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Monitoring of your Resource Consent
To assist with setting a date for monitoring, please estimate the datc of completion of the work for which Resource Consent is required.

Your Resource Consent may be monitored for compliance with any conditions at the completion of the work. {If you do not specify an
estimated time for completion, your Resource Consent, if granted, may be monitored three years from the decision date).

(month and year)

Monitoring is an additional cost over and above consent processing. You may be charged at the time of the consent being issued or at
the time monitoring occurs. Plecase refer to City Planning’s Schedule of Fees for the current monitoring fee.

Detailed description of proposed activity

Please describe the proposed activity for the site, giving as much detail as possible, Where relevant, discuss the bulk and location of
buildings, parking provision, traffic movements, manoeuvring noise generation, signage, hours of operation, number of pcople on-site,
number of visitors ctc. Please provide proposed site plans and elevations.

See attached application for specific detail

Description of site and existing activity

Flease describe the existing site, its size, location, orientation and slope, Describe the current usage and type of activity being carried
out on the site. Where relevant, discuss the bulk and location of buildings, parking provision, traffic movements, manocuvring, noise
generation, signage, hours of operation, number of people on-site, number of visitors ctc. Please also provide plans of the existing site
and buildings. Photographs may help.

See attached application for specific detail

(Attach separate sheets if necessary)

District plan zoning
What is the District Plan zoning of the site? Rasidential 1

Are there any overlaying District Plan requirements that apply to the site c.g in a Landscape Management Area, in a Townscape or
Heritage Precinet, Scheduled Buildings on-site etc? 1 unsure, please check with City Planning staff.

Townscape Precinct — High Street

Breaches of district plan rules

Please dctail the rules that will be hreached by the proposed activity on the site (if any). Also detail the degree of those breaches. In
most circumstances, the only rules you need to consider are the rules from the zone in which your proposal is located. However, you
need to remember to consider not just the Zone rules but also the Special Provisions rules that apply (o the activity. 1f unsure, please
check with City Planning staff or the Council website.

See attached application for specific detail
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Affected persons’ approvals

[/We have obtained the written approval of the following people/organisations and they have signed the plans of the proposal:

Name:

Address:

Name;

Address:

Please note: You must submit the completed written approval form(s), and any plans signed by affected persons, with this application,
unlcss it is a fully notified application in which casc affected persons’ approvals need not be provided with the application. 1f a written
appraval is required, but not obtained from an affccted person, it is likely that the application will be fully notified or limited notified.

Assessment of Effects on Environment (AEE)

In this section you nced to consider what effects your proposal will have on the environment. You should discuss all actual and
potential effects on the environinent arising from this proposal. The amount of detai] provided must reflect the nature and scale of the
development and its likely effect. i.e. small effect cquals small assessment.

You can refer to the Council’s relevant checklist and brochure on preparing this assessment. If needed there is the Ministry for the
Environment’s publication “A Guide to Preparing a Basic Assessment of Environmental Effects” available on www.mfe.govt.nz,
Schedule 4 of the Resource Management Act 1991(RMA) provides some guidance as to what to include.

See attached application for specific detail

{Attach scparate shects if necessary)

The following additional Resource Consents from the Otago Regional Council are required and have/have not (delete one) heen
applied for:

|:| Watcr Permit |:| Discharge Permit |:| Coastal Permit |:| Land Use Consent for certain uses of lake beds and rivers IENot applicable

Declaration

I certify that, to the best of my knowledge and belict, the information given in this application is true and correct.
1 accept that [ have a legal ohligation 1o comply with any conditions imposed on the Resource Consent should this application be approved.

Subject to my/our rights under scction 357B and 358 of the RM A to ohject to any costs, [ agree to pay all the fees and charges levied by the
Dunedin City Council for processing this application, including a further account if the cost of processing the application cxceeds the deposit
paid,

Signature of Appieant/Agent (delete one): /,]/}Q/lf\l@—f-!.-—-N Date: .22’/&// 7

Privacy — Local Government Official Information and Meetings Act 1987

You should be aware that this document becomcs a public record once submitted. Under the above Act, anyone can request (o see
copies of applications lodged with the Council. The Council is obliged to make available the information requested unless there arc
grounds under the above Act (hat justify withholding it. While you may request that it be withheld, the Council will make a decision
following consultation with you. 1f the Council decides to withhold an application, or part of it, that decision can be reviewed by the
Office of the Ombudsmen.

Please advisc if you consider it nccessary to withhold your application, or parts of it, from any persons (including the media) to (tick
thosc that apply):

D Avoid unreasonably prejudicing your commercial position

DProtcct information you have supplied to Council in confidence

DAvoid serious offence to tikanga Maori or disclosing location of waahi tapu

Application Form for Resource Consent_pagel
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What happens when further information is required?

