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:

e Completed Form 5;
e Submission Notes;
e Table1;and

e Structure Plans (x2).

Cheers,

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




VARIATION 2 - ADDITIONAL
HOUSING CAPACITY
SUBMISSION FORM 5

CLAUSE 6 OF FIRST SCHEDULE, RESOURCE MANAGEMENT ACT 1991

| SECOND
. GENERATION

This is o submission on Variation 2 fo the Second Generafion Dunedin City District Plan (26P). Your submission must be lodged with the
Dunedin City Coundil by midnight on 4 March 2021, Al parts of the form must be completed.

Privacy

Please note that submissions are public. Your name, organisafion, contact details and submission will be included in papers that are
ovailable to the media and the public, including publication on the DCC website, and will be used for processes associated with Variafion
2. This information may also be used for stafistical and reporting purposes. If you would like a copy of the personal information we hold
about you, or to have the information corrected, please contact us of dec@dcc.govinz or 03 477 4000.

Make your submission

Online: www.dunedin.govt.nz/2GPvariation-2 | Email: districtplansubmissions@dce.govt.nz
Post to: Submission on Variation 2, Dunedin City Cauncil, PO Box 5045, Dunedin 9054
Deliver to: Customer Services Agency, Dunedin City Council, Ground Floor, 50 The Octagon, Dunedin

Submitter details [You must supply & postal and/or electronic address for service)

First name: O\»{“'V'ﬁv'"\ \!}evelu ‘OW(,V\\'\ L.WV‘\“‘(’-J
Last name:

Organisation (if applicable):

Contoct persen/agent (if differant fo submitter): %’V\"V\Q pw g (_g NSU H-a(\#- : &\Neep CO(\S\J Haﬂ L’j LH
A - / i
Postal address for service: G 0. (\] oY% Sq-']_ l{,

Suburk:

City/town: ‘O “uwn C-C) 1 Postcode: 5{0 ';q»
Email address: QMG © Sweep C.O/\J"HH ahtj . £ X2

Trade competition

Please note: If you are a person who could gain an advantage in trade competition through your submission, your right to moke o
submission may be limited by clause 6(4), Schedule 1 of the Resource Management Act,

I could gain an advantage in frade competition through this submission: Yes '/No

If you answered yes, you could gain an advantage in trade competition through this submissio,n please select an answer:

Yes Mo My submission relates to an effect that | am directly offscted by and that:
a. adversely affects the environment; and
b. does not relate to trade compelition or the effects of frade competition.
Submission

Submissions on Variation 2 can only be made on the provisions or mapping, which are proposed to change or alternatives that are clearly
within the scope of the ‘purposs of the proposals’, as stated in the Secfion 32 report. Submissions on other aspacts of the 2GP are not
allowed as part of this pracess.

You must indicate which parts of the variation your submission relates to. You can do this by either:

* making a submission on the Variation Change ID (in which case we will treat your submission as applying to all changes related fo that
change topic or alternatives within the scope of the purpese of that propesal); or

* on specific provisions that are being amended.
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The specific aspects of Variation 2 that my submission relates to are:

Variation 2 change ID (please see accompanying Variation 2 - Summary of Changes document or find the list on
www.dunedin.govt.nz/2GP-variation-2)

fleg i(Jf'_r‘n hu\ fe1dne A §S ‘ 41U 1 17 Bovim \:j veet Oubvarm with app I (‘qf\'m
~

Forexample: D2 4t 4 Ay viduvg { (en W\afl"a'{!) aveg

Provision name and number, or address and map layer name (where submitting on a specific proposed amendment):

Al pronyyivns *’U‘\Hﬂj Lo New O&V'UcpmeM Mq‘mu) Avea

For example: Rule 15.5.2 Density or zoning of 123 street name.

My submission seeks the following decision from the Council: (Please give precise details, such as what you would like us to
retain or remove, or suggest amended wording.)
JAccept the change 4 s
£ ached ¢ubmission noke
7 Accept the change with amendments outlined below { € a'H Su o $
JReject the change

—_—

‘flf the change is not rejected, amend as outlined below

(e O,‘H (A(_,\d\-e_(;’ ¢ u\lOuV\( Syien \r\o“t\

Reasons for my views (you may attach supporting documents):
If you wish to make mulfiple submissions, you can use the submission table on page 3 or attach additional pages.

e attadned wbimicsion ok

Hearings
Do you wish to speak in support of your submission at @ hsaring: /Yes No

If others make a similar submission, would you consider presenting a joint case at a heoring: j Yes No

Signature: M/O Emma by (,i‘af\xu(‘\m"" Ew&&(f [tm&u\%ay et 4/"”’”
| L-’(-t)
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Variation 2 Submission Notes — Residential Rezone to Township & Settlement of 85, 91 and 103 Formby Street
Figure 1: Location of Site:

DRy Dunedin City Council Rates

ESl ~  Find address or place Q

Note:
* Aqua = approximate site boundaries.

