetland on site has been noted as a significant constraint however we 

believe that feasible development can be undertaken protecting the values of the wetland and 

enhancing it as a development feature.    

4.2 Growth plan submission  

 

This site is an area which was previously identified as site WB-02 in the Boffa Miskell Greenfield 

Urban Development Assessment (2021) which we believe informed the proposed rezoning of  13 

smaller areas to residential informing Plan Change 2.  As part of this process the site was categorised 

as Priority Area 2B ‘a potential candidate for medium- or long-term urban development, however 

there are several constraints to overcome that may require significant strategic decision-making’ 

(Boffa Miskell 2020).   Our submission highlighted that we did not agree with the categorisation or 

‘ratings’ against many aspects of the site.  These points provided rationale and were informed by a 

comprehensive understanding of the site and its history – arguably this went beyond the initial 

desktop study.  

These points included further insight should be sort in relation to the below: 

• Technical assessments 
o Re-evaluated flood risk analysis post expressway development (refer 
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o Councils updated flood risk modelling) 
o Infrastructure analysis (services immediately available in Te Moana Road) 
o Amendments to localised DC boundaries for infrastructure funding 

• Cultural and ecological investigation 
o Engagement with Iwi and manu whenua to develop greater understanding 
o of heritage issues in relation to the site (supported through Māori 
o landowner relationships) 
o Ecological impacts exploration and design 
o 1 Wellbeing - social, natural, human and financial/physical capital 

• Geotechnical and liquefaction issues 
o Further work on ground conditions is appropriate 
o Planning matters are further explored 
o A re-evaluation of site/reassess draft priority rating from ‘2B’ to ‘1’ 
o Further engagement facilitated with council to discuss future development 
o potential, cohesive planning approach, work through approaches to 
o constraints 
o Consideration given to revised yield potential assessment – amending 
o analysis to include development potential to the North of the site 

 

FIGURE 4 GROWTH PLAN SUBMISSION ASSESSMENT 2021  

 

 

 

 

FIGURE 5 BOFFA MISKELL WB-02 STUDY AREA  
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As part of the Te Tupu Pai- Growing Well engagement process our client made a submission 

requesting further investigation of the site  pre-empting that the desktop study would be influential 

to the areas being rezoned as part of Plan Change 2/giving effect to the NPS-UD as required by the 

RMA. 

It is not evident that any further investigation was undertaken into the site as part of the process or 

as plan change 2 has progressed.   

On review of the Proposed Plan change we have reviewed: 

• Our original submission 

• Councils response to our original submission 

• The requirements of the NPS-UD in particular Policy 3 D 

We have attached a copy of our original submission which was in response to the Growth Plan 

(please see attachments). 

Access 

Access would be anticipated from Te Moana road making it connected to the existing urban area 

and local centres.  As demonstrated in Figure 6 – the walkable distance to the local centre zone and 

associated housing is under 50m.   
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FIGURE 6 WALKABLE DISTANCE 100 TE MOANA ROAD TO LOCAL CENTRE ZONE  

 

 

 

 

FIGURE 7  SITE FOR INCLUSION IN RESIDENTIAL INTENSIFICATION PRECINCT  
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5. Commentary Plan Change 2    
 

Plan change 2 has identified ‘Residential intensification precincts’ and applied them to the general 

residential zone they identify the spatial application of Policy 3.  We understand these new precincts 

are based on proximity to those areas listed in Policy 3 of the NPS UD and the rational around the 

development of these precinct areas is as proposed in Spatial Application of NPS-UD intensification 

policies Kāpiti coast district Boffa Miskell Study 2022.  This methodology is then demonstrated on 

pages 10-11 of Proposed Plan Change 2 DRAFT.  

The rational for our recommendation is summarised in the points below, more information can be 

provided on any of these points as required. We have further assessed those policies of the NPS-UD 

against our recommendation.  

• Proximity to town centre zone – Site is adjacent to a local centre zone and  boarders a 

developed urban area with a proposed intensification precinct less than 225m away which is 

proposed to facilitate up to 4 storeys and has a range of similar constraints to this site.  We 

anticipate that a view has been taken that the similar constraints within such close proximity 

can be managed to support intensification in this area.  We believe a similar approach would 

be reasonable in relation to this site.     

It is also apparent that the NPS-UD Policy 3-part D is clear in directing that district plans (tier 

1 authorities) to enable development opposite local centre zones.  The district plan defines 

the Ngārara Zone directly as a ‘Local Centre Zone’ (please see Figure 8), and through DP 

Policy LCZ-P1.  This site is within a 50m walkable catchment/adjacent to a local centre zone 

in accordance with the district plan.  Failure to include provisions in Plan Change 2 reflects 

that the direction of the NPS-UD is being inadequately incorporated in line with the relevant 

provisions of the RMA.  

