IN THE ENVIRONMENT COURT
AT CHRISTCHURCH

| TE KOTI TAIAO O AOTEAROA
Kl OTAUTAHI

ENV-2023-CHC

Under The Resource Management Act 1991
(the Act)

In the Matter  of an appeal pursuant to Clause 14 of
Schedule 1 of the Act concerning the
Dunedin City Council Second
Generation District Plan (2GP) —

Variation 2

Between DDS PROPERTIES (2008) LIMITED
Appellant

And DUNEDIN CITY COUNCIL
Respondent

NOTICE OF APPEAL ON BEHALF OF DDS PROPERTIES (2008) LIMITED

GALLAWAY COOK ALLAN LAWYERS PO Box 143
Phil Page Dunedin 9054

Ph: +64 (3) 477 7312
Phil.Page@gallawaycookallan.co.nz Fax: (03) 477 5564



NOTICE OF APPEAL ON BEHALF OF DDS PROPERTIES (2008) LIMITED

To: The Registrar
Environment Court

Christchurch Registry

1. DDS Properties (2008) Limited (DDS) appeals against a decision of the
Dunedin City Council on a decision of the 2GP — Variation 2 regarding
the zoning of a site at 774 Allanton-Waihola Road (Decision).

2. DDS made a submission regarding the Decision.

3. DDS is not a trade competitor for the purposes of section 308D of the

Resource Management Act 1991.
4.  DDS received notice of the decision on 8 February 2023.
5.  The decision was made by Dunedin City Council.

6. The decision DDS is appealing is Variation 2 Hearing Panels Report
section 2.3.2.1 which refused to rezone property at 774 Allanton-
Waihola Road (Site) to Township and Settlement Zone and Large Lot
Residential 1 (Decision).

7. The reasons for this appeal are:

(a) The Site is currently zoned Rural Taieri Plain, the Site is adjacent
to Township and Settlement, Rural Taieri Plain and Rural Coastal

zZones.

(b)  The Decision does not fully realise the purpose of Variation 2
which is to enable Dunedin City Council to meet its residential
capacity obligations under the National Policy Statement on
Urban Development (2020) (Updated May 2022) (NPSUD). Due
to this, the Decision unreasonably limits the extent to which
Variation 2 can give effect to the NPSUD.



(c)

@)

(k)

(M

The Decision failed to place appropriate weight on the ability to
provide additional medium-term greenfield housing development
capacity.

The Decision does not provide adequate housing choices that
will meet the needs of people and communities and future

generations of a range of dwelling types and locations.

The Decision gave insufficient weight to ensuring there are
resilient townships and failed to give effect to Objective 2.2.4 of
the 2GP. Further development occurring in townships means

they can maintain and improve resilience.

The Decision discounts Policy 2 in NPSUD and places
insufficient weight on market demand for new development
capacity in the Allanton township. Developing the Site is a logical

extension of Allanton and improves the township’s resilience.

The Decision failed to accept DDS’s evidence on the potential
3Waters infrastructure and the extent to which constraints would

be overcome by the submitter.

The Decision failed to give weight to the proposal’s consistency

with maintaining visual amenity.

The Decision gave little weight to the Site’s potential to reduce
carbon emissions by increasing housing availability for people

employed locally.

The Decision disregarded the potential for acceptable access to
be provided to the State Highway network.

There is no geotechnical or natural hazard reason to exclude the

majority of the site for residential land use.

The Decision ignored or misunderstood DDS’s evidence that no
development is proposed in the Hazard 1A (flood) Overlay Zone
and that the Geosolve report found that the Hazard 1 (flood)
Overlay Zone can be designed around.



(m) The Site is not subject to the National Policy Statement on Highly
Productive Land 2022 (NPS-HPL) as Variation 2 is a Council-
initiated plan change and comes within clause 3.5(7)(b)(ii) of the
NPS-HPL.

8. DDS seeks the following relief:
(a) Accept Appellants Original Submission.

(b)  Any further, other, or consequential relief to give effect to the

original submission or the grounds raised in this Notice.
9.  The following documents are attached to this notice:
(a) A copy of the original submission.
(b) A copy of the Decision and

(c) Alist of names and addresses of persons to be served with a

copy of this notice.

0.
Ph.il\\i:""ége

Solicitor for the Appellant

DATED 17™ MARCH 2023

Address for service
for Appellant: Gallaway Cook Allan
Lawyers
123 Vogel Street
P O Box 143
Dunedin 9054
Telephone: (03) 477 7312
Fax: (03) 477 5564

Contact Person Phil Page



Email Phil.Page@gallawaycookallan.co.nz

Advice to Recipients of Copy of Notice
How to Become a Party to Proceedings

You may be a party to the appeal if you made a submission on the
matter of this appeal and you lodge a notice of your wish to be a party
to the proceedings (in form 33) with the Environment Court, and serve
copies on the other parties, within 15 working days after the period for
lodging a notice of appeal ends. Your right to be a party to the
proceedings in the Court may be limited by the trade competition
provisions in section 274(1) and Part 11A of the Resource

Management Act 1991.

You may apply to the Environment Court under section 281 of the
Resource Management Act 1991 for a waiver of the above timing

requirements (see form 38).
How to Obtain Copies of Documents Relating to Appeal

The copy of this notice served on you does not attach a copy of the relevant

decision. These documents may be obtained, on request, from the Appellant.
Advice

If you have any questions about this notice, contact the Environment

Court in Auckland, Wellington or Christchurch.



List of names of persons to be served with this notice

Name

Address

Email Address

Otago Regional

Council

Warren.hanley@orc.govt.nz

Susan Alanna

Browne

martin.alanna.browne@agmail.com

Alan and Leanne
Coombs (A& L
Coombs
Contracting Ltd)

coombscontracting@outlook.com




Roxanne Davies

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

Sent: Friday, 9 April 2021 09:23 a.m.

To: District Plan Submissions

Subject: Re: Variation 2 submission completed

Hi,

I've also just noticed that part of the submitter name is missing from the submitter form - see underlined in next
sentence.

The correct submitter name is: DDS Properties (2008) Limited.

Do you need me to redo page 1 of the submission form? If so, | will need to complete on Monday 12th April 2021 as
| am currently on holiday.

Cheers,

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

On 9/04/2021 9:01 am, emma wrote:
Hi,
Re part of form below that states: "Supporting documents (file name/s) No file uploaded"

Just double checking that the files attached to the two emails lodging the submission were
uploaded? The documents to be uploaded are shown in the snips below.

Cheers,

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

Email 1:



rom Medr
Subject Email 1 of 2: Submission of DDS Properties Ltd - Riverview: 774 Allanton-Waihola |
Reply to MeWr

lo districtplansubmissions@dcc.govt.nz W

Hi,
Please find attached the following documents forming the submission of D

Completed Form 5;
Submission Notes;
Table 1; and

Structure Plan;
Landscape Figures; and
Landscape Report.

The landscape figures and landscape report will be sent in a subsequent er
Please confirm receipt of both emails.

Cheers,

Emma Peters Consultant Sweep Consultancy Limited P.O. Box 5724 Dunedi

v E!I 4 attachments 16.0 ME

|i Submission Form 5 - DDS Properties Ltd - Riverview.PDF
|+ Variation 2 Submission Notes - DDS Properties Ltd - Table 1.pdf

Email 2:



from Metr
subject Email 2 of 2: Submission of DDS Properties Ltd - Riverview: 774 Allanton-Waihola §
Reply to MeW
To districtplansubmissions@dcc.govt.nz W

Attached:
Landscape Figures and Report
Cheers,

Emma Peters Consultant Sweep Consultancy Limited P.O. Box 5724 Dunedin ¢

v ﬂl 2 attachments 1.1 MB

Ii‘: 744 Allanton_Waihola_Lndscp figs_final.pdf 0.9 MB ”'i- 774 Allanton_Waiho

On 9/03/2021 9:28 am, districtplansubmissions@dcc.govt.nz wrote:

Submission Form Submitted



Thank you for taking the time to submit on Variation 2
Below is a copy of your submission:
Reference number 809085

Submitter name
DDS Properties Ltd

Organisation

Contact person/agent
Emma Peters, Consultant, Sweep Consultancy Ltd

Postal address
PO Box 5721 Dunedin 9054

Email
emma@sweepconsultancy.co.nz

Contact phone number

I could gain an advantage in trade competition through this submission
No

If you could gain an advantage in trade competition through this submission
please select an answer

Variation 2 change ID
Rezone 774 Allanton - Waihola Road in accorance with the structure plan 4 apply a
SPMA

Provision name and number, or address and map layer name
All provisions relating to New Development Mapped Area

My submission seeks the following decision from the Council
Accept the change with amendments outlined below

Details
See attatched submission notes

Reasons for my views
See attatched submission notes

Supporting documents (file name/s)
No file uploaded

Do you wish to speak in support of your submission at a hearing
Yes

If others make a similar submission, would you consider presenting a joint case at
a hearing
Yes



From: Emma Peters on behalf of emma
To: District Plan Submissions
Subject: Email 1 of 2: Submission of DDS Properties Ltd - Riverview: 774 Allanton-Waihola Road (Residential Rezone
& Application of a Structure Plan Mapped Area
Date: Thursday, 4 March 2021 04:58:38 p.m.
Attachments: Submission Form 5 - DDS Properties Ltd - Riverview.PDF
Variation 2 Submission Notes - DDS Properties Ltd - Riverview 774 Allanton Waihola Road.pdf
Variation 2 Submission Notes - DDS Properties Ltd - Table 1.pdf
Riverview Structure Plan.pdf
Hi,

Please find attached the following documents forming the submission of DDS Properties
Ltd in relation to the application of a SPMA for the residential rezone of 774 Allanton-

Waihola Road.