20182019, copyright DCC/Aerial Surveys Lid/ORC, CC BY 4.0 NZ | DCC GIS




Figure 2a: Structure Plan 1 — Standard approx. 1,000m? Allotments
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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
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This structure plan relies on the wastewater being exported to a neighbouring property for treatment and dispersal — agreement in principle



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

o, DUNEDIN

Water Services Map

65 Meters | A

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
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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' 1,000m’ 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:

2.

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.lt 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.

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 1000m? 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 1000m?* down to
240m?. 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 240m?, with lots below 1000m? 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.



Table 1: NDMA Issues and Potential Mechanisms For Solutions

Notified Policy / Rule

Issue

Potential Solutions

CHANGE D4
Policy 2.3.3.1.X

|Supp ort community and leisure activity, sport and recreation, and essential community facilities in Dunedin through:

X palicies and assessment rules for subdiision in a new development mapped area that require consideration of the need for
formal and/or informial space for recreation. Sporing, Social and cultural adivities. and community facilities. {Change D4}

Delete Polcy 2.6.1.6.b

Objective 12.2.X

Furture residentfial growth areas are deveisped in a way that achisves the Plan's strategic directions far. {Charige D1}
a. facilities and spaces that support social and cultural well-being (Objective 2 3 3), {Change D4}

Policy 12.2.X.1

Only allow subdivision in 8 new development mapped area where it will provide or otherwise ensure good

access to putdoor recreation opportunities (including playgrounds) and, where possible. opportunities for
off-road cycling and walking tracks within and between different residential developments and connecting to
community facilities and senices. {Change D4}

Policy 12.2 4.1

Rule 12.X.2.5.c

12 4.2 Assessment of restricted discretionary activities in a Transition Overlay Zone or mapped area

Activity Matters of dizcretion Guidance on the t of rescurce g

How will this operate in
NDMA where land is in
multiple ownership and
development is likely to
occur over time and
potentially without co-
operation between
landowners?

S32 report talks about
'large greenfield areas'
[see para 296], however,
many of the ‘large
greenfield areas' in
NDMA are in multiple
ownership.

A trigger mechanism for
requirement  of  formal
and/or informal space for
recreation, sporting, social
and cultural activities, and

community facilities. That
is, over so many lots /
developed area a

greenspace is required.
AND / OR

Specify what greenspace etc
is required as a minimum for
which NDMAs.




Rule 15.11.5.Y

Activty Mattrs of discreton Guidance an the assessment of
resource consents




Notified Policy / Rule

Issue

Potential Solutions

CHANGE D5
Delete Policies 2.2.2.5.b and 2.2.5.3.a and replace with new clause in Policy 2.2.2.X.a

Policy 2.2.2.X to be added {Change D5 & Change E4}

Objective 12.2.X & Policy 12.2.X.3

Rule 12.X.2.5.a

No issues.

N/A




Rule 15.11.5.Y

Activity WMatters of discretion Guidance on the assessment of
resource consents




Notified Policy / Rule Issue Potential Solutions

CHANGE D6 What is the threshold|Provide a definition for this
for ‘'significant natural|term.
environment values'?

Objective 12.2.X and Policy 12.2.X.2

Rule 12.X.2.5.d




Rule 15.11.5.Y

A o R e e

resource consents

‘ Activity Matters of discretion Guidance on the assessment of




Notified Policy / Rule

Issue

Potential Solutions

CHANGE D7
Objective 12.2.X {Change D1}

Policy 12.2.X.4

Rule 12.X.2.5.b

Rule 15.11.5Y
| 15.11.5 Assessment of restricted discretionary ac
Matters of discretion Guidance on the a.ssessmem%‘é.ﬁ

‘ | ir

resource consents

What is the threshold
for the requirement?

What constitutes an
'adequate' area?

Include a trigger (i.e.
number of lots / size of
development area).

AND / OR
Provide guidance on what
constitutes 'adequate’ areas

of amenity planting and
public amenities.