FIGURE 8  LOCAL CENTRE ZONE KCDC DISTRICT PLAN 2021 
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• Alignment, context and urban form  - Although currently a rural zone the character and 

context of the area is changing and being increasingly urbanised. In particular the site is 

within close proximity to a proposed intensification precinct where development of a higher 

density is anticipated and opposite a developing local centre.   

 

“…within and adjacent to neighbourhood centre zones, local centre zones, and town 

centre zones (or equivalent), building heights and densities of urban form 

commensurate with the level of commercial activity and community services” (Pg 

11 NPS UD 2020)  

 

Further consideration should be given to the fact the site is not a submersed rural site but an 

area on the fringes of increasing urban development.  The rural zoning is arguably 

fragmented and not reflect of growing urbanisation.    Cohesive patterns of urban 

development are key to good urban design and clustering development around local centres 

and existing urban areas is an important focus of that – as documented by a range research 

and direction within the district plan.  This site provides an opportunity to provide housing 

which would be of a lesser density but complementary to the proposed higher density 

anticipated in the area around an increasing urbanising area.  We note key focuses of the 

district plan, NPS-UD and Te tupu pai is the provision of ‘Diverse housing options’ (KCDC 

2022).  Although we acknowledge that studies have shifted council focus to housing of a 

certain type advocating that with a narrow focus is not in line with the intent of providing a 

range of housing options.  A larger vacant lot also has the potential to host a range of 

innovate design options which could support broader objectives e.g. sustainability and 

climate change.  We note that the site is also in a prime location being directly connected to 

the town centre via public transport and within walking distance to its local and 

neighbourhood centres.   It is noted that there is a small area of productive land which has 

been previously defined a ‘relatively non-cohesive’ (Boffa Miskell 2022) as the surrounding 

rural land is fragmented.  Additionally the ecological site and features could inhibit 

productive activities on the site.  

 

• Feasible management of constraints – In its response previous submissions the council 

noted that this site was ‘subject to a range of constraints’ (Appendix B Summary of 

submissions on Draft PC 2 2022).   We are aware there are a number of considerations in 

relation to the site which will require a planned and strategic management approach but we 

do not believe these amount to ‘sufficient complexity’ (KCDC 2022) and as such should not 

be considered reasonable impediments to shorter term development or for the purpose of 

rezoning in this context.   The four constraints noted in the Greenfield assessment are 

provided further commentary with particular though given to surrounding context and 

decisions made around nearby sites noted to have similar constraints.  

 

Expressway Reserve 
Sensitivity/designation  

• Can be managed through design we note that the notion of 
higher density development will require utilisation of sites 
with constraints and as such will require innovative design 
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and thinking.  Should not imped short term potential.  We 
note the local centre/ Ngārara zone provides residential 
uses which would have similar considerations around 
reserve sensitivity.   Additionally the expressway 
designation may no longer be considered as pertinent as 
work is completed and no future works planned we are 
aware off.  Designation issues could also be managed 
through district plan provisions.  

Flooding  and 
waterbodies  

• A number of provisions and strategies to manage flood risk 
which is a nationwide/district wide issue.  Flood risk is a 
significant consideration, and we note that further 
information to date indicates initial council assessments of 
the risk may well be overstated.  However, provisions in the 
district plan would manage flood risk as appropriate to 
mitigate or remedy any adverse effects considered part of 
future development.   We also note the intensification 
precinct within close proximity which has a very similar 
flood risk constraints – we assume council has taken the 
view these constraints in that very nearby area can be 
managed.  Arguably the management of flood risk on vacant 
site where a planned approach to development can be 
taken may be undertaken more efficiently than within areas 
where existing developments limit management options.  

Ecological site, 
wetlands and 
waterbodies 

• The ecological area is an important feature of the site which 
requires careful management and protection.   We note the 
importance of wetlands and their role in the environment.  
In relation to this site the wetland is located in an area 
where development would not be anticipated.  We note 
that there are a range of national, district and local 
provisions which are in place to manage development 
around areas where there are natural wetlands/ecological 
and these guidelines and policies would be followed 
accordingly.  We also note that the extension of wetlands 
‘constructed’ wetlands in particular can be a positive 
feature of development.  We believe that sustainable 
development could take place alongside the protection of 
natural features of the site and that this should not imped 
opportunity for shorter term development.  

Adjacent wāhi tapu 
site (urupā). 

• We acknowledge wāhi tapu and the importance of careful 
consideration around development in these areas.  We note 
that wāhi tapu overlay does not extend in to this site.  
However,  engagement with Manu Whenua around such 
issues is an important part of the future development for 
this site.  Again district plan provisions facilitate such 
engagement, we also note that Manu Whenua as a treaty 
partner will be engaged as part of the plan change process.   