Completed Form 5;
Submission Notes;
Table 1; and

Structure Plan;
Landscape Figures; and
Landscape Report.

The landscape figures and landscape report will be sent in a subsequent email.

Please confirm receipt of both emails.

Cheers,

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



From: Emma Peters on behalf of emma

To: District Plan Submissions

Subject: Email 2 of 2: Submission of DDS Properties Ltd - Riverview: 774 Allanton-Waihola Road (Residential Rezone
& Application of a Structure Plan Mapped Area

Date: Thursday, 4 March 2021 04:58:27 p.m.

Attachments: 744 Allanton Waihola Lndscp figs final.pdf
774 Allanton Waihola Rd Var Two landscape rpt final.pdf

Attached:
Landscape Figures and Report

Cheers,

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



SECOND

(SR Zortpmonat (o
ING PAC - ' | BISTRICY PLAN
SUBMISSION FORM 5 \%ﬁ

CLAUSE 6 OF FIRST SCHEDULE, RESOURCE MANAGEMENT ACT 1991

This is a submission on Variation 2 to the Second Generation Dunedin ity Distiict Plan (26P), Your submission must be lodged with the
Dunedin City Council by midnight on 4 March 2021. All parts of the form must be completed.

Privacy

Please nofe that submissions are public. Your name; organisation, contact details and submission will be included in papers thal are
ovailable to the media and the public, including publication on the DCC website, and will be usad for processes associoted with Variation
2. This information may also be used for stalistical and reporting purpeses. If you would like a copy of the personal information we hold
about you, or to have the information corrected, please cantact us at dec@dee.govinz or 03 477 4000.

Make your submission
Online: wyw.dunedin.govt.nz/2GPariation2 | Email: districiplansubmissions@dce.govt.nz

Post to: Submission on Variation 2, Dunedin City Council, PO Box 5045, Dunedin 9054
Deliver to: Customer Services Agency, Dunedin City Council, Ground Floor, 50 The Octagon, Dunedin

Submitter details (You must supply a postal and/or electronic address for service)

First name: DQS P{OW[’("{";(\ l_*l.‘

Last name:
Orgaonisation (if opplicable):

Contact person/agent (it different 1o submitter): EA'V\\!}']H pd‘t/\ : (o nsu HC{/H ( b\/\jeeﬂ (O/\[ u,'hﬂ(\j U'Cl
Postal address for service: V- 0 P)“ 5 1

Suburb:
City/town: () une L) N Postcode: q 0 ")"f
Email address: W\rv\ﬂ Q S\N‘{_Ep [U/“ \} \ \'L(V\ L\j . ( 0.1

Trade competition

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

| could gain on advantage in iraide competition through this submission: Yes
If you answered yes, you could gain an advantage in frade competition through this submissio,n please select an answer:

Yes No My submission relates fo an effec! thal | am directly affected by and that:
a. adversely affects the environment; and
b. does not relate fo Irade competition 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 allernafives that are clearly

within the scape of the 'purpose of the proposals’, as stated in the Section 32 report. Submissions on other aspects of the 2GP are not
allowed os part of this process.

You must indicate which parls of the variation your submission relates to, You can do this by sither:

» making a submission on the Variation Change D {in which case we will treat your submission as applying to all changas related to ihot
change topic or alternatives within the scope of the purpose of that preposal); or

* on specific provisions that are being amended,

kaunihera
a-rohe o
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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-varialion-2)

(Le’lcmgd 11y Allanden - Wieihola Qoad ae Cordante. Wi P,
For example: D2 Chuchvie plan o ﬂﬂplxj q SFYY\ P‘

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

All f/ovisyonsy U{lu'(\ﬂp o Now \’)U/UL'WW_W{’ Mu(,reJ A\fﬂu

For example: Rule 15.5.2 Densily 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.)

v Accep! the change
\/Accepl the change with amendments oullined below g e a-H ULL'\{() \SV‘\U "]/U §GLen V\U{t {

t
Reject the change

IF the change is not rejecled, amend as outlined below

Sﬁ.t LI‘HLHWO) &\ft\)tﬂf‘\\ﬁ\\r.aﬂ \’\Ukk

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

(te atadnad -S\i\-) WALCen netty

Hearings
Do you wish to speak in support of your submission at a hearing: /Yes No
If others make a similar submission, would you consider presenling a joint case at a hearing: /Yes No

Signature: . tita {}dt'/ { (Uﬂs\il'{'@q‘l“ &UU ) (U,/\SUHG"K Date: q( 3 /“
W ' wud. J

Page 2 of 3
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performance standards in the 2GP and the subdivison and development process.

The application of the Structure Plan Mapped Area provides the opportunity for Council to
attach performance standards necessary to achieve desired outcomes for this specific site
(e.g. attentuation onsite of stormwater and / or wastewater at time of subdivision if found
to be necessary on assessment of infrastructure capacity). This is a more appropraite

methodology than applying the NDMA to change area GFO1.
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 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.



Submission:
This represents an exciting opportunity to create a special place to live and work which adds to the
vibrancy of Allanton ensuring its continued resilence as a 'township and settlement'. The proposal
makes provision for varying types of housing, working spaces and recreational uses, good
transportation links for all modes of transport (including the opportunity to install a siding for use by
passenger trains) as well as providing for ecological enhancement and conservation.

1. Rezone 774 Allanton — Waihola Road in Accordance with the Structure Plan and Apply a
Structure Plan Mapped Area

Reasons:

- Experienced severe shortage of residential capacity in Dunedin, including in this locale,
meaning Council cannot satisfy the short through to long term demand with sufficient
capacity to meet Council's obligations pursuant to NPS-UD 2020. Rezoning this site
residential helps Council meet its obligations pursuant to NPS-UD 2020 by ensuring available
capacity to the market. The structure plan also provides the opportunity to acehieve other
policy objectives such as conservation and ecological enhancement in an 'ecologically

threatened' landsacpe.

+ Rezone meets rezoning criteria specified in 2GP (see 2.6.2.1) — in particular, it provides a
logical extension of Allanton over an area which is close to infrastructure, services and public
amenities. The rezone will ensure that Allanton grows in resilience. The site sits between
two transportation corridors being SH1 and the main trunk line — provision has been made

for a future rail transportation link.
+  The proposal has landscape support — see attached landscape figures and report.

» Provides for flexibility of development in this locale for which there is experienced high
demand for more residential capacity. Provides an opportunity to provide a residential

community with recreation and conservation / ecological gains.

+ The scale of this proposal provides the ability to tackle any infrastructure issues via

agreement between Council and the site developer.

- The areas for residential activity are all located on ridges out of the flood hazard overlay
zone.
2. Do not put a New Development Mapped Area over the Site and Instead use a Structure
Plan Mapped Area
Reasons:

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



Figure 4: Controls on Built Environment within Structure Plan Mapped Area

Table Two: Proposed conditions

Key: applies / parmitted @ does not apply / precluded ®

Condition Town and Settlement Large Lot Residential 1
250m’ maximum residential unit FA* (=

300m? maximum residential FA - - @

Maximum building height of 5.5m from existing or c

modified ground level, per level

Maximum building héig’ht -6m frorr; exist;ng_o; i

modified ground level ¢

External wall length - ma;l;nﬁz_o Ee_ngt-h- 3 ) '_- ol

External wall length - maximum 25m Ienlg;h — 1 L

External materials: Wood, natural stone, concrete | ® _ B [ ]

Block, plaster, bricki = ] .r o ®

Stainlgs; ;teel [expo-s_e-d} and mirrm-r glass ! _. ;_ —_
Concrete paving: Tint to 50% LRV? 1 ® o

E;térna! v;.'all colours: 40% max. LRV [ =3 - N i

Roof colours: 5% below LI-W_;f V\,—ral-ls . L 4 _ 7

External wall colours: 35% maﬁ. LRV | @

Roof colours; S%‘bel;tw LRV_of \;aﬁ R e . o
Retaining walls: 2.0'm max. abové existing or | P

modified ground level. Colour-50% or less LRV ® @
-Retain}n_g_ of;sét: 2-;n_r-r-19x. frﬁm house on #ll sides . B
Retaining offset: 4 m max. from house oﬁ all sides 7 [