If an application is not in the requircd form, or does not include adequate information, the Council may reject the application,
pursuant to section 88 of the RMA. In addition (section 92 RMA) the Council can request further information from an applicant
at any stage through the process where it may help to a better understanding of the nature of the activity, the effects it may have
on the cnvironment, or the ways in which adverse effects may be mitigated. The more complete the information provided with the
application, the less costly and more quickly a decision will be reached,

Fees

Council recovers all actual and reasonable costs of processing your application, Most applications require a deposit and costs above
this deposit will be recovered. A currcnt fecs schedule is available on www.dunedin.govt.nz or from Planning staff. Planning staff also
have information on the actual cost of applications that have been processed. This can also be viewed on the Council website.

Further assistance

Plcase discuss your proposal with us if you require any further help with preparing your application. The Council does provide
pre-application meetings without charge to assist in understanding the issues associated with your proposal and completing your
application. This scrvice is there to help you.

Please note that we are ablc to provide you with planning inforination but we cannot prepare the application for you. You may necd to
discuss your application with an independent planning consultant if you nced further planning advice.

City Planning Staff can be contacted as follows:
In Writing: Dunedin City Council, PQ Box 5045, Moray Place, Dunedin %058
In Person: Customer Services Centre, Ground Floor, Civic Centre, 50 The Octagon
By Phone: (03) 477 4600, Fax: (03) 474 3451
By Email: planning@dce.govt.nz

There is also information on our website at www.dunedin. govi.nz.

Information requirements (two copies required)
m Complcted and Signed Application Form
% Description of Activity and Assessment of Effects

Site Plan, Floor Plan and Elevations {where relevant)

m Certificate of Title (lcss than 3 months old) including any relevant restrictions (such as consent notices, covenants, cncumbrances,
building line restrictions)

,:| Written Approvals
Forms and plans and any other relevant documeniation signed and dated by Affected Persons
Application Fee (cash, cheque or EFTPOS only; no Credit Cards accepted}

In addition, subdivision applications also need the following information
’:l Number of existing lots. D Numher of proposed lots.
[:l Total area of subdivision. D The position of all new boundarics.

In order to ensure your application is not rejected or delayed through requests for further information, please make sure you have
included all of the necessary informaiion. A full list of the information required for resource consent applications is in the Information
Requirements Scction of the District Plan.

OFFICE USEONLY

Has the application been completed appropriately (including necessary information and adequate assessment of cffects)?
I:l\"cs DNO

Application: D Received Dchcc:ed

Received hy: D Counter DPost DCnurier D Other:

Comments:

{Include rcasons for rejection and/or notes to handling officer)

Planning Officer: Date:

Application Form for Resgurce Consent_paged
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LANDUSE CONSENT APPLICATION
401, 402 AND 403 HIGH STREET, DUNEDIN

1.00 THE EXISTING ENVIRONMENT

1.01 The Sites

The properties are referenced in the DCC Webmap as 401, 402 and 403 High Street, Dunedin. 401 and
403 High Street are located on the southern side of High Street whilst 402 High Street is located directly
opposite 401 and 403 on the northern side.

401 High Street (OT14C/712) is legally described as Lot 2 DP 4266 and comprises 551m2 and is held in
the name of Downie Stewart Foundation and Justice Purposes NZGZ 1992.

402 High Street (OT368/120) is legally described as Lot 4 DP 2281, Part Lot 3 DP 2281, Part Lot 5 DP
1266 and Part Section 40 Block II Town of Dunedin and comprises 509m2 and is held in the name of
Downie Stewart Foundation.

403 High Street (0T276/233) is legally described as Lot 1 DP 4266 and comprises 551m?2 and is held in
the name of Downie Stewart Foundation.

1.02 Background

Downie Stewart Foundation is a charitable trust established to run the Moana House programme.
Moana House is a residential therapeutic community catering for adult male offenders and has operated
from the same site since 1987.

The Moana House programme consists of a long term residential programme which incorporates
continuing care (counselling/therapy), and an outpatients after care programme with training and
workshops offered throughout to improve their work and study skills. All programmes are funded by the
Ministry of Health. Funding currently allows for 17 beds.

Moana House is funded to deliver the only Impaired Drivers Programme south of Christchurch to
Community Probation clients and also provides training to health professionals. The Impaired drivers

~ program consists of a group of 12 people meeting once a week for 8 weeks. Moana House is funded

to run 2-3 per year.

Training to health professionals consists of day long workshops with speakers. This are currently run as
required but not more than once a month.

