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Roxanne Davies

From: Emma Peters <sweepconsultancy@gmail.com> on behalf of emma 
<Emma@sweepconsultancy.co.nz>

Sent: Thursday, 4 March 2021 11:43 p.m.
To: District Plan Submissions
Subject: Submission of Tim O'Sullivan
Attachments: Submission Form 5 - Tim O'Sullivan.PDF; Variation 2 Submission Notes Residential Rezone of 85, 

91 and 103 Formby Street.pdf; Variation 2 Submission Notes Table 1.pdf; Structure Plan 1.PDF; 
Structure Plan 2.pdf

Hi,  

Please find attached the following documents forming the submission of Peter Doherty in relation to the residential 
rezone of 85, 91 and 103 Formby Street, Outram pursuant to a structure plan: 

 Completed Form 5;  
 Submission Notes;  
 Table 1; and  
 Structure Plans (x2).  

Cheers, 
 
Emma Peters Consultant Sweep Consultancy Limited P.O. Box 5724 Dunedin 9054 Phone 0274822214 
www.sweepconsultancy.co.nz 







Variation 2 Submission Notes – Residential Rezone to Township & Settlement of 85, 91 and 103 Formby Street
Figure 1:  Location of Site:

Note:
• Aqua = approximate site boundaries.



Figure 2a:  Structure Plan 1 – Standard approx. 1,000m2 Allotments

Note:
• Allotments would be self-serviced for wastewater with a minimum of secondary treatment 

and dispersal to dispersal field.



Figure 2b:  Structure Plan 1 – Higher Density

Note:
• This structure plan relies on the wastewater being exported to a neighbouring property for treatment and dispersal – agreement in principle 

with this land owner.



Figure 3:  Location of 3 Waters Infrastructure in the Locale.

Note:
• Aqua = approximate site boundaries.
• Approximately two-thirds of the site is within the existing water zone boundary with infrastructure located within both Formby Street and 

Huntly Road.



Figure 4:  Potential Landscaping Street Treatments



Submission:

1. Rezone 85, 91 and 103 Formby Street from Rural Taieri Plains to Township and Settlement

and Apply a Structure Plan Mapped Area

There are two structure plans in the alternative.  Both structure plans provide easy access for a

range of transport modes, good visibility, outdoor space, pedestrian linkages, quality landscaping

and well-engineered robust reticulated services.

Structure Plan 1:

Provides  for  a  'standard'  1,000m2 allotment  layout.   Allotments  would  be  self-serviced  for

wastewater but be connected to Dunedin City  Council  3  waters infrastrcure for  potable water

supply.  Roads would include swale and indigenous vegetation planting.  Performance standards

attaching to the structure plan mapped area would ensure:

• Only use a specified onsite system with a minimum of secondary treatment and dispersal

to dispersal field could be used within each allotment; 

• Each allotment has to make provision for  the attenuation of  a minimum of  5,000L for

sotrmwater at the time of establishment of residential activity.

• Further controls on such things as reducing water use through low-flow fixtures, fencing

standards,  and  managing  the  interface  between  front  yards  and  roads  would  be

appropriately imposed by  the developer through covenants registered on lot titles.

Structure Plan 2:

Provides for a slightly higher density and more efficient use of the land resource.  Wastewater will

be collected from the site via a communal system and 'exported' to a neighbouring property for

treatment and dispersal.   The costs of installing the communal system will  be met by the site

developers.  The landowners of the structure plan area have an agreement in principle with an

adjoining  land  owner.   Roads  would  include  swale  and  indigenous  vegetation  planting.   A

performance standard attaching to the structure plan mapped area would ensure provision was

made at the time of development of residential activiy for the attenuation of a minimum of 5,000L

for sotrmwater on each allotment.  As noted above, other controls that promote resilient liveable

community would be imposed on lot owners via registered covenants.

The  submitter  is  committed  to  ensuring  that  additional  residential  capacity  is  provided for  in

Outram in a way that integrates with the existing Outram community and helps ensure Outram

remains a resilent town.



Reasons for Submission 1:

• Experienced severe shortage of  residential  capacity  in Outram as  well  as  Dunedin as  a

whole means there is insufficient current capacity to satisfy short through to long term

demand.  Rezoning the site from Rural Taieri Plains to Township & Settlement will  help

Dunedin City Council meet its obligations pursuant to NPS-UD 2020.

• Meeting the demands of  population growth for  Dunedin city cannot  simply be met by

building 'in and up'  within central  Dunedin city.   Inner city living,  multi-story buildings,

traffic, parking constraints, higher city prices, is not for everyone.  Population growth needs

to be addressed with a diverse range of housing options, in a range of locations.  Rezoning

the site and enabling this additonal capacity via structure plan 2 will help to provide for a

diversity of housing to meet the experienced demand.