W’afer tanks: 40,000 litre tank, 1m above grorund [i53 G .7 7
7Wait;tar7ﬂ;57: .;E;AiLRV maxi—WI;(i:atre' rfiromipli.lbﬁc \;ev; 7 7.; : | :._ -

1 FA means Floor Area. Maximum floor area for residential units excludes attached garages

2 LRV refers to light reflectivity values — Resene Colour Chart BS5252




"31IS UO 1NJ20 34 |[IM JUSWIES.] JO [IAI)
3OS Jey3 A[2)1] Os[e S13| "3INIINJISELJUl SI91BM € Y1 U] SJUleIISU0d Ajoedes Suiisixa Aue o1 suoiin|os paJaauidua sioiem ¢ ul ind o) Jadojanap

91IS 3Y1 40} 3|qiseay Aj|ea]wou0I? 3¢ 01 Aj2yI| S1 1l 18yl SUBSW Sailisuap pasodoud 3yl 1e S10| |BIIUBPISAL JO BWN|OA pue [esodold ay) JO 9|eds ayL
"OM3 33 JO 3UnIX[W e Jo ‘D3eAld ‘n1onJiselul SI31em € [1DUno) AlID UIpSUNQ BIA J3YLI3 — SIIIAISS Pale|ndiial Ag papiaoid 2 [|IM Si31em €
"UOJUB||Y 1B 34NINJJISBIIUI SI91BM € SINGE 31IS 9Y] Jo a8pa uisises ay| -

—me ZN O'F AB DD SHC/AT o\biﬂm 18800 »zmTﬂOu '8L0Z-LOT

Lrepthed

depy saouag 1o1epn

"9}IS Y3 0} 2ININJISEIIU| SI2IBAN € 4O Adwixold € ainSi4



‘awl} Jo polad 3|geuoseal e 1o} 3|eI0|
siy1 ul Ayioeded |ejluspisad Jo wWeaJls snonjjuod e Sulpiaoid awil jo 35403 e Jano pagdels aq |Im Juawdojaaap ‘@uozal mﬁ JO 9|B2S 3y} UBAID 210N

:# NOISIAZY €00 :9Ma :L_.e%,_.s_,ﬁ,
000S:T :EV® I1I¥DS TT-20-2¢ 'ALva 3 Qt.@ﬁm\

._<mOn_Om_n_ m_%qum_ Z<._ B|OYIBM-UOIUE.||Y /L

(J2quy pinbr “uoIpUBpOLIN
aueld “Japly "93) S2n0%3 JO 3ul I|GNOP - s394 Auepunog Aemydiy 07
5231 Adoued pue AdouEdqNS - XIW AJIUSLWE SANBN ‘6T I
53341 ||ews pue (1yBiay
wiZ-ws) sspads qruys Adoueagns - (apim w) Jujiue)d 2sn3INAs aMIEN i ——
(auozas Suimoyie)
M3JARJ AXIS [BIIULRRY A D81) S1Ul0d puod BUpI3|Y JALEMLLIOIS LT
JUIWYIIRI JAIEMULIOLS S0} Bunueyd yawm ‘pusiam Ajnd uenedy suming o1
ssaze
yempaeoq puc (eaeyyey “3:9) soon puepam Suipnpul ‘Ajuawe
PUE j2)qey J0) SIDICS PUB(IIM IARBU JUNS)XE JO Bunue|d JUSWLDLLY
:DUOZ PUBIDM 21NN ST
123eMUI0IS pue uepedry

510| Tf iPI9IA [BAUAIOd  BYOTT FBASY

510 AUQDOT - T IBRUIPISIY 107 38ue]
‘spuejpeay pue sadpu 3pIsIaAlY e |

0] OT ‘P [eguatog ey 5T seay

510| ,WEOOT - WBW3IN3S pue diysumoy
:neareid Isea-yuon ‘1

5101 O£ - 6ET :P[IA [BIIULAd BY 66 BV

$30] (MIQOQT - L0 - WBWIIRIS pue diysumoy
153d0js IS PI WSIM-ANOS -zt

0| 57 :pA jeualod 'Y T°E 'ealy

5101 . WOSY - JUBW3|NI5 PUe d]ysUMOL
258y nJ pue saBpu 3sam-inos T

510] Z6 - #ST :PIBIA [epuaLod 'Y 5'6 ealY

a.ed jenuap(sal/iuawdojanap Buisnoy

1315n[2 10} [ERUR10d + S10] [ALOSL - (WOSH - WAWS35 pue djysumoL
ssAB|jen pue seBpu I5ea-Lanos o7 I

SEdUY |ejIuDRISaY

1e1as pue azes Buipnjau) ‘pauinbas ji saninse
[eruapy 43430 + SUPIS3 104 S3{UN dOYSIOM 3310 BWOH -6
uoISIAIPQNS
40 s3uspises woddns 03 eljesedns/Aemeael/ayeo - leled adngng ‘s
AINPNISELU] IJ[T/HIOM pue (212

(wns-z xoudde) yoen Fupiiem
(w3 xoudde) yoe.3 Bujuuny/BulpAd/Buniiem
PEOJ 1012302 335 LRI
dols uresy saBuassed aumng Joj e3se BuIpis
apis Jaya1a Supuerd 3an *sapepunoq [e33] WOz - SS3208 AUS MAN
S530I€ 3YS MIU JOJ Aem dijs
=

==
—
==

“ gr-ini-t‘uim‘r-:

paed sajes Aauiypew jens Sunsng
saimEas S

9IS J0J UB|d @JN12NJ1S 7 9Undi4



"z uoneliep Joj adods ulypIMm sI als syl -

"aul] Aem|ieJ 3Y3 JO 3pIs J2Yl0, 3Y1 UO pue| Jo aZuel] 3y3 Sapn|axa pue ue|d 3un3onuis ayl Aq paianod pue|
40 BaJe 3y] 01 Si3JaJ UOISS|WIgNS SIY} Ul ,3}S, WIS} 3y | J3umo pue| Sujuiofpe ue 01 p|os pue 31s 3yl JO DUB|Eq 3Y] WO} PIPIAIPGNS 3 [|IM puE|
o 9031d siy] “ueld ain3onJis ay3 jo Hed wof 10U sa0p aul| Aem|iel Y1 Ag 21is ay3 Jo Apoq 3y} wody patesedas JaAl 3yl Aq pue| o ajSuew] ay|

1SS EEEEEErFED EABAInS 8w 500 34BUACSS *E LOZ-910

i oy

UB|EL PEOE BS4AN-UCIUEIY AL TENEET
PO PUCY FIOWSM-SORY TLL

(uoisiap sjeaddy) depyy Buiuuepy et
1811S JO U0I1e207 T 2INn3I4

peoy ejoylepn — UOLUE||Y L/ MBIAISALY — P1] S311adold SQQ — S9I0N UOISSIWANS 7 UOIIBLIEA






NENOD TELNINHTHIANT

:# NOISIA3Y €00 :D9MQ :
000S:T :€V® J1¥DS TZ-20-7Z :3lva P atm«%\

1VS0OdO4dd 3dVISANVY] e|oyie \-UOLUe||Y ¥/

gn

(dsquiy pinbry ‘uospuspol]
aue|d Jap|y "3'8) $2110X3 4O 3U|| 3|qnop - s33J3 Alepunoq AemysiH oral — |
5331 Adouea pue Adoueaqgns - Xjw Aljuawe anlen ‘67 [
s92.3 |[ews pue (3ysay
wiz-wg) sa193ds gnays Adoueagns - (Spim wg) Suppue|d sun1anJ1s anen g1
{auozal Buimo|jo,
M3IAAL LIS [BIIUYIS] A D@ L) stulod puod Bunial|ly JOIEMWIOIS ‘LT S
JuawyIIed J3IemuI0ls Joy Sunueld yum ‘puepam Ans ueledu sining 9T e
s59008
J|lempJeoq pue (eaiedjiyey ‘8-3) sas.3 pueiam Sulpnjpul ‘Ajjuswe
pue 1e31qeY Jo} 53)93ds puejIam aanzu Julisixs Jo ujue|d Juswyaliug
19UOZ pue|lam aining 5T
191eMUWIOIS pue uepedry

$10| T7:pj2lA |equsiod ey 9°TT :BalY
530| ,WOQOT - T [el3UpISaY 107 adie]
:spuejpeay pue sadpll apisianly +1
510| 0T *P|3lA |ERUBIOd BY 'T tealy
510| ;WQOOT - JUSWa1395 pue diysumo]
‘nedie(d 3ses-yoN ‘€7
$10| 0L - BET :P|2IA [ElUS104 BY 576 :2aly
$30| LWQQOT - LU00S - IWBW33s pue diysumo]
:59d0|s 23S PIW IS3M-4Inog had |
510| 87 :p|3lA |enualod BY T°E B3Iy
530| [MIOSY - WBWIIBS pue diysumol
:531||n2 pue s38pL 3SaIm-UInosg padl |
510| 26 - ¥ST P|3IA [B13UBI0d BY 6'6 B3y
aJed (enuapisalfiuawdo|anap Buisnoy
1335N[2 404 |eUAI0M + S30| LWQS/ - LUQST - IUBWR[FI3S pue diysumo]
| :sAa||en pue sagpll 15ea-43IN0g ‘o1
sealy |eluapisay