1.03 Existing Setup and Consents

401 High Street contains the original Moana House and operates as a residential dwelling providing
seven programme beds and one staff bed, and also accommodates the foundations administration and
counselling personnel’s office. An eighth bedroom and toilet is located in a detached sleep out located in
the south west corner of the site whilst a meeting room is located in the outbuilding in the southeast
corner of the site. A number of lean-to’s are located along the western boundary and these are
currently used as cover for firewood and storage of tools. A single garage located at street level is
utilised for carving (wood and stone).

402 High Street was acquired by Downie Stewart Foundation in 1997. It operates under existing
consent 2003-1193 which approved residential activity for the programme participants in the flat on the
upper level (three beds). It also approved training and workshops to be run from the downstairs flat for
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programme participants, to other community groups of social services and to community probation
service clients. The consent also approved the provision of no onsite parks. The training was at that
stage approved for up to three workshops being held each week for up to 15 people.

403 High Street was acquired in 2005 and contains a two storey dwelling which is used solely as a
residential dwelling providing four programme beds and one staff bed. It has a driveway which provides
access to the rear of the site. There are no formal off street parks though the driveway is used to park
the foundation’s truck and trailer. The rear of 403 is vacant and contains remains of a historic building,
namely concrete steps, back wall and foundation. A bluestone wall is located along the boundary with
409 High Street. Mr Warnock is making contact with Heritage NZ regarding this.

The foundation owns and runs two vans and a truck and trailer. They provide a pick up and drop off
service for the impaired driving participants and all Moana House programme participants are provided
a Go Bus Pass to facilitate bus travel.

A Preliminary Information Memorandum (PIM-2016-849) has been issued in relation to a new building
to be constructed at the rear of 403 High Street.

Moana House currently have two administration staff, and twenty two programme delivery specialists
whom work on a rotational basis to cover the 24 hours, 7 days a week programme.

1.04 Reasons for Application

The administration, programme specialists workspaces, and programme services are starting to
encroach into the residential spaces of Moana House at 405 High St whilst workshop tools are housed in
rented storage offsite. None of the current buildings offer a single room where all staff and residents
can meet. Overall, this impacts on the residential experience of the programme participants and the
programmes.

Moving to larger existing premises is not an option, due to the nature of the foundation’s community
philosophy whereby participants reside in houses within the community, just as they will in future on
their own.

The land at the rear of 403 High Street is poorly utilised at present. It is intended to construct a new
building at the back of 403 High Street as detailed on Warnock Architecture plans attached to this
application. This will alleviate the issue of space, allow the existing buildings to be better used and
utilise the vacant land.

The applicant seeks land use resource consent for the Moana House operation across three sites as
proposed below.

The associated earthworks to construct the building are to involve contaminated soils and as such the

applicant also seeks consent for a discretionary activity under the provisions of the National
Environmental Standard for Soil.

#11786 3 August 20177 RC Application
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2.00 DESCRIPTION OF PROPOSAL

2.01 401 High Street

Upon construction of the new building at 403 High Street, Moana House will continue to provide
residential living for programme participants and a staff member. The external bedroom will remain as
per the status quo.

The external meeting room in the southeast corner of the site will remain a public space for smaller
gatherings as needed. The lean-to’s along the western boundary will be removed and in time as funding
allows, the rear courtyard is to be redeveloped to improve the finkage between the buildings (existing
and proposed) as well as improve laundry drying facilities. The garage will continue to be used to teach
carving and store the related tools.

Some elements of the programme will continue to be delivered to residents from the public rooms as
needed, whilst some minor administration aspects may also continue to be located at 401. This activity
will be a mix of residential and community support.

2.02 402 High Street

The upstairs flat at 402 High Street will continue as per the status quo as a residential activity providing
3 beds for programme residents. It is intended that upon construction of the new building at 403 High
Street, the downstairs flat (3-4 bedrooms) will also resume being used solely for residential activity.

The two flat arrangement of this dwelling is consistent with its historic use. As funding becomes
available some internal reconfiguration of the downstairs flat may occur to improve the residential
experience.

This site will contain two residential activities. There is no intention to deliver any part of the
programmes from within this building.

2.03 403 High Street
2.31 Existing Building

The existing building will continue to operate as a residential activity providing beds for programme
participants. This is considered a residential activity.

There is no intention to deliver any part of the programmes from within this building.

2.32 New Building

The new building will consist of three levels, designed to fit into the existing landform. All training and
workshops offered by the Moana House Training Institute to both residents and non-residents will be
conducted from the new purpose built building.