• Rezone meets rezoning criteria specified in 2GP (see 2.6.2.1) – in particular, it provides a

logical extension of residential zoning over a limited area which is close to services and

public  amenities.   The rural  character  and amenity  values  associated with the site  are

considered low and any rural productivity values associated with the site are considered to

be outweighed by the need for additional, available, residential capacity in this locale.

• It  is anticipated that stormwater issues can readily be resolved via engineered solutions

such as swales in roads,  use of and possible expansion of the mapped swale area to the

north of the site as well as onsite retention of a minimum of 5,000L within each allotment

required  as  a  performance  standard  attaching  to  the  structure  plan  mapped area.It  is

anticipated that the flooding risk to the site is less than the flooding risk posed to some

parts of Outram.

• HAIL assessments have been undertaken for the sites with the reports showing there are

no impediments chaning the land use to residential.

• The extension of Township & Settlement zoning to the site provides for a 'squaring up' of

the 'edge' of the urban boundary at Outram.

2. Do not Apply NDMA to the Site or, in the Alternative, Amend the NDMA Provisions

Reasons:

• Provision of  infrastructure  is  adequately  governed by existing subdivision and land use

performance standards in the 2GP.



• The application of the Structure Plan Mapped Area provides the opportunity for Council to

insert performance standards necessary to achieve desired outcomes for this specific site

(e.g. attentuation onsite of stormwater and / or wastewater if found to be necessary on

assessment of infrastructure capacity at time of subdivision).  This is a more appropraite

methodology than applying the NDMA to change area GF02.

• The NDMA provisions will, in this case, act as an impediment to development.

• In the alternative, the submitter requests changes to the NDMA provisions as set out in

Table 1 of these submission notes.  Table 1 contains the NDMA related provisions, issues

and potential solutions.

• On the submission form the submitter states that their submission relates to “All provisions

relating  to  the  New  Development  Mapped  Area”.   In  the  event  that  Table  1  is  not  a

complete list of all such provisions, the submitter reserves the right to make comment in

evidence on any other NDMA related provisions which are found to be missing from Table

1.

3. Additional Comment by Submitter

The submitter is the owner of one of the three properties in area covered by the structure plan.

The submitter, in conjunction with the owners of the other two blocks, have jointly prepared the

structure plan.  The owners submit that the rezoning of the combined area is appropriate and

desirable to meet current and future demand for housing within Outram and across the Dunedin

region.

There are two draft structure plans presented with this submission.  One illustrates the type of

development that might result from an application of the prevailing 1000m2 minimum lot size,

required within  the  Outram township  by  an  absence  of  reticulated  wastewater  infrastructure,

whereby all properties must provide for private wastewater treatment and dispersion.  The second

plan  represents  what  a  higher  density  development  might  look  like,  incorporating  common

wastewater and stormwater solutions, with lot sizes ranging from approximately 1000m2 down to

240m2.  Both structure plans provide easy access for a range of transport modes, good visibility,

outdoor space,  pedestrian linkages,  quality  landscaping and well-engineered robust reticulated

services.

Work is ongoing to design the common wastewater and storm water solutions required of the

higher density  scheme.   This  will  be presented as evidence at  the hearing.   At  this  time,  the

submitter seeks a rezoning down to a lot sizing of 240m2, with lots below 1000m2 requiring 



suitable  common infrastructure  and amenity.   A  preferred structure  plan will  be  presented in

evidence, which can then be incorporated into the district plan as a Structure Plan Mapped Area.

Structure Plan 2 provides for a higher density and more efficient use of the land resource.  This

higher density confers a number of benefits:

- It enables a range of lot sizes and house types, reflecting the diverse nature of housing

required in a resilient community.  It promotes the supply of low cost housing, as well as

meeting the needs of both first home buyers, professionals seeking easy care properties,

and the retired  community. Outram lacks this diversity.

- The submitter acknowledges that the Taieri is generally regarded as high class productive

soil.  Any land use change therefore needs to promote greater productive use, assessed

through a range of social, economic and environmental measures.  Enabling higher density

and providing for diversity of housing types ensures best value is secured from this landuse

change.

Wastewater will be collected from each lot via a communal system, reticulated to a an engineered

treatment system, and then reticulated back to engineered soakage and dispersion areas. This may

either occur within the site, in which case appropraite areas will need to be set aside, or it may be

'exported'  to  a  neighbouring  property  for  treatment and dispersal.  Favourable  discsusions  are

underway with a neighbouring landowner to secure that offsite treatment and dispersion option.

The costs of installing the communal system will be met by the site developers.  This system will be

capable  of  being  taken  over  and  incorporated  within  a  public  system,  as  and  when  such

infrastructure is developed for Outram.

Feedback from local real estate agents, discussion with others involved with property in the area,

and our survey of property for sale in Outram highlights there is a severe shortage of residential

capacity in Outram.
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