[le3as pue ajea Sulpnjaul ‘padinbal ji 53

|BUSPISAJ-UOU J3Y10 + SIUBPISAI JO) S1IUN dOYSHIOM 33110 3WOoH ‘6
uoisiAlpgns
40 53uapisal poddns o3 anasadns/Aemeadel/a e - (1334 3inind 5

34N3PNI3SeIU| 331750/ PUE [1B33Y

(wyg°z xoudde) yaea3 Bupijem - - |
(w»iz xosdde) spesy Suiuund/3uljpAo /Bul e N —
PEe0J 10393]|03 BHS U s I
dojs ulesy Jaduassed aining Joj eale 3uipis 't
apls Jayys Sunue|d 9343 ‘sajepunog [eds| WQZ - 553398 31US M3N '€
$53208 aUs mau Joi Aem dijg 'z
55320y
pdeA s3|es Ausulyaew jeind Sunsixg T

sainiead ays

AIA




ke sk

e Flaeopcarpus hookerianus (pokaka)
e Griselinia littoralis (broadleaf) b
e Hoheria angustifolia (narrow-leaved lacebark) s
e Kunzea ericoides (kanuka) e
e leptospermum scoparium (manuka) i
e Myrsine australis (matipo) b
e Myrsine divaricata (weeping matipo) btz
e Olearia odorata (scented tree daisy) i
e Olearia lineata (twiggy tree daisy) i
e Phormium tenax (harakeke/flax) il
e  Plagianthus regius (ribbonwood) ¥
e  Pittosporum eugenioides (lemonwood) by
e  Pjttosporum tenuifolium (kdhah) ok
e  Podocarpus hallii (Hall's totara) bk
® Pseudopanax crassifolius (lancewood) ity
e Sophora microphylla (kowhai) e
e \eronica salicifolia (koromika) haAoy
° suitable for long periods of inundation.
T suitable for areas which are water-free for the majority of time but become inundated with water
during high rain and flood events.
i suitable for upper bank zone of riparian planting, in dry areas.

*kk%  tolerates having damp feet but does not like being water logged for long periods.



Amenity tree planting list
Small sized street trees:

®  Cornus ‘Eddies White Wonder’ (white flowering dogwood)*
" Malus ‘Arrows Gold’ (yellow fruiting crabapple)*

"  Prunus serrulata ‘Shirotae’ (Mount Fuji cherry tree)*

" Prunus yedoensis (Yoshino cherry)*

= Sorbus aucuparia ‘Josephs Rock’ (cream berry rowan)*

s Ulmus glabra ‘Pendula’ (weeping elm)*

Medium sized street trees:

= Arbutus unedo (Irish strawberry tree)

= Acer capillipes (shake bark maple tree)*

= Fraxinus ornus (flowering manna ash)*

= Magnolia kobus (white flowering yulan magnolia)*

»  Magnolia grandifiora ‘Blanchard’ (evergreen magnolia)
" Pyrus calleryana ‘Aristocrat’ (ornamental pear)*

e Sophora microphylla (kdwhai)
Large sized street trees:

= Fraxinus excelsior ‘Purple Spire’ (purple ash tree)*

e Metrosideros ‘umhellata’ (southern rata)
Highway planting

»  Coprosma cathamica (Chatham Island tree)

= Fraxinus excelsior (European Ash)*

®  Hoheria angustifolia (narrow-leaved lacebark)

= liquidambar styraciflua ‘Worplesdon’ (sweet gum)*

= ljriodendron tulipifera ‘Fastigata’ (upright tulip tree)*
»  Olearia paniculata (akiraho)

= Pjttosporum eugehioides (lemonwood)

" Plagianthus regius (ribbonwood)

e Tilia platyphyllos (European lime)*

*deciduous.

Wetland and riparian planting list

e Austroderia richardii (toetoe) i

e  Carexsecta (purei) "

e  (arex virgata (swamp sedge) il s
s Carpodetus serratus (marble leaf) Hikik
e Copromsa lucida (shiny karamu) L
s Coprosma propingua (mingimingi) el

s Coprosma rotundifolia (mikimiki) ol
e Cordyline australis (cabbage tree) e

e Dacrycarpus dacrydioides (kahikatea) AE

e Dacrydium cupressinum (rimu} G



Appendix Two

Provisional site planting list

Chantal Whitby

Hudson Associates, Landscape Architects



Adverse Visual Effects Rating Scale

Very High: Total loss of key elements / features / characteristics, i.e. amounts to a very significant negative
change in visual amenity.
High: Major maodification or loss of most key elements / features / characteristics, i.e. little of the pre-

development visual amenity remains and amounts to a significant negative change in visual
amenity values.

Concise Oxford English Dictionary Definition

High: adjective - Great in amount, value, size, or intensity.

Moderate - High:

Madifications of several key elements / features / characteristics, i.e. the pre-development
visual amenity remains evident but materially changed.

Moderate:

Partial loss of or modification to key elements / features / characteristics, i.e. the pre-
development visual amenity remains evident but is changed.

Concise Oxford English Dictionary Definition

Moderate: adjective - average in amount, intensity, quality or degree

Moderate - Low:

Minor loss of or madification to one or more key elements / features / characteristics, i.e. new
elements are not uncharacteristic within the visual environment and do not disturb the pre
development visual amenity.

Low: Very little material loss of or maodification to key elements / features / characteristics. i.e. new
elements integrate seamlessly into the pre-development visual environment.
Concise Oxford English Dictionary Definition
Low: adjective- 1. Below average in amount, extent, or intensity.
Very Low: Negligible loss of or modification ta key elements/ features/ characteristics of the baseling, i.e.

visual influence of new elements is barely discernible.




Note:

The following assessment guidelines have been reproduced from the Queenstown Lakes District Council
guidelines for assessment of landscape and visual effects, published April 2019 in response to an Environment
Court request for some consistency of landscape expert evidence within the current District Plan review

Appeals.
‘Minor’ Test

Far the purposes of notification determination, an adverse effects rating of ‘Moderate — Low’ corresponds to a
‘minor’ adverse effects rating. An adverse effects rating of ‘Low’ or ‘Very Low' corresponds to a ‘less than

minor’ adverse effects rating.

Note: This determination applies to both landscape and visual effects.

Adverse Landscape Effects Rating Scale

e B a D E LG

Very High: Total loss of key elements / features / characteristics / values, i.e. amounts to a very significant
negative change in landscape character and / or landscape values.
High: Major madification or loss of most key elements / features / characteristics / values, i.e. little of

the pre-development landscape character remains and amounts to a significant negative
change in landscape character and / or landscape values.

Concise Oxford English Dictionary Definition

High: adjective - Great in amount, value, size, or intensity.

Moderate - High:

Modifications of several key elements / features / characteristics / values, i.e. the pre-
development landscape character and / or landscape values remains evident but materially
changed.

Moaoderate:

Partial loss of or madification to key elements / features / characteristics / values, i.e. the pre-
development landscape character and / or landscape values remains evident but is changed.

Concise Oxford English Dictionary Definition

Moderate: adjective - average in amount, intensity, quality or degree

Moderate - Low:

Minor loss of or maodification to one or more key elements / features / characteristics / values,
i.e. new elements are not uncharacteristic within the receiving landscape and do not disturb
the pre development landscape character and / or landscape values.

Low:

Very little material loss of or madification to key elements / features / characteristics / values.
i.e. new elements integrate seamlessly into the pre-development landscape character and / or
landscape values.

Concise Oxford English Dictionary Definition

Low: adjective- 1. Below average in amount, extent, or intensity.

Very Low:

Negligible loss of or modification to key elements/ features/ characteristics / values of the
baseline, i.e. influence of new elements on landscape character and / or landscape values is
barely discernible.




Appendix One

Extracts from Queenstown Lakes District Council Guidelines for Landscape and Visual Effects Assessment

April 2019



7.17

7.18

8.0

8.1

8.3

8.4

8.5

point on the slopes and looks over the south/west catchment. Trees line the entrance roadway and

shelter planting surrounds the house.

The potential short term adverse visual effects are assessed as being ‘moderate-high’. The medium-
and long-term adverse landscape effects are assessed as being ‘moderate-low’. The basis of this
assessment is the shart-term views available to passing motorists and the approach or exit to Allanton
that is the primary focus on this section of busy highway. No roadside pull-overs exist at road level

and there are few elements in the surrounding landscape that draw attention below road level.

The rise of the coastal hills to the south/east and the distant Maungatua Range are the visual ‘high-
points’ in this journey, and it is expected that the proposal will add to the present interest and

character of this stretch of road through boundary and internal site planting.

Discussion and Conclusion

The proposal seeks to provide for several residential communities that have points of difference on
the basis of location, lot size, planting, and topography within a structure of environmental measures.
These include planted road boundary sethacks, protection and enhancement of existing wetland,
reintroduction of native vegetation, internal work/life spaces and café and board walks, external retail

for the wider community, and plans for rail connection to Dunedin.