The Impaired Drivers course will run 2 — 3 times per year and consists of a group of 12 people meeting
once a week for 8 weeks. The workshops to health professionals will consist of day long workshops

offered no more than once a fortnight but more than likely only once a month.,

It is intended to allow the large multipurpose room to be available to other service groups as required
when free. This may equate to 2 — 3 times per week at most.
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The lower level will consist of two secure stores and car parking for three vehicles. The larger store will
house tools which are used in training and workshops, and will allow the offsite rental storage to be
relinquished. The smaller store will house clothing and provide a designated dressing room area where
participants whom arrive with very little are able to be provided clothing. This is currently located within
the staff bedroom due to the lack of space in Moana House.

The middle level will contain the administration area for Moana House, staff room and toilets along with
a large multi-purpose room which will be able to facilitate programme delivery to groups. Due to the
site levels, this level will provide access to the rear courtyard of 401 High Street.

On the upper leve!, four counselling rooms and a sitting area are proposed to facilitate programme
delivery on a one to one basis or to very smail groups.

This building will not contain a kitchen or living spaces and is considered a community support activity.

2.04 Access and Car Parking

The three properties all front High Street. The foundation owns two vans, which are parked on the
street outside 401. The foundation also owns a truck and trailer which currently parks at the rear of
403. The staff numbers vary depending on the time of day and day of week, but all are responsible for
their own transport to and from work.

A bus stop is located along High Street outside 403.

Given the circumstances surrounding the participants, it is very rare for them to own and use a vehicle.
Those participants of the residential programme that do own a vehicle are required to arrange storage
of these prior to their arrival as vehicles are not permitted. Upon entering the programme, participants
are given a Go-Bus card to utilise the public bus transport service.

Those participants involved in the impaired drivers programme are not allowed to drive and are offered
a pick-up drop-off service as part of the programme.

Overall three parks are to be provided in association with the Moana House activity which operates

across the three sites. These are intended for foundation or staff vehicles as required. The practise of
parking the vans on the street will continue as this is central to all three sites.

2,05 Signage

The foundation strives to offer a service which blends into the community and as such there is no
signage associated with the premises.

2.06 Servicing
The sites are currently served for water, foul sewage, stormwater, telecommunications and electricity.

There are no changes proposed to the existing service arrangements other than new internal drains
which will be subject to the building consent process.

2.07 Building Bulk and Location

The external envelopes of the three existing buildings are not being altered. The existing lean-to’s along
the western boundary of 401 will be removed.
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The proposed building will be constructed of timber and plaster with a corrugated iron roof. The colour
of the proposed plaster is not yet confirmed but will be generally earthy to complement the cedar
timber finish and have a standard sponge type finish. The timber is to be finished in natural stain or oil.

The new building will be located within the side yard to 401 High Street being part of this application.
The length of the building will be located about 1.5m from the boundary but will only be visible as such
along the second floor. The covered porch and associated wing walls on the second floor will extend
fully to the boundary which equates to approximately 9m along the common boundary. The building will
also breach the 63° height plane from the same boundary. The extent of these encroachments is shown
on the attached plans.

The building will be compliant to all other boundaries remaining clear of the southern boundary with
167 Maitland Street by 2.9m and the western boundary by 3.4m.

The total site coverage of 403 High Street upon completion will be 50%.

2.08 Heritage NZ

A bluestone wall is located along the western boundary of 403 High Street, in common with 409 High
Street. Reece Warnock is approaching Heritage NZ with respect to this wall.

2.09 Earthworks

Construction of the building will involve earthworks. The location of the proposed building is partially
subject to a previous building platform, the remnants of which include a concrete wall, foundation and
steps.

Geosolve undertook a geotechnical site investigation for the Downie Stewart Trust and their findings are
reported and attached for reference. In summary, key aspects include;

» The site has a 1.1m depth of organic material and foundation design must account for this.

» The historic foundations/walls are not considered adequate for construction and shouid be
removed.

« The slope on the south side is un-retained and care needs to be taken to ensure slope stability is
retained.

e Construction and final development must avoid surcharging the bluestone walls running along
the western boundary of the site.

« Earthworks design should be agreed with Geosolve prior to construction.

* A Geotechnical Practitioner should oversee the earthworks excavations.

The concept design has been prepared after release of this report. Discussion with the designer has
confirmed that as part of the preparation of building consent detailed drawings, advice from structural
engineers will provide the necessary confirmations regarding loading of the slope and wall or if
necessary provide design criteria to underpin the relevant structures.

The total volume of cut is 210m3 and 2m?2 of fill. The maximum depth of cut is proposed to be 3.3m

and occur at the rear of the new build nearest the boundary with 401 in the location of the storeroom
on Level 1,
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2.10 NES for Assessing and Managing Contaminants in Soil

The site has been utilised as a residential activity, and visual evidence would lead us to believe that
historically this also extended to the rear of the site. We believed that the site may have soils on site
that have been contaminated to some degree. This belief comes about as a result of the Geosolve
report which identified uncontrolled fill onsite to a maximum depth of 1.1m containing inorganic
material, and that a building existed at the rear and that demolition material may have been burnt
onsite. As such EC Otago were engaged to complete soil testing, and report findings.