Notified Policy / Rule

Issue

Potential Solutions

CHANGE D8
Policy 2.7.1.2

Objective 12.2.X {Change D1}

Policy 12.2.X.5

Rule 12.X.2.5.e

Rule 12.X.2 — general
assessment  guidance
iv.3

This assessment has
already been
undertaken in rezoning
of the land (including
placement of Transition
overlay zone or mapped
area).

Delete.




Rule 15.11.5.Y

ﬂ.cﬁw!y Matters of discretion Guidance on the assessment of
resource consents




Notified Policy / Rule Issue Potential Solutions
CHANGE F2-2 1. Potential difficulties|1. Provide a claw-back
Policy 2.2.2.Y Wlth. NDMA bglng in| mechanism whereby when
- multiple ownership — for | the developer of
Policy 2.2.2.Y - to be added {Change F2-2} example, if there is a|infrastructure in a NDMA

Enable and encourage on-site inw impact desion stormwater management ihmugﬂuuﬁéias and gssessment rules that require stormwater management
in new development mapped areas. {Change F2-2)

Delete Policy 2.2.5.2
Policy 2.7.1.2.X

Ensure areas of new urban development provide for public infrastructure networks that represent the least possible long term cost o
the public through:

|K, policies and assessment rules that require on-site stormwater management in the new development mapped area: {Change ‘
IF2-2) |
Policy 9.2.1.Y

Objective 9.2.1

Land use, development and subdivision activities maintain or enhance the efficiency and affordability of public water supply,

Policy 8.2.1.¥ Only allow subdivision activities in a new development mapped area where.
a. an on-site stormiater management system that is designed for the whole NDMA and is installed in full or
in planned stages priorto development will ensure there is no increase in the pre-development peak
“slormwater discharge rate from the site into the stormwater public infrastructure (at any point), or
b where this is not practicable, any adverse effects from-an increase in discharge on the gtpj@yat_e_f.-ggl_};[ip
‘infrastructure are no more than minoe (Change F2-2F
Policy 9.2.1.X
Palicy 9.2 Require developmentin a new development mapped area that creates impermeable surfaces to be

connected to the integrated communal on-site stormwater management system that meets Policy 8.2 1%
{Change F2-2} :

reluctant or recalcitrant

2. Requirement to install
infrastructure prior to

obtaining subdivision
consent (see  Policy
9.2.1Y and Note

'19.3.7.AAA.a). The proper

development process is
for resource consent to
be obtained prior to
installation occuring so
that all matters can be
assessed together. Focus
should be on the design
of infrastructre at this
stage of the consent /
development process.

3. Limiting the extent of
Rule 9.5.3.Z.

with multiple owners vests
that infrastructure in DCC,
DCC pays that developer for
the infrastructure (less the
developer's pro rata share)
and DCC claws-back the cost
of that infrastructure vis
development contributions
as the other land within that
NDMA comes online.

AND

Provide a mechanism
whereby the DCC can
compulsorily acquire
easements in NDMA for
new infrastructure.

AND

Delete from Rule 9.9.X.3.C
the following: ', and be
submitted along with the
written approval of all
owners of land within the
new development mapped
area unless they are the
applicant/s'.

2. Delete requirement for
infrastructure to be installed
prior to subdivision consent.

3. Add the words 'within the
subject new development




Rule 9.3.7.AA

Note 9.3.7.AAA

b.

¢ [Develooment that wil dvent surtace water max.raquire resource consent under the Otago Regional Plan: Water |
d_
 |LGeusooment aflecs e fow ofsuface wals is efed s lso ubieco e common taw ncine of naual sendude. |

mapped area' to the end of
the sentence at Rule
9.5.3.Z.a.




Rule 9.5.3.2
1953 Assessment of performance standard contraventions |

Performance standard Matters of discretion Guidance on the assessment of resource consents ‘

Rule 9.6.2.X

Activity Matters of discretion ‘Guidance for the assessment of resource consents




Special Information Requirement Rule 9.9.X







Rule 15.6.X

Rule 15.10.4.Y

Rule 15.3.4.1 Development Activity Status Table

15.6.X Service Connections - Stormwater - to be added {Change F2-2}

8. Natural Hazards Performance
Standards

b. Maximum building site coverage and
impermeable surfaces

. Setback from scheduled tree

d. Structure plan mapped area
performance standards (where
relevant)

Guidance on the assessment of resource consents




Rule 15.11.5.Y

e e e eﬂ_@ [

latters of discretion Guidance on the assessment of
resource consents




Notified Policy / Rule

Issue

Potential Solutions

CHANGE F3-2
Policy 2.7.1.2.Y

Ensure areas of new urban development provide for public infrastructure networks that represent the least possible long term costto
the publicthrough;