At present a rural overlay applies to the farm area, which contains one residential house. If approved
the development will provide for between 245 to 376 lots to be located on 36ha of the approximate
53ha of farmland on the south/east side of the railway line. A further 12.4ha is proposed for native

and exotic planting, over both stages of development.

No overlays of significant landscape value apply to the site and there is no evidence of indigenous
onsite vegetation apart from wetland species. The proposal will [ead to a fundamental change in land

use and character, but this is assessed as positive in the medium to long term, i.e., 10— 20 years.

The development proposal is supported by this landscape scoping assessment and it is recommended
that approval to rezone be given subject to a structure plan and conditions being submitted by the
applicant that meets the approval of Regional and Territorial Authorities. Approval should rest on
meeting technical performance and provisions for a management mechanism that provides certainty

about implementation.

Hugh Forsyth

Landscape architect

02 March 2021
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7.10
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7.13

7.14

7.15

7.16

contribute positively to the visual environment or the ecological health of the surrounding catchment
or receiving watershed. The proposal will remove the present adverse environmental effects and
provide an extensive area of on-site vegetation that will benefit birds, insects, and lizards as well as

providing elements of naturalness that are absent at present,
Viewsheds

Public views to the site are available from the Taieri River bridge on Centre Road and from Allanton-
Waihoala Road. Private views are limited to the three houses located mid slope on the south/east side
of the highway. The site is screened from view from houses located within Allanton Village and for
mast of those on the slopes ahove, due to topography and screening provided by the shelter belt on
the north/east site boundary of the site,

Views from Taieri River bridge are available to vehicles approaching from the western Moana Airport
end and have the top headland area of the mid ridgeline as a focal point. The upper areas of the ridge
are visible over the trees that line the riverbanks. The speed limit on the bridge is 80kph both views
are fleeting (Fig.1 and Fig.2).

Allanton-Waihola Road provides the greatest opportunity for public views and over a longer duration.
The common boundary is approximately 0.95km in length with traffic speeds ranging between 80 —
100kph. At 80ph this length provides for a viewing period of approximately 43 seconds for both

catchments.

When traveling southwards fram Allantan views are initially screened by the shelter belt an the
north/east boundary. Past this point the road alignment moves slightly to the south/east and away
from the farm boundary, limiting views to the passenger and drivers as the road swings away from
the site. The first focal point of this view is the shelter belt between the eastern and western

catchments and then the existing farm buildings (Vpt 3).

Wider views can be gained at a glance and in between the small rises that result from where the
carriageway cuts through the previous ridge, but these views can only be gained in full by using the
stop over paoint, located off road to the east. Much wider and strategic views are then available by

climbing to the road level or from stationary car views while cuing to rejoint the highway (Vpt.4),

When travelling northwards from Waihola traffic speed is mostly 100kph on approach. The
shelterbelt of the south/west ridge screens views to the first section of the south/west catchment hut
the vista opens to motorists, once pass a slight embankment. Wider views include the ridge headland
promontories, and distant wetland. The foreground of fields and small ridges and the mid ridge
shelter belt is the most prominent in this view of approximately 260m (Vpt.6).

Three rural lifestyle neighbours overlook the farm from the slopes on the south/east side of the
highway. These include numbers 759, 771, and 795 Allanton-Waihola Road. All are lifestyle blocks
ranging from 5.3 to 10.4ha and located between 10 and 18m above the carriageway and a sethack
ranging between 90 and 140m.

Number 759 has the most direct and unimpeded view to the north/east catchment and set on the
lower level relative to the highway. Number 771 also views the north/east catchment but its
viewshed is restricted to the mid part of the site by gully planting between its location and numher
759 and further roadside planting that screens lower site views. Number 795 is located at highest
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Potential Landscape and Visual Effects

The present site has a rectangular form that is dissected south/east to north/west by series of broad
ridges that run out to the Taieri river terraces from the hills above Allanton-Waihola Road. The route
of the highway has maodified these landforms, but they remain legible and fundamental to site
structure. Three of the ridges are more prominent and provide the boundaries of two main site
catchments and rise to form small promantories near the river boundary. Shelter planting near the
roadside screens views across the initial site areas and further reinforces the site division and

character.

Natural landscape elements include the hills that rise to the south/east of Allanton-Waihola Road and
the ridges that flow from them, the wetland area in the south/west catchment, and the presence and
influence of Taieri River and its associated terraces and floodplains. Significant infrastructure

elements include the railway line and the highway with the road corridor dominant, due to elevation,

excavation and formation embhankments in construction, and ongoing noise and movement.

A fundamental change in land use and landcover will result from the consent and implementation of
the development. It is considered that this change will bring short term adverse landscape effects and
beneficial long-term effects. The potential short term adverse landscape effects are assessed as being
‘moderate-high’. The medium- and long-term adverse landscape effects are assessed as being

‘moderate-low’,

No landscape overlays apply to the full site or proposal area under the 2GP. On the basis of several
site visits, during wet and fine periods, the overall impression is of a rural site that is cut off from the
wider landscape context by a large road and the railway line, but which retains an individual sense of

place and amenity in places.

The areas associated with the wetland, riparian gully near the north/west boundary, the river
meadow to the north of the site, and the elevated ridge headlands towards the northwest boundary
most reflect these higher levels. The consistent factor in these locations is distance from the road and
an increase in the evidence of natural processes and unmodified riverscape landforms. Combined
these provide a legible landscape structure and has a sense of place and topographical and
geographic variation.

The proposal largely builds on these factors and places a low number of large lot residential sites on
the ridge headlands and reinforces their form with extensive native planting on their lower northern
slopes. This planting connects on the north/west boundary and continues back to the road boundary
in the south/west. All of the present river meadow area has been included in the wetland planting
regime. A passenger landing for a suburban train service is planned in this area but which floods
annually. Any provision will need to provide for elevated access and will not affect this planting

approach, which will further assist in mitigating the effects of run-off.

The lower amenity areas of the north/east and south/west catchments that abut Allanton-Waihola
Road will include native structure planting, separating the two catchments on the main centre ridge,
and boundary planting of large trees below and alongside the road boundary. This will include a 10m
set back along the road houndary and provide enclosure and privacy as the trees gain height. Riparian
planting is included along the runoff areas and walkways are planned along these small gully areas.

While the development will remove the land fram rural production the soil is not considered to be off

high value and the present land use pattern does not include many measures or land cover that
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Mitigation measures

There are several significant off-site effects that presently apply that are relevant to the mitigation
measures proposed. These include flooding and infrastructure, and the by-products of farming. The
Allanton-Waihola Road route is the primary infrastructure element in the adjacent landscape and
brings movement, reflection, night-time lighting, and noise on an ongoing basis. Taieri River flood
Plains extend back into the proposed site area. All of the site represents a bio-hazard in respect to
farm run-off. At different times and climate conditions this may contain nitrogen, phosphorous,

potassium, and e.coli, Lastly, three adjacent residents overlook the site, and will do in the future.

Water and waste mitigation measures include a development strategy that responds to the flood
plain, through building on ridge and ridge slope areas, riparian set-backs and wetland planting along
known and potential watercourse areas, and long-term planning for a sewerage treatment system for

Stage Two that includes a wetland aspect as well as mechanical and chemical treatment.

The effect of increased on-site catchment is mitigated through the compulsory use of water storage
tanks on all residential sites. Street drainage will be collected in swale drains and then channelled to
small holding pands to further mitigate peak runoff. The south/west catchment wetland will be
increased in size and this increase in area and biomass will help retain runoff and assist in retention of

sediment.

The expected roadside, boundary and wetland planting includes approximately 12.4ha in the

following areas:

° Wetland area: 77,441m?/ 7.7 ha

° Native structure planting: 19,940m? / 2 ha or 741m in length
o Future gully riparian wetland: 6,475m? / 0.6 ha or 270m in length
e Highway boundary trees: 21,348m? / 2.1ha or 928m in length

Boundary treatment of the Allanton-Waihola Road route will involve a douhle avenue of exotic field
trees. The bridging of the present ridge landscape hy the road has left some areas with high
embankments that cannot be addressed by earth mounding or noise attenuation walls, and which are

considered inappropriate.

The tree planting is expected to provide an amenity factor for motorists, as they deaccelerate and

accelerate to and from Allanton 80kph area, and to screen or filter the effects of light and sound that
vehicles emit on the roadway for residents. Some of the trees will be evergreen but the overall effect
will be greater visibility of the site and received light in the winter period. Long term noise mitigation
is anticipated through the policy adoption of electric vehicles. An assaciated decrease in noise will be

experienced, on the site and in the wider NZ environment.

The roadside planting is also expected to lessen the potential adverse visual effects for the three
residents on the up-hill side of Allanton-Waihola Road. Existing shelter planting restricts views from
two of the dwellings and all are elevated by 10 to 18 metres above the road carriageway and a
setback of between 90 and 140m. These houses have wide strategic views to the wider Taieri Plain
and across to the Maungatua Range that will not be interrupted by the proposed development.