EC Otago tested soil samples and it was found that the site was contaminated with lead and
benso{a)pyrene contaminants exceeding permissible residential standards. As the volume of soils to be
excavated exceeds the permissible volume associated with the disturbance of soils, the earthworks are
considered a discretionary activity under the NES:Soil.

Subsequently EC Otago have undertaken an Assessment of Environmental Effects for the disturbance
and disposal of soil which is supplied as supporting documentation to this application. Also provided is
the Contaminated Soil Management Plan which has been prepared in order that the Dunedin City
Council can concurrently approve the plan rather than require this as part of a condition of consent.

In summary, EC Otago has identified that though several potential effects arise from the proposal to
disturb the soils, appropriate controls and management practices will mitigate these and to this end
suggest appropriate inspection and reporting to be undertaken to confirm the earthworks were carried
out according to the Contaminated Soil Management Plan

EC Otago proposes the following condition of consent;

“That earthworks be conducted in accordance with the Contaminated Soil Management Plan,
in particular that all soils at the property be handled in strict accordance with the provisions
of the Contaminated Soil Management Plan under the assumption that they might be
contaminated.”

Overall it is considered that the earthworks required to be construct this building are characteristic of

those required on a sloping site, and in terms of the contaminated material will be beneficial in reducing
overall onsite soil contamination.
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3.00 PLANNING STATUS

3.01 Current Operative Dunedin City District Plan

The zoning of the land is Residential 1 in the Dunedin City District Plan and has a Townscape overlay.
High Street is identified as a Collector Road in the Dunedin City Road hierarchy.

s Moana House offers health services to the community and is considered to fall within the
definition of a ‘Community Support Activity’ as defined in the pian as;

"... the use of land and buildings or collection of buildings which are used for the primary purpose
of supporting the health, welfare, safety, education, culture and spiritual well-being of the
community including childcare facilities and community polfice offices but excludes hospitals,
recreational activities, facilities which have or require a liguor licence or which provide restaurant
facilities.”

Community Support Activities are discretionary {unrestricted) activities in the Residential 1 zone
in accordance with Rule 8.7.5(i).

¢ The new building is in TH14; High Street Precinct, and new buildings are considered a controlled
activity under Rule 13.7.2.

« The new building breaches Rule 8.7.2(i)(a) requiring 2.0m side yards and Rule 8.7.2(ii) requiring
a 63° height plane angle to 401 High Street. #401 is part of the application and operates as part
of the overall activity.

o The total site coverage for #403 breaches Rule 8.7.2(iv) which specifies a maximum site
coverage of 40%. The total is proposed to be 50%.

e The proposed earthworks breach Rule 17.7.3 and Rule 17.7.4 (scale thresholds) by proposing
3.3m of cut depth and a total volume of 210m3 which is considered a discretionary (restricted)
activity under Rule 17.7.5(ii).

» Two residential activities are to be reinstated at 402 High Street which breaches Rule 8.7.1
requiring @ minimum of 500m2 per residential activity. This is considered a non-complying
activity.

o The existing buildings on 401, 402 and 403 High Street have yard and height plane non-
compliances to neighbouring properties which are existing and not changing as part of the
proposal. These are not discussed further.

+ The disturbance of contaminated soil in excess of 25m2 per 500m2 and disposal offsite of more
than 5m3 per 500m2 as permitted by the NES:Soil is considered a discretionary activity.

3.02 Second Generation Dunedin City District Plan (2GP)

The three sites are all located in the proposed Inner City Residential Zone in the 2GP. The three
development standards of density, yards and site coverage have their proposed provisions detailed for
reference.

This zone proposes residential activity at a density of 1 habitable room per 45m2. The proposed dual
flat arrangement on 402 High Street, with total of 6-7 beds would be considered consistent with this
density (509m?2/45m? =11 habitable rooms).
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This zone proposes side and rear yard setbacks of 1.0m, which is less than the current 2.0m rule
requirements. The new building on 403 would continue to breach the yard to 401 but would be even
more compliant to 167 Maitland Street and 409 High Street.

This zone proposes a maximum site coverage of 60%. The combined site coverage of the existing and
new buildings on 403 would be compliant with this site coverage by in excess of 10%.

The second generation district plan is in the hearings process and a formal decision is yet to be
released. At this stage some provisions of this zone may become operative but remain subject to
appeal. At this stage little weight can be applied to the 2GP hence why we have only detailed the
provisions for reference purposes.
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4.00 ASSESSMENT OF EFFECTS ON THE ENVIRONMENT

4,01 Consultation/Affected Persons

A PIM (2016-849) was obtained from the DCC with respect to the new building proposed for 403 High
Street. This included identification of planning non-compliances associated with the new build.