 

  

• Site would not require structure plan approach/future plan change process  – The site size 

and the existing residential and complementary uses (e.g. local centre) would mean that a 

structure plan/private plan chage approach isn’t considered feasible to support particular 
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given the time and costs involved when there is a process directed at facilitating this type of 

opportunity at present. It would be pragmatic to support this recommendation through plan 

change 2 as supported and we believe directed by the NPS-UD.   It is also apparent that 

there are other examples of rural areas which have been considered suitable for proposed 

rezoning as part of plan change 2 which share similarities in principle (Council owned Land 

Rangiuru Road,  Otaki. 

• Would provide a notable contribution – Given the existing development in the area and the 

site area of over 5ha this change request could result in a modest yet notable potential  

contribution to housing supply which would support the district in meeting its housing 

aspirations.   It has been previously anticipated approximately 2ha of the site could be 

developable with a potential yield of approximately 120 dwellings.  

• ‘Ready to go infrastructure’ – Future development on site can be facilitated through existing 

infrastructure (and including upgrades) these are achievable given the existing surrounding 

provisions.  Specifically water and wastewater, are available Infrastructure provisions for the 

site are documented in Section 4.1 of this report  align with the NPS-UD definition of ‘Ready 

to go’.  It is further noted that the site contains opportunity for critical infrastructure link 

(wastewater standby main main). 

• Development with strong potential ‘to be realised’ – We note that to achieve the objectives 

for the NPS-UD there are many variables at play.  Giving effect to the policies in the NPS-UD 

is sort to enable higher density of development however often but there are no guarantees 

that development will ‘be realised’ on a number of sites where it is in fact enabled.   It is 

pragmatic to include where appropriate sites where development has a strong potential ‘to 

be realised’ as it will support the region in meeting its housing need requirements efficiently.  

It should also be highlighted that subjected site prime (and directed) for shorter 

development to future plan change processes will be cost and time prohibitive for many and 

will also bring additional (and potentially unanticipated) workload to council  which arguably 

will be determinantal to the actual short term delivery of much needed housing in the area.  

It is further noted in relation to infrastructure that the site has potential to facilitate general 

wastewater provisions and infrastructure in the wider area which would be key for future 

intensification.  

• Risk Management – We note that a change of ‘zone’ alone will not automatically enable 

substantial development on this site and that future development will be subject to a 

number of national, regional and local district plan provisions.  With that in mind 

consideration around the ‘constraints’ ,which we understand have contributed to the 

decision to exclude this site from Plan Change 2, would be managed and risks mitigated 

accordingly.   Due consideration believe should be given to this point any rezoning at this 

point in time would provide opportunity for the future with key levers for management.  

5.1 Giving effect to NPS-UD 2020 
 

We believe that the changes proposed in this submission have the potential to give effect to the 

below policies of the NPS-UD 2020 

• Policy 1 – incorperating the recommendation to proposed plan change 2 will 

contribute to a well-functioning urban enviroment   

• Policy 2 – Can contribute to sufficient development capacity to meet demand for 

housing in the short term- it is very uncertain that the 13 small areas rezoned will 
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provide sufficient short term capacity to give effect to Policy 2 this site has the 

potential to yield 100 dwellings whilst carefully managing any constraints 

• Policy 3 – 77G of the RMA sets out the duty of territorial authroties to give effect to 

Policies 3 & 5 of the NPS-UD.  Policy 3 spefically directs that intensification is 

facilitated in areas within and adjacent to local centres (which this site is clearly 

defined as through the district plan) however this site has been omitted from 

consideration – this appears conterary to clear direction of Policy 3 part D.  

We believe that the exclusion of this area from a proposed intensification precinct with be contary 

to the specific detail of Policy 3 (d) NPS UD 2020 as per RMA requirements under Sections 77G. 

We seek the following decision from KCDC 

We require that this site (area demonstrated in Figure of this submission)  is rezoned to ‘residential’  

area demonstrated in Figure 7 of this submission and in accordance with the provision of NPS-UD. 

2020 with particular focus on Policy 3 part (d). 
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Executive Summary  
 

As part of the Kāpiti Coast Districts Councils (KCDCs) response to projected growth throughout the 
region they have recently developed ‘Te tupu pai – Growing Well’, a proposed approach for 
sustainable growth.  The approach is underpinned by two separate studies which identify and assess 
the feasibility of future sites for development in the region.  

This submission is a site-specific response to ‘Te tupu pai’ and its underlying assessment (Kāpiti 
Coast Urban Development Greenfield Assessment Draft 2021 Boffa Miskell).   As a trusted advisor in 
land development with a breadth of local knowledge – the issues presented in this submission 
provide a further overview of information which is imperative when considering future land 
development opportunities in the area and ensuring sufficient capacity in meeting long term growth. 
As such we are seeking the further investigation and the re-consideration of the priority ratings 
provided against 100/110 Te Moana Road, Waikanae. 

