
2 September 2022 
Our Ref: 22197 
Client: Shortbread Limited 

Hamilton City Council 
Private Bag 3010 
Hamilton 3240 

Dear Sir / Madam 

RE: SUBMISSION ON PLAN CHANGE 9 

1) Introduction

Shortbread Limited (‘the Submitter’), c/o Blue Wallace Surveyors Ltd, is pleased to provide 
feedback on Hamilton City Council’s PC 9.   

The Submitter owns the properties at 66 & 76A Peacockes Lane, Peacocke. 

Physical Location Record of Title Legal Description 
66 Peacockes Lane, Peacocke 140364 Lot 1 Deposited Plan 334217 
76A Peacockes Lane, Peacocke 855855 Lot 2 Deposited Plan 528864 

2) Specific Submission Points

The submitter’s specific submissions are provided in Attachment A. The table below 
summaries the provisions that are subject to our submission: 

Reference Support / Oppose 
Chapter 20 Natural Environments 
20.1 Purpose Oppose 
Objective 20.2.1 and Policies 20.2.1a - 20.2.1b Support in part 
Chapter 23 Subdivision 
Objective 23.2.5 Support in part 
Planning maps 
New SNAs (General) Oppose 
SNA C87 (located at 66-67 Peacockes Road) Oppose 
76a Peacockes Lane (lack of overlay) Support 

The Submitter could not gain advantage in trade competition through this submission. 

The Submitter wishes to be heard in support of this submission. 

If others make a similar submission, the Submitter would be willing to consider presenting a 
joint case with them at hearing. 



Any clarification or further information regarding the above submission can be made to the 
author at jacob@bluewallace.co.nz c/o murray@bluewallace.co.nz.  

 

Regards, 

 
Jacob Robb 
Blue Wallace Surveyors Ltd (on behalf of Shortbread Limited)  

mailto:jacob@bluewallace.co.nz
mailto:murray@bluewallace.co.nz


Shortbread Submission  

Attachment A – PC 9 Main Submission Document 

Chapter  Provisions  Support / 
Oppose 

Reasons and decision sought 

20 
Natural 
Environments 

20.1 Purpose 
… 
Significant Natural Areas 
… 
e. Significant Natural Areas include: 

i. The Waikato River corridor and gully systems. 
… 

Oppose The Submitter opposes the purpose of Chapter 20 to the 
extent that all gully systems are considered SNAs.  
 
Many Gully systems are simply grassed and contain no 
significant vegetation or habitat for indigenous fauna. In such 
situations it is inappropriate to identify them as SNA and thus 
to restrict potential development within the vicinity of such 
systems. 
 
We seek the following change (or similar wording to the 
same effect): 
e. Significant Natural Areas include: 

i. The vegetated Waikato River corridor and gully 
systems. 

 Objective 20.2.1 
Significant Natural Areas are protected, maintained, restored and enhanced. 
… 
Policy 20.2.1b 
Map areas of significant indigenous vegetation and, significant habitats of 
indigenous fauna on the planning maps as Significant Natural Areas. 
Policy 20.2.1c 
Avoid the following adverse effects on Significant Natural Areas: 
Loss of ecosystem function, representation and extent; and  
Fragmentation; and 
Loss of connectivity or buffer function; and    
A reduction in the habitat of any Threatened or At-Risk species to the extent it 
may result in a reduction in the occupancy and presence of those species. 
… 

Support in 
part 

The Submitter supports in principle the amendments to the 
objective and policy set to the extent that they promote an 
effects-based management approach.  
 
Specifically, the introduced policies relating to the 
construction of infrastructure such as walkways in SNAs, 
pruning and maintenance in SNAs, and the introduction of 
biodiversity offsetting and biodiversity compensation are 
pragmatic and acknowledge that adverse effects will occur in 
such situations but can be managed.  
 
Notwithstanding the above we are not in favour of Policy 
20.2.1b as currently drafted; rather it is considered that the 
word Accurately is placed in front of the words “Map areas 
of significant …” given that the current mapping has been 
presented as a low resolution and in many instances will not 
reflect on-site SNA.  Inaccurate SNA mapping will 
unreasonably restrict landowners to undertake land 
development entitlements to their properties – and hence, it 
is considered a fair and reasonable to expect policy direction 
to acknowledge the need for accuracy. 



 
The Submitter is not in favour of Policy 20.2.1c applying the 
highly restrictive word “Avoid” when considering adverse 
effects on SNA and seek the inclusion of the words “remedy 
or mitigate”. Alternatively, it is considered that Policy 20.2.1c 
should adopt pragmatic wording to the same extent as 
proposed Policy 20.2.1d whereby a management approach 
to a SNA overlay. 

Subdivision    
 Objective 23.2.5 

Subdivision occurs in a manner that recognises natural environments and 
recognises and provides for the protection of historic heritage. 
Policy 23.2.5a 
Subdivision avoids, remedies or mitigates adverse effects on: 
Scheduled heritage buildings and structures. 
Scheduled archaeological and cultural sites. 
Scheduled Historic Heritage Areas 
Scheduled notable trees. 
Scheduled significant natural areas. 
The Waikato River and gullies and river banks,  lakes, rivers and streams.   

Support in 
part 

The Submitter supports Objective 23.2.5 and Policy 23.2.5a 
to the extent that the use of the words avoid remedy or 
mitigates adverse effects. 
 
The use of these words collectively reflects that remedy and 
mitigation are viable aspects to urban development as 
opposed solely to the overly restrictive application of the 
word “avoid”. 

Planning maps New SNAs (general) 
 

Oppose  The Submitter opposes the introduction of SNAs where the 
mapped area does not align with the physical feature/s on or 
characteristics of each site. 
 
The Submitter also opposes new SNAs where the SNA area 
contains no significant vegetation or habitat for indigenous 
fauna – just grass for example. 
 
In consideration of the required setbacks, a blanket SNA 
overlay will take away significant buildable areas (i.e., making 
most peninsula areas with gully on both sides unable to be 
used at all) - Which defeats the purpose of zoning the land to 
residential or residential medium density. This is particularly 
concerning in situations where such Gully areas are vacant of 
significant vegetation or any vegetation at all. 

 SNA C87 (Mangakotukutuku Gully, Peacocke) located at 66-67 Peacockes Road Oppose We oppose the location of the SNA displayed over 66-67 
Peacockes Road and seek that it is realigned to where there 
is true ecological significance. The SNA should be realigned 
with the vegetation within the gully system and/or with the 
wet areas at the base of the gully system where wetlands 



 

could regenerate – not the vacant grassed slopes.  
 
The slopes of the gully hold no ecological significance given 
they are grassed and damaged from stock, and their 
inclusion in the SNA unreasonably restricts the developable 
area on the elevated land due to the associated setbacks.  

 76a Peacockes Lane 

 

Support The Submitter supports the fact that no SNA has ben 
imposed on 76a Peacockes Lane. This site contains no 
vegetation or land of ecological significance.  
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