Further brief consultation was undertaken with Phil Marshall on May 18" to obtain guidance with
respect to potentially affected persons and to what extent consent application should cover the three
properties.

It was confirmed that 401 was an affected person (Downie Stewart Trust — the applicant), and that the
flats on 409 High Street and the dwelling on 167 Maitland Street may be affected if they are shaded by
the new building given the new building is to their north.

The owners/occupiers of 167 Maitland Street made contact with Downie Stewart Trust regarding the
proposed building early in the process. Their affected persons consent was sought however they
declined to sign. We consider the effects of the proposal extend only to those arising from the new
building. These effects have been compared to that of a permitted building and are submitted as being
less than those arising from a permitted building.

The property of 409 High Street is subdivided into 5 unit titles and they are not owner-occupied. The
landlords of all five flats is Chris Zhu and Yong Yang whom reside in Auckland. The tenants are not
generally long term tenants according to the director of Downie Stewart Foundation and thus we have
not sought their consent. We consider the effects of the proposal extend only to those arising from the
new building. These effects have been compared to that of a permitted building and are submitted as
being less than those arising from a permitted building.

Adjoining owner’s consents were obtained in 2003 for the use of 402 High Street as part of a
community support activity when it was altered from its original dual residential activity usage to single
residential activity upstairs and training premises downstairs.

No other persons are considered to be adversely affected by this proposal for the reasons outlined
below,

4.02 Permitted Baseline

For the purposes of assessing shading, a permitted baseline example has been prepared and shown on
Warnock Architecture plans Al.1, A3.2, and A3.3. The zoning is residential and the existing building on
403 High Street is a dwelling hence it can reasonably be expected that an accessory building may be
constructed at the rear of the site which accommodates both vehicles and provides for a
studio/workshop and storage on upper levels.

The permitted baseline is a proposed garage constructed on the 2m yards to all three adjoining
properties. The building walls extend vertically up until just below the 63° height plane. At this point the
roof extends at an angle of 63° until it reaches an elevation of 9m above existing ground level. The
total site coverage of the existing house and proposed garage combined is 220m2 which is in
accordance with the permitted 40% site coverage.
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4,03 Assessment of Effects
4.31 Townscape Precinct

The existing buildings have been located onsite for a considerable amount of time. The dwelling at 401
High Street was built in 1930’s though tends to reflect the eariier period brick gentleman’s residences
whilst the dwelling at 403 High Street was also built in the 1930’s but reflects the Art Deco style.

The building at 402 High Street predates the DCC record of 1925 in its construction and reflects the
brick gentleman’s residences of the early time. The fagade and bulk appearance to High Street of the
dwelling at 402 High Street is registered as protected by the District Plan under B324 and has a
Heritage NZ Category II status under Registration Number 2176. This dwelling was converted to two
flats prior to its purchase by the Downie Stewart Foundation and remains configured as such. The re-
use of this dwelling as two flats will not affect any external aspects (bulk/location or appearance) of the
building and it is considered that the proposed activity will have no more than minor effects on the
surrounding townscape precinct.

Though located within the Townscape precinct, the new building lies on its fringe. The proposed
building will not reflect the heritage characteristics of the area, but rather reflect a modern design and
finish (cedar timber and plaster in earthy tones). The building will be visible from High Street when
viewed in & south easterly direction due to the open driveway of the adjoining neighbour and from one
location on High Street where the elevation of High Street allows the rear of the site to be visible. When
viewed from private residences across the guily, the new build is to have a brick dwelling and an art
deco style dwelling as its backdrop. Given the lack of heritage style dwellings surrounding the new build
location, it is considered that the appearance of the building will not detract from its surroundings.

4.32 Density

The potential density of residential units is only changing as a result of the reuse of the house at 402
High St as two flats. The dwelling is currently configured as two flats and until 2003 was used as such.
Since then the programme participants only live in the upper flat in a residential activity context.

The reuse of the two flats each for residential purposes will not alter the number of participants in the
programme but simply redistribute them around the three properties. Currently the programme is
limited in its bed numbers by the Ministry of Health and this would have to be increased prior to any
change in resident numbers.

Irrespective of the total number of beds available, the reuse of the dwelling at 402 High Street as two
flats will have minimal impact on the surrounding environment. The dwelling can accommodate the
same number of programme participants in either a single dwelling or dual flat orientation given its
existing layout. The dual flat orientation is preferred as this allows smaller groups of participants to live
and interact in an everyday situation to share a kitchen, bathroom and common rooms. Given that
vehicles are not associated with the Moana House residents, there is no demand on parking.