Policy 9.2.1.BB

Require subdivision rrmdﬁ—umi develo ameni ar summﬁed lmnu faeﬂme.s in Buecaf 2d new. dmreiomnent

Policy9.2.1 BB

asie vater fmm g future development of the entire new demm ‘area does not emeedth
'cal:ram\.r nﬂhe wasiewaied' public mfmstmdure network. {Change F3-27

Note 9.3.7.ZA General Advice

b. %ﬂm& specifiedin Rule 96.2Y, Jmma::li‘me mnnamuns mthe M@;g _;g
mﬁirumure netwuricwn nut he avar’rame diie to nemmrh eanacrw Con tr' ’mS

residential units 1s yetto be E;_p_ﬂrwed as a solution to cagﬂll‘y‘ cﬂnst;amts {Change F3-2)

Rule 9.6.2.Y
9.6.2 Assessment of restricted discretionary activities
Guidance for the assessment of resource consents

Activity Matters of discretion

1. Potential

with  NDMA being
multiple ownership — for
example, if there is / are
reluctant or recalcitrant

owner(s)
NDMA.

within

difficulties

in

the

1. Provide a claw-back
mechanism whereby when
the developer of
infrastructure in a NDMA
with multiple owners vests
that infrastructure in DCC,
DCC pays that developer for
the infrastructure (less the
developer's pro rata share)
and DCC claws-back the cost
of that infrastructure vis
development contributions
as the other land within that
NDMA comes online.

AND

Provide a mechanism
whereby the DCC can
compulsorily acquire

easements in NDMA for new
infrastructure.







Rule 9.9.Y




Rule 15.10.4.Y

Perfarmance standard

Matters of discretion

Guidance on the assessment of resource consents.

Rule 15.11.5.Z

od discretionary activities in an overlay zone, mapped area, heritage precinct or affecting a

Matters of discretion Guidance on the assessment of




Notified Policy / Rule

Issue

Potential Solutions

CHANGE F2-6
Policy 9.2.1.AA

Policy8.21.A4  Onlyallow subdivision in a new development mapped area whare any new public or private J-waters
infrastructure iz designed to connect to, and provide capacity for future urban development on adioining.or
nearby sites that are zoned for urban development, where necessary, {Change F2-6]

Rule 9.5.3.Z

9.5.3 Assessment of performance standard contraventions

FPerformance standard Matters of discretion Guidance on the assessment of resource consents

Z. Inanew a Effectiveness and iii. Only allow subdivision in 3 new development mapped area where
dev ent efficiency of stormwater T e . =
A anageIRE At AR afecks any Ro puiblic :::r-m.wate }wa_Iefs mfras?rueture is dgsmned to
- Senice of stormuwater from future connectto, and provide capacity for, future urban development an
connections - development adjoining or nearby sites that are zoned for urban development,
stormwater ' i ' . B
(Ruls 937 A& where necessary (Policy 8.2 1 A&} {Change F2-6}
{Change F2-2}
Rule 9.6.2.X

9.6.2 Assessment of restricted discretionary activities

Artivity Watters of discretian Guidance for the assessment of resaurce consents
X Inanew a. Effectiveness and lii. Omly allow subdivision in & new development mapped area where any
development efficiency of stormwater new public or private 3-waters infrastructurs is designedto connectta,
m area: management and effects and provide capacity for, future urban development on adjoimning o
s All subdivision  of stormwater from future nearby sites that are zoned for urban development, where necessary

activities development (Policy 8.2 1.AA). {Change F2-6}

{Change F2-2}

Limit the extent of Policy
9.2.1.AA and related
lower order provisions
to provision of capacity
of infrastructure within

the specific new
development  mapped
area.

Delete the words ‘'on
adjoining or nearby sites
that are zoned for urban
development' and insert the
words 'within the subject
new development mapped
area’ before 'where
necessary'.

AND

Similarly in Rule 9.5.3.Z.a.iii
delete the words ‘on
adjoining or nearby sites
that are zoned for urban
development' and insert the
words 'within the subject
new development mapped
area’ before 'where
necessary'.

AND

Similarly in Rule 9.6.2.X.a.iii
delete the words ‘on
adjoining or nearby sites
that are zoned for urban
development' and insert the
words 'within the subject
new development mapped
area’ before 'where
necessary'.
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