The change of use from stock to residential development will remove the source of most present

potential off site biological effects.
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The requirements for solar energy, sustainable building materials, and capture of storm water apply

for each house site. Other conditions include restrictions of areas of impermeable site area outside

the residential building, external colour for roof and wall, and restrictions on planting — refer Table

Two. These seek to pravide an environment that is not restrictive but also fits with the principles of

the site and the amenity of other residents.

Table Two: Proposed conditions

Key:

applies / permitted @

does not apply / precluded &

Condition

Town and Settlement

Large Lot Residential 1

madified ground level
External materials:

Concrete paving:
External wall colours:
Roof colours:

External wall colours:

Roof colours:

250m? maximum residential unit FA?
300m? maximum residential FA

Maximum building height of 5.5m from existing or
modified ground level, per level

Maximum building height - 6m from existing or

External wall length - maximum 20 m length
External wall length - maximum 25m length

Wood, natural stone, concrete
Block, plaster, brick

Stainless steel (exposed) and mirror glass

40% max. LRV

Retaining walls: 2.0 m max. above existing or
modified ground level. Colour - 50% or less LRV

Retaining offset: 2 m max. from house on all sides
Retaining offset: 4 m max. from house on all sides

Water tanks: 40,000 litre tank, 1m above ground

Tint to 50% LRV?

5% below LRV of walls
35% max. LRV

5% below LRV of walls

Water tanks: 35% LRV max — locate from public view

® o o @ ©

1 FA means Floor Area. Maximum floor area for residential units excludes attached garages
2 LRV refers to light reflectivity values — Resene Colour Chart BS5252
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A new site access road is planned for connection to Centre Road and will cross at the north/west end
of the present farm machinery business. The road will provide a collector function for a further
hierarchy of streets, along the ridgelines, and lanes, that will provide access to many of the housing
areas. A slip lane on the south/west side of Center Road will provide safe road access, for which NZTA
provision. Outline permission has been gained for this intervention and potential purchase with the

present owner.

Parking areas will be provided in set locations on each street with general on-street parking
discouraged. Cul-de-sac street patterns will not be part of the design unless the practical solution to
corner sites, Access to Allanton-Waihola Road will be provided at the south/west corner site

boundary for emergency and service vehicles but not for residential access.

A small office/business centre is proposed that will overlook the wetland. These units would be
available for short- and long-term lease. They are intended to provide the opportunity for residents to
bring an existing business to the site area or begin a new one. The units could be also be leased for a

café, medical centre, day care, and other options.

Recreation opportunities are included in the structure of the structure plan. A walking/cycle track

(approx.. 7km) and a pedestrian pathway (2.5km) pathway will provide access to the wider site and
the wetland areas. These paths will provide return routes for recreational pedestrians, runners, and
cyclists as well as those using public transport on daily basis. Play areas will be provided in the final

concept development.

Native tree and shrub species are proposed for the north/east and south/east boundaries and the
northern sides of both main ridge headland areas. Protection of the existing wetland and an extension
of its boundaries are proposed. A 10m wide band of exotic tree planting is proposed along the
Allanton-Waihola Road boundary to both provide enclosure for future residents and amenity for road
users. Overplanting of native wetland tree species are proposed to add to amenity and biodiversity of

this area. Outline species for the different site areas are set out in Appendix Two.

The key principles of the development plan are to provide for a sense of place and space for each area
within an evolving rural parkland structure. General and individual lot controls and conditions are
proposed to reinforce this principle. At a site wide level this includes direction on the management of
energy, rain and storm water, and waste-water while controls apply to height, building materials,
impermeable area, colour, and vegetation for individual lot development.
Site wide development principles and canditions include:

= All housing to meet the guidelines of the NZ Green Building Council, or similar code;

= Building materials are to meet a sustainability standard;

= Solar street lighting is to be incorporated and a ‘night sky’ standard adopted;

= No residential gas is to be connected;

= All storm water runoff is to be collected and treated on site prior to discharge;

= All housing is to have a storm water collection tank for storm surge protection and irrigation;

= Solar energy is required in all new housing; and

= (On site sewerage treatment is to be considered at 50% of full development capacity.
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plants are growing across the floor but with many gaps and appear compromised by past stock access.

The enhancement and protection of this area forms a significant part of the proposal.

The Proposal

The proposal builds on a detailed concept developed by Mr. Rogers that will provide for residential
development of mixed scale within a semi-rural context and with the potential to increase amenities
and transpoart options for existing and future Allanton residents. The working title of the proposal is
‘Riverview' and has been developed to take advantage of the natural site topography and riparian and

wetland pattern.

The proposal relies on the rezoning of the subject site area into areas of Township and Settlement
and Large Lot Residential 1 under Variation Two, 2GP. The development will be staged with the
north/east catchment being Stage One. The anticipated yield for both stages is set out in Table One:

Table One
Area Proposed zone Ha Lot Yield
10. Township and Settlement 9.9 450-750m? 92-154
11, Township and Settlement 3.1 450m? 48
124 Township and Settlement 9.9 450-750 m? 70-139
13. Township and Settlement 1.5 1000m* 10
Total 244 220-351
14. Large Lot Residential 11.6 2000 m? 25
Totals 36ha 245 - 376

Sustainable design and building principles underlie the concept and its anticipated development. The

BRANZ website provides the following definition of sustainable building:

‘Building sustainably is about using practices and systems that lessen impact on the enviranment,
lower running costs and make homes healthy, accessible and comfortable. It includes energy
efficiency, the move to a net zero-carbon economy and building resilience against hazards such as

earthquakes, storms and flooding’
These principles are applied to the site wide plan and individual lots hy:

= Planning for public transport connections to Dunedin and Mosgiel, via bus and train;

= QOn-site or adjacent retail to [imit off-site shopping travel and to service Allanton Village;

u On-site home office/business space for lease to support new or existing business;

= Astructure plan that builds on the natural topography and river flood cycle;

= Conditions on the materials used for residential construction, energy supply, and stormwater
treatment; and

= Planning for on-site waste treatment, utilising natural biological as well as mechanical

treatment, as the development reaches stage two.
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The farm area is zoned Taieri Plain Rural zone under the Proposed Second-Generation Dunedin City
District Plan (2GP). No landscape, heritage, archaeological or biodiversity overlays apply to the site
but it is located at the base of the north/west slopes of Saddle Hill which is largely zoned as being

‘Significant Natural Landscape’.

Areas of ‘high class soil’ apply to the margins of Taieri River but not to the main farm body that lies
south/east of the railway line and is the subject proposal area, The site is subject to flooding from the

Taieri River and overlays apply that indicate its potential extent on the land (Fig.2)

Mr. Rogers purchased the farm for four years from long term owners who had run a small deer farm.
Since purchase the land has been retired from deer and managed for beef finishing and cropping for
silage. Apart from fencing, gates, and a system of electric fences, other structures on site include a

small farmhouse, several storage sheds, and feed storage tank. These are grouped near the highway,

mid site,

The main farm road extends due north/west and continues along the centre farm ridge to eventually
descend and provide a link to a portian of the farm on the river terrace on the far side of the railway

line. The land includes approximately 7.5ha area and is primarily used for cropping.

The proposal area lies on the south/east side of the railway line and includes approximately 87% of
the farm. The proposal area varies between 585m to 650m depth from Allanton-Waihola Road and
has a road boundary of approximately 0.95km. The farm meets a strip of commercial activity, a horse
grazing paddock, and Allanton Cemetery on its north/east boundary and farmland to the south/west,
The western side of Center Road, to the north/east has provision for a future slip lane, which forms

part of this proposal.

A shart river terrace area on the upper north/west boundary and the existence of a wetland in the
south/west farm margins reflect the influence of the Taieri River. However, the form and landscape
structure of the majority of the proposal area reflect the influence of the northern slopes of the
coastal hills that rise above the site and the highway to the south/east (Fig.1),

Three broad ridges extend from the lower slopes run out across the highway route and site, to
terminate at the edge of the river terraces and divide the farm into two catchments, south/west and
north/east. The ridges extend from the highway to mid site at more or less the same height. At this
point the south/west and mid farm ridgelines gradually increase in height and width to form small
headland areas that can be seen from Centre and Allanton-Waihola Road.

Conifer shelter belts extend from the road boundary until mid-point and restrict views to the separate
catchments for passing motorists. This screening then ends and the experience on the headland
ridges is of an open landscape that provides strategic views across the inner farm and river terrace

areas.

The north/east catchment area contains several small but pronounced sub-ridges that divide the
inner catchment land into areas of ridge, slope, and narrow semi-dry riparian drain channels. These
are now fenced and discharge to a stream that runs out to the Taieri River along western end of a

river meadow terrace that marks the river along the northern site boundary.