Overall the re-use of the dwelling in a two flat scenario for the Moana House programme will have no
more than minor adverse effects on the environment and allow re-utilisation of the existing dwelling.

4.33 Bulk and Location - New Build
The new building has been designed to be sympathetic to the lay of the land and the adjoining

neighbours as much as possible being that the site is elevated above and north of both neighbours. It
will remain compliant with respect to yard and height planes provisions to the properties of 409 High
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Street and 167 Maitland Street. By setting the building back against the boundary of 401 High Street,
the aim is to minimise all actual and potentia!l effects on the adjoining properties.

4.34 Site Coverage/Shading

The total site coverage will exceed the 40% permissible by the District Plan at 50%. The surrounding
environment has site coverages ranging from 25% to 63%. Site coverage is generally controlled to
ensure that the overall amenity of a suburb is maintained.

The shading effect on the adjoining neighbours could also be affected by site coverage as it indirectly
controls how much light filters between buildings to adjacent properties. In this instance the new
building is located to the northwest and northeast of the adjoining neighbours at 167 Maitland Street
and 409 High Street respectively. The proposed building is also on a site which is elevated in
comparison to both these properties though the block of flats is two storied.

To facilitate the assessment of the effect of shading by the new build on the surrounding properties
Warnock Architecture has generated a series of solar studies for December 25", March 1% and June 19™
2017, These are visual simulations, at 15 minute intervals, which can be provided electronically to the
Council upon request. In addition, screen shots have been compiled for comparison and are attached as
supporting information for quick reference.

For reference the images take into account the site contours and the baseline/proposed building
designs. The contours of the neighbouring properties and greater landscape context such as the
Horizon, Peninsula, Highgate and Flagstaff ridgelines are all based on contour data supplied by the DCC.
The buildings are 3d and their footprint is based on DCC aerial imagery whilst their height is estimated
by the Mr Warnock given his building knowledge.

Generally it can be found that the proposed building has a lessor shading effect on the adjoining
properties of 167 Maitland St and 409 High Street compared to the baseline building, irrespective of its
larger footprint. This primarily occurs as it has been located as far away from the adjoining properties
as possible and the overall design is sympathetic to these properties whilst providing for the needs of
Moana House.

409 High Street

December 25" Solar Studies — Summer

The permitted baseline building shades the flats between approximately 7am and 10.20am.
Comparatively, the proposed building shades the block of flats for a lessor period and over a shorter
length. Refer simulation shading images at 0718 and 1003.

March 17 Solar Studies — Autumn

The proposed building will shade the flats of 409 High Street to some degree, from sunrise until
approximately 11.45am but comparatively this remains less in duration and extent than that created by
the permitted baseline which is between sunrise and noon/12.15. Refer simulation shading images at
0900 and 1145.

June 19" Solar Studies — Winter

The winter simulation indicates that the existing buildings on 403 High Street currently shade the block
of flats until approximately 1.20pm. The baseline building would increase the amount of shading
experienced by the flats during the morning through until about 1pm.

The variance of shading created by the proposed building compared to that of the baseline building is
difficult to distinguish due to the very low sun angles and as the sites all have a southerly aspect. We
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believe that the proposed building clears the flats slightly earlier at approximately 12.45pm compared to
the baseline time of about 1pm. Refer simulation shading images at 0837, 1007, 1152 and 1307.

Summary for 409 High Street

Though the footprint of the proposed building is larger than that of the baseline and extends to the
boundary of 401, it has no more than minor adverse effects on the 409 High St and 167 Maitland Street
in autumn.

The extra length of the proposed building in the north-south direction only creates additional shading
over the vehicle manoeuvring areas in the mornings of the summer and autumn simulations. Given the
low winter sun angles and the lower elevation of the flats compared to the site, shading will always
occur during this time irrespective of the total site coverage. The design is setback beyond minimum
requirements in an attempt to minimise winter shading as much as possible.

Overall it is considered that the increased site coverage has no more than minor adverse effects
because the increased building footprint to the north generally only shades yards and the shading that
is created remains less than that of a permitted baseline building.

167 Maitland Street

December 25" Solar Studies — Summer

The property of 167 Maitland Street receives only minor shading during summer by the proposed
building. The maximum extent of shading occurs at around 3pm and the buildings shadow extends to
just along the property boundary. The effect of the new building is less than that of the permitted
baseline. Refer simulation shading image at 1518.

March F' Solar Studies — Autumn

The permitted baseline will shade the site to some degree from noon until early evening when all the
properties are shaded out by larger topography. The baseline building touches the existing dwelling
from about 3.45pm onwards.