With a plan needed to facilitate a projected additional 30,000 people in Kāpiti over the next 30 years 
we want to ensure we are supporting the council and the community to make sustainable, logical 
and responsive choices around growth. This initial submission provides a base of information which 
can be further expanded as required.  

Site profile 
 

 

Overview 
 WB-02–– (Future Urban Study Area Reference – Boffa Miskell) 
 Total Ha -10.4ha 
 Currently Priority area 2B 

 

Figure 1: Future Urban Study Area WB-02 – Kāpiti Coast Urban Development Greenfield Assessment  10/2021 
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Location 
 100 Te Moana Road – 1.531 ha  
 110 Te Moana Road – 3.96 ha 
 53% (approx.) of WB-02 site 
 Client – Vince Osborne 

Kāpiti Coast District Plan 
 General rural zone  Ponding hazard  Coastal Environment 
 Rural Dunes Precinct   Stream corridor  Major community connector 

 

Greater Wellington Region Natural Resources Plan  
 Schedule F – ecosystems and habitats with significant 

biodiversity values  
 Lowland areas for Category 2  

surface water bodies  
  Category 2 surface water bodies   

 

Site Summary  
 

The area identified as site ‘WB-02’ is a well-connected and well serviced area primed for future 
growth and development.  As such we strongly recommend it is further investigated and re-
evaluated to ‘Priority Group 1’.  Investment in infrastructure and services over the years have 
brought services ‘to the door’ of the site. There is accessible sewer, water, roading, electric and 
telecommunications infrastructure providing a unique opportunity in terms greenfield development 
of enabling go in terms of short-term future residential and/or mixed-use development.  The areas 
natural features would be mutually complemented through residential development which would 
have high amenity values, providing further peri-urban choice to a region planned to become denser 
at its urban core.   We also note further development of this site would be complementary to the 
adjacent and recently and successfully developing mixed use area.  

Since the expressway has been completed there would be the possibility to facilitate further 
residential and mixed use of the area including areas previously designated for the expressway.   

High-quality urban design could mediate issues which may be anticipated through reserve sensitivity 
considerations.  A considerable number of landowners in the area have signalled support for the 
utilisation of this area for residential/mixed use development. The provisional ‘2B’ priority rating of 
this site overlooks its positioning as a pragmatic and strategic greenfield (upzoning) development 
option to support shorter term growth in an established and well serviced area. Our comparative 
assessment below strongly indicates that aspects of the site labelled as ‘constraints’ – largely the 
ponding hazard and wetland features have been unjustly weighted to preclude shorter term 
development underestimating the positive benefits of residential development on this site.  
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Geotechnical and liquefaction issues 

 Further work on ground conditions is appropriate 

Planning matters are further explored  

 A re-evaluation of site/reassess draft priority rating from ‘2B’ to ‘1’ 
 Further engagement facilitated with council to discuss future development 

potential, cohesive planning approach, work through approaches to 
constraints  

 Consideration given to revised yield potential assessment – amending 
analysis to include development potential to the North of the site 

Additional Information 
 

 As noted in our criteria assessment there are a number of landowners within WB-02 to the 
south of our client’s site that have signalled openness to exploring future development  

 These landowners are Māori landowners and the landowner representative is Tony Ropata 
 We understand that Council are interested in connecting the standby wastewater main 

which runs from the  treatment plant to the Rauparaha Street pump station through this site 
and the landowners are open to facilitate this connection. 

 The present of natural wetlands onsite do not preclude development in accordance with the 
National Policy Statement for Freshwater Management 2020 – we are confident feasible 
development can be achieved.  
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ANNEXURES  

Urban Study WB-02 Area Reference 

 

Kāpiti Coast Urban Development Greenfield Assessment 13/10/2021 

 

Wetland Extent 

 

Source: Current Wetland Extent MFE 2013 (Accessed 17/11/2021) 
https://data.mfe.govt.nz/layer/52676-current-wetland-extent-2013/ 
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Flood Risk Mapping  
 

The attached plan has been sourced from Councils flood mapping consultants (refer Rita O’Brien and 
Jacobs emails from Nov 2019) and indicates that the site is subject to minor localised surface water 
and a water body (which is protected by a QEII Trust covenant).  This data is in contrast to council 
current  GIS data which we believe only to show pre-expressway flood hazard.  The data should be 
interpreted in the context of the sites contours as provided below.   

    

 
11/2019, Kristen Stokes (Jacobs) 

Site contours  
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Source Kāpiti Coast District Council GIS: Flood Hazards Accessed 18/11/2021 
https://maps.Kāpiticoast.govt.nz/LocalMaps/Viewer/?map=4ca9a2e98d134a749c8f4ee4c5f1170f 

Existing Services Adjoining the site 

 

Source Kāpiti Coast District Council GIS: 19/11/2021  
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