The south/west catchment has discharges to a wetland which in turn discharges to the Taieri River on
the other side of the railway line. The wetland area extends approximately 330m back from the
railway and widens to approximately 150m wide at its boundary with the inner catchment. Wetland
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Introduction

This landscape report has been commissioned hy Ms. Emma Peters, Sweep Consultancy Ltd, on behalf
of Mr. Paul Rogers, owner of Roseberry Farm. Mr, Rogers is seeking to amend the zoning on his
property at 744 Allanton-Waihola Road, Allanton, and to change it from Taieri Plain Rural to Township
and Settlement and Large Lot Residential 1 under the Variation Two Plan Change to the Proposed
Second-Generation Dunedin City District Plan, The balance of land will be used for planting, wetland

enhancement, and stormwater mitigation and remain Taieri Plain Rural.

The report contains the following sections:

L Methodology and Scope;

n Site description;

» Proposal;

u Mitigation measures;

®  landscape and visual effects; and

n Discussion and conclusions.

Methodology and Scape

A site visit was made to the site with Ms. Peters and Mr. Rogers on February 15™, 2020. Subsequent
visits were made to the site and its public boundaries to assess present landscape structure, the

relationship of the site to surrounding land areas, and potential landscape and visual effects.

Where an assessment of effect is provided the New Zealand Landscape Architects seven-point scale is
used: ‘negligible/ very low/ low/moderate/ high/ very high/ extreme’. The application of this scale
follows the Queenstown Lakes District Council Environment Court advisory note. The assessment

scales for landscape and visual effects are attached as Appendix One.

A detailed assessment against the palicies and objective of the ‘Proposed Secand-Generation Dunedin
City District Plan’ ("2GP’) is not included and will be undertaken as is required by subsequent process.

Summary of Findings

This zone change would provide for residential development on the current farmland within an
ecological and recreational living framewaork that will enhance present riparian patterns, restore
wetland biodiversity and ecological value, and add return significant areas of native vegetation to the
site. The development activity and associated mitigation measures will remove the potential for

adverse environment effects from farm runoff to the Taieri River catchment.,

The potential short term adverse landscape effects are assessed as being ‘moderate-high’. The
medium and long-term adverse landscape effects are assessed as being ‘moderate-low’. The
potential shart term adverse visual effects are assessed as heing ‘moderate-high’. The medium- and

long-term adverse landscape effects are assessed as being ‘moderate-low’.

Site Description

The site is part of a 60.5473ha pastaoral farm that lies approximately 22km from Central Dunedin and
immediately west of Allanton Village and Centre Road, which links to Momona Airport. The land is
aligned north/east to south/west and extends bounds Allanton-Waihola Road (SH1) (Fig.1).
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accessinto thissite will be required, given the large numberof proposed lots. We note that
Mr Bowen and Ms Peters suggested that to address this a connection could be provided
along the paper road end of Abbotts HillRoad. However, there was limited cost or feasibility
evidence presented for this option and we are notconvinced that the proposed Abbotts Hill
Road formation isfeasible.

We consider it possible that a significantly smaller area of rezoning may have fewer
transportation issues. However, we heard no specific expert evidence to support that
conclusion The only expert transportation evidence we had before us urged us to be cautious
about the transportation effects of rezoning any of this land.

At amore strategic level, we consider the proposed upgrade to Abbotts Hill Road of the scale
proposed would be a significant undertaking and would have broad public interest. In our
view thiswould take the rezoning requests outside of the ambit of an ‘easy wins’ variation
as there may be much higher level effects on the broader community that have not been
considered, and natural justice requires that an open processis followed. We consider that
proposals of this scale are more appropriately considered through a Future Development
Strategy (FDS) ifthisarea were to be considered as being required for future growth.

We agree with the evidence from Mr Paterson, that rezoning 42A Lambert Street is not
supported by the available evidence on hazards. Rezoning an area with a high natural
hazards assessment is contrary to Policy 2.6.2.1.d.viii. For the other areas of the RS14 site,
we accept Mr Paterson’s evidence that these can be supported from a hazards perspective.

We adopt the evidence from Mr Oliver and Mr Saunders that significant water supply
upgrades would be required to service this area, and that pumping would be required, which
iscontrary to DCC’s goals of reducing the carbon footprint of the 3 waters network. We also
agree with Mr Oliver and Mr Saunders regarding stormwater flooding risk, and their ongoing
concerns relating to development in the high hazard area of the Mt Grand Raw Water
Reservoir Flood Area. We accept the evidence of Mr Oliver and Mr Saunders that rezoning
the site, both in part and as awhole, is not supported from a 3 Waters perspective.

With respect to rural productivity and the cumulative loss of productive rural land, which
was a broad issue raised by Mr Miller and discussed in section 2.2.6, we note the NPS-HPL
requires much greater attention to thisissue, and we discuss thisin section 3. This has not
materially changed our decisionwith respect tothe rezoning of this site however.

With respect to Ms Peters’ proposal to apply an RTZ to part of 188 North Taieri Road, we
understand that further investigations into hazards mattersis notsomething that an RTZ can
be used for, and further given that we find the site inappropriate for rezoning, an RTZ is
inappropriate.

Overall, it is our view that the site, both as a whole and also inits various parts, does not

satisfy or align well with the criteria outlined in Policy 2.6.2.1 and is therefore not
appropriate to rezone to residential as part of this process.

Allanton

Part 774 Allanton - Waihola Rd, Allanton (RS$195)

This section addressesthe submissions covered in section 5.4.18 of the section 42Areport.

48



278.

279.

2.321.1

280.

281.

282.

2.321.2

283.

2.321.3

284.

285.

RS195 is a 55.2ha site, currently zoned Rural Taieri Plain and surrounded by other Rural-
zoned land (both Taieri Plain and Coastal). The site islocated close to, but does not directly
adjoin, Allanton Township and Settlement zoning, to the north of SH1. A small area of the
site to the north is covered by a Hazard 1A (flood) Overlay Zone, and there are several areas
of the site that are subject to a Hazard 1 (flood) Overlay Zone. A small part of the ste lies
within the Lower Taieri Flood Protection Scheme. The majority of the site lies within the
Dunedin Airport FlightFan.

The section 42A report notes the site was rejected in the section 32 report because some
parts of the site were identified as being at high risk of flooding (and are subjectto a Hazard
1 Overlay), In addition, there is existing residential capacity in Allanton, and rezoning would
not support the compact form/city policies. The site also ranked poorly in relation to likely
carbon emissions derived from commuting.

Submissions received

DDS Properties (2008) Limited (S242.001) sought to rezone the majority of the site to
Township and SettlementZone, with a smaller area of Large Lot Residential 1 and to apply a
structure plan mapped arearatherthan anew development mappedarea. A draft structure
plan for the site was supplied with the submission along with alandscape assessment with
approximately 245 — 376 dwellings. Residential activity is intended for the ridge areas,
outside of the Hazard 1 (flood) Overlay Zone.

The ORC (FS184.59) and others opposed the rezoning due to concerns about the natura
hazard risk and stormwater and wastewater management.

Susan Alanna Browne (FS233.1) and others opposed rezoning due to concerns about loss of
productive land, biodiversity and rural character and amenity, including impacts on privacy
and quality of life, effects on 3 waters infrastructure and existing services, increased traffic
congestion and disruption from development adjacent to their existing property.

Submitters response to the section 42A recommendations

Mr Paul Rogers, a Director for DDS Properties Limited, outlined his vision for the site at the
hearing. This included around 9km cycling/walking tracks through native plantings, a
potential extension to the rail corridor alongside the Taieri River, low light
emission/pollution through strategic placement of street lighting, a common building
overlooking wetlands offering work from home office spaces and hot desks and the
possibility for a small café and native plantings throughout the development. He noted that
his proposal would encourage entry level housing for younger people, families and older
people as he noted that locals wantedto stay in the area, but housingislimited.

Landscape, rural character and biodiversity

Some further submitters opposed the development due to loss of biodiversity and rural
character and amenity, including impacts on privacy and quality of life.

Mr Hugh Forsyth, landscape architect for DDS Properties (2008) Limited, in evidence
considered that rezoning would lead to a positive change of character over the medium
term, given the extent of proposed planting, wetland and riparian protection and
enhancement. He considered a general change from mostly open rural pastoral landscape
to a rural/residential character of development and vegetation that would continue to
develop and further define the eventual character of thislandscape. He assessed the visible
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effect as ‘moderate-high’ in the short termand ‘moderate-low’ inthe medium to long term
on the basis of present public site visibility from SH1, as visibility effects will be reduced as
the project develops.

In response, Mr McKinlay (DCC Landscape Architect) considered that while the visual change
in character would be pronounced, the perception of this change would be largely restricted
to the immediate surrounding area, including the approaches to the site on SH1. Overall, he
considered the proposed rezoning would adversely affect existing rural character values to
at least a moderate extent.

Transport

Several further submitters opposed rezoning due to concerns about increased traffic
congestion.

Ms Peters, appearing for DDS Properties (2008) Limited, in her planning evidence considered
the roads were capable of absorbing the additional traffic volume resulting from
development.In amemorandumappended at Appendix 5 of Ms Peter’s evidence, Mr Grant
Fisher of Modal Consulting Limited provided preliminary design parameters for the
intersection of the site road with SH1.