Comparatively the proposed building has a lessor shading effect as it commences just after noon but
does not reach the dwelling itself until later at approximately 4.00-4.15pm and does not extend as far
into the site. As the sun continues around to the west the shadows increase but simultaneously move
along the dwelling. The rear courtyard of 167 Maitland Street remains unshaded by the proposed
building in the autumn simulation.

June 19" Solar Studies — Winter

The permitted baseline starts to shade the entire rear yard of this neighbour from about 12noon until
after 3pm when the whole block is shaded by the larger topography. The shading created by the
permitted baseline is comparatively similar on this property due to the angle of the sun.

Given the southerly aspect of the sites and the elevation differences this is not unexpected. However,
the additional site coverage of the building makes no difference to the shading on this property as the
maximum shading extent occurs when the sun is in line with the building and the shadow is the
narrowest.

Summary for 167 Maitland Street
The simulations have shown how the proposed building will have no more than minor effects on 167
Maitland Street in summer and autumn.

Given the low midwinter sun angles and the lower elevation of #167 compared to the subject site,
shading will always occur during this time irrespective of the total site coverage. The design is aligned
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north-south and is setback more than the minimum provisions in an attempt to increase the daylight
penetration in lieu of sunlight.

Overall it is considered that the increased site coverage has no more than minor adverse effects
because the shading that is created remains generally similar to that of a permitted baseline building.

4.35 Transportation

The proposal is to provide three parks on 403 for the foundation’s use. This compares to nil which are
currently offered, though the truck and trailer are parked at the rear of 403 at times. The proposed
parking provisions are considered to have positive outcomes on the transportation network as the
overall parking provisions for the activity are increased.

The activity as a whole is not greatly changing, but rather being reconfigured upon construction of the
new building. Overall, there will be three standalone residential activities (2x 402 and existing 403) one
mixed residential activity with minor program delivery to residents and a dedicated programme delivery
building to both residents and non-residents.

The three fully residential activities generate no parking requirements from the residents. Most of the
residents, if they hold a licence do not own vehicles. Those residents that do own vehicles are not
allowed to have them with them. A single staff member resides overnights at 401 and 403 respectively.

Moana House offers training and workshops to both residents and non-residents. The consent for 402,
assessed the parking requirements for the training aspect. The consent at that stage assessed the
activity on the basis of workshops being held 2 — 3 times per week, for a maximum of 15 people. The
consent approved a relaxation of the parking requirements associated with the training from five (two
parks for non-resident trainees and three for staff) to nil. The training activity approved is not intended
to increase beyond that already approved but simply be relocated to the purpose built facility. The
change in location will not generate additional parking needs beyond those that already exist.

Overall the existing parking arrangement for staff will continue whereby they park in Maitland Street or
William Street, as there is sufficient on street parking available to accommodate this. The addition of
three new covered car parks will provide the capacity for the existing vans to be located onsite as
needed or for staff vehicles to be stored securely during night shift.

It is considered that the car parking arrangement is considered suitable for the proposed activity and
that overall the proposal will have no more than minor effects on the surrounding transportation
network.

4.36 Noise/House of Operation

Moana House generally delivers its training and program deliverables during standard business hours.
Two of the four residential activities are staffed overnight and the program is a 24/7 program. The
activity as a whole remains subject to the noise standards as laid out in the District Plan which is
monitored indirectly by noise complaints. No noise complaints have been received for these three sites.
4.37 Servicing

There are no changes proposed to the existing service connections and thus the proposal will have no

adverse effects on the public infrastructure networks. Internal drainage changes may be required to
cater for the new building and these will be subject to approval as part of the building consent process.
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5.00 OTHER MATTERS

5.01 Draft Decision

We would request that in the interests of trying to avoid possible objections, a draft of the consent
decision and conditions is provided to the writer for discussion prior to release of the final decision.

6.00 SUMMARY

This application has shown how the existing activity as a whole, which is considered a discretionary
unrestricted activity in its nature, has been established for some time without cause for concern and
that the adverse effects created by the new building over and above the permitted baseline are
anticipated to be no more than minor.

This activity meets both limbs of Section 105 in that any adverse effects on the environment are no
more than minor and that the activity is not contrary to the objectives and policies of the Dunedin
District Plan.

We request land use consent to operate the community support activity from the existing and proposed
buildings at 401, 402 and 403 High Street and request that this application be processed on a non-
notified basis.

If you have any queries please do not hesitate to contact the undersigned. We look forward to your
response in the near future.

Yours faithfully
Terramark Ltd

MR o

Maaike Duncan
Licensed Cadastral Surveyor
maaike @terramark.co.nz
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APPENDIX 1

Warnock Architecture Plans (16 pages)



































































































APPENDIX 3

Geosolve Geotechnical Investigation
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APPENDIY “

Environment Consultants Otago - Hail
Assessment of Effects
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