Ms Peters noted that any transport infrastructure upgrades, such asto the slip laneintothe
site from Centre Road and roading and pedestrian and cycleways within the site would be
paid for by the developer, with the roading infrastructure vested with the Dunedin City
Council.

Mr Paul Rogers noted that he had discussed the potential for rail connectivity with the site
with NZ Rail. We queried Mr Rogers about the timing for any potential rail connectivity and
he acknowledged discussions werein their early stages.

Mr Watson, for DCC Transport, said he did not support rezoning R195. He considered the
site isin an unsustainable location from a traffic point of view and discussion of any potential
rail access isin its early stages. If the site were to be developed, access via a roundabout
would likely be required. This would require discussion with and agreement from Waka
Kotahi.

In response to a request for further information, Mr Fisher considered that Waka Kotahi’s
concerns in relation to the safety and efficiency of access to R$195 could be addressed
through appropriate intersection controls at the intersections of SH1/SH86 and SH1/Grey
Street. This could be dealt with via a performance standard attached to the structure plan
requiring either affected party consent from Waka Kotahi at the time of subdivision, or in
the absence of affected party consent being provided, that Waka Kotahi receives limited
notification of an application for subdivision.

3 waters
Several submitters opposedrezoning due to concerns about 3 watersinfrastructure.

Ms Peters noted that the areas proposed to be zoned Large Lot Residential could be self-
serviced with respect to wastewater. For the Townshipand Settlement zone she noted that
treated wastewater could be discharged to a constructed wetland within the site, located
out of any mapped flood hazard area, or be pumped via the existing reticulated wastewater
system in Allanton, with the ability for the treated wastewater to be heldto be pumped at
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off-peak times. She noted that Allanton is self-serviced with respect to potable water, and
she considered this is a feasible solution for this development. Stormwater would be
detained from roof surfaces to tank for use as potable water. Overflow from tanks and
stormwater from impermeable surfaces would be attenuated as shown in the structure plan.
She anticipated that performance standards attached to the structure plan would require a
stormwater management plan be provided at the time of subdivision.

DCC 3 Waters, through the evidence of Mr Saunders and Mr Oliver, considered RS195 a risky
site from a 3 Waters perspective. Allanton is self-serviced for potable water but there are
concerns about the adequacy of the water supply. Additionally, DCC 3 Waters considered
that the submitter’s proposal did not provide for water capacity for firefighting. Wastewater
and stormwater servicing could be expensive and technically challenging. If wastewater
disposal occurs on-site, alarge area may be required, and if it is conveyed using the existing
reticulated system, the rising mainto the Mosgiel Wastewater TreatmentPlan (WWTP) may
not have capacity for the additional volumes. It also noted thereis no stormwater network
in the area, the site is adjacent to the Taieri River, and parts of the site are in a Hazard 1
(flood) Overlay Zone which require further investigation.

In his Reply Report, Mr Morrissey further outlinedthe 3 Water servicing situation in Allanton.
Based on advice from 3 Waters, he noted that wastewater isserviced by a pressure sewer
scheme, which requires a pumping unit installed at each property, which is pumpedinto the
pressure sewer network to the Mosgiel WWTP. He noted there is some capacity in this
scheme for additional flows. There is no 3 waters stormwater network in Allanton, and
stormwater flows through open channel drains alongside roads and through culverts under
roads, generally in anorthwest direction, under the railway line to the Taieri River.

Hazards
Several submitters opposedrezoning due to concerns about flooding.

Mr Morrissey in the section 42Areport consideredthere may be a high risk from flooding
as evidenced by the Hazard 1 (flood) Overlay Zone over large parts of the site. Residential
development is a non-complying activity within this overlay. Thereis also a small area to the
north of the site, adjacentto the Taieri River, which is covered by a Hazard 1A (flood) Overlay
Zone. Residential development is a prohibited activity in a Hazard 1A (flood) Overlay Zone.

In her evidence, Ms Peters notedthat no development is proposed in the Hazard 1A Overlay
Zone.

In a geotechnical assessment for the DDS Properties (2008) Limited, Mr Mark Walrond of
Geosolve considered there were no significant problems with developing the site for
residential use. He also considered that the risk from the flood hazard had been addressed
and that further detailed work would be providedat the time of subdivision.

In his response, Mr Paterson from Stantec noted that he had not previously reviewed this
site. However, he had reviewed the nearby site RS200, which has similar geology and
constraints. He noted RS195is closer to the Taieri River and parts of the site are threatened
by flood risk. The primary natural hazards on the site include flood, liquefaction and land
stability. In general, Mr Paterson considered Mr Walrond’s report adequately addressed the
natural hazards on the site and agreed that the site is generally suitable for rezoning from a
hazards perspective. Ms Paterson considered that, as with most sites, the structure of the
subdivision and any future earthworks would likely be governedby the hazards present on
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the site. Management of overland flows and restrictions on slope angles, retaining features
and earthworks would be required.

Mr Payan, Manager Natural Hazards at the Otago Regional Council, appeared at the hearing
for the DCC and outlinedthe flood hazards affecting the broad TaieriPlain area. He provided
information on the flood hazard mapping approach taken by the Otago Regional Council, the
different flood hazard areas present on the Taieri Plain, and the potential impacts of climate
change on extreme weather events. While his evidence coveredthe broader Taieri Plain and
was not specific to this site, it provided useful information relating to the broad flooding
hazards present on the Taieri Plain,including Allanton.

Compact city objectives and assessment against Policy 2.6.2.1

The section 42A report noted the site is distant from centres and facilities, requiring a
significant commute for many, with limited public transport options. Mr Morrissey
considered rezoning relatively remote pockets of land conflicts with Policy 2.6.2.1.d.xi, which
requires that Dunedin stays a compact and accessible city. In his view, rezoning the site
would result in inefficient and ineffective public infrastructure as network expansion would
be required.

Ms Peters noted that the Outram Rural Centre Zone is approximately 8km away, and the
Neighbourhood Convenience Centre Zone and Principle Centre Zone at Mosgiel are
approximately 8.5 —9.3km away. She noted that the site would include a retail / commercial
area that would operate as a centre. She commented that people living in Allanton may
commute to jobsin other locations south of Allanton, such as to the correctional facility and
existing industrial activities at Milburn, tothe Dunedin City Airport, or to nearby farming and
forestry activities. Additionally, Ms Peters noted that, given the site’s proximity to State
Highway 1 and the gradient of the highway between Allanton and Dunedin and Allanton and
Milburn, RS195 iswell suited to commuting via electric vehicle.

In his Reply Report, Mr Morrisey noted that if the rezoning was to occur, associated
commercial developmentas proposed to service the area, could lead to an area of Allanton
becominga ‘Rural Centre Zone'. That isa realistic outcome and would not be within scope
orintent of Variation 2.

We have addressed Ms Christmas’ comments relating to resilient townships in section
2.1.2.4 of our decision.

Demand for Residential zoned land in Allanton

The section 42A report notes there is no evidence that Allanton requires additiona
development capacity on the scale proposed by this development.

At the hearing, Ms Peters noted that the DCC had not undertaken any data based assessment
of the zone capacity within Allanton or other townships, despite these townships being
crucial to the rural areas which dominate the area serviced by the Dunedin City District Plan.
She considered there is an accepted difference between 'zoned capacity' and the 'market
availability' of that capacity and referenced a letter from Mr Paul Thomson, a real estate
agent at PGG Wrightson Real Estate, about the shortage of residential sectionsin the greater
Dunedin and Taieri areas. Ms Peters argued there is a clear demand for more residential
zoned land to be made available to the marketin Allanton. Mr Thomson appeared at the
hearingin support of hisevidence.

52



3009.

2.32.1.9

310.

311.

Mr Morrissey, in his Reply Report, advised that assessing the need for additiona
development capacity in Allanton would most appropriately be considered as part of the
Future Development Strategy process. We note Mr Stocker provided further information
relating to housing capacity, including in relation to Allanton in his Memorandum on
Residential Housing Capacity (dated 31 August 2022). He also addressed the ‘theoretical
capacity’ issue noting that the modelling work had in fact made realistic assumptions about
realistic development capacity of land to be rezoned. Our comments on the methodology
for assessing capacity in townships and settlements is discussed in section 2.1.1 of this
decision.

Rural productivity

We note that part way through out deliberations the National Policy Statement for Highly
Productive Land (NPS-HPL) was released and came into effect. Mr Morrissey, in his response
to Minute 15, 16, 17 from the Panel dated 6 October 2022, advised that 98% of this site
meetsthe interim criteria for Highly Productive Land.

Due to the timing of the NPS-HPL, and for the sake of clarity, we have chosen to undertake
an analysis of the NPS as a separate part of our decision and to focus on whether the
consideration of it changes any of our conclusions and decisions. This analysis is given in
section 3 of this decision. We note that the analysis in that section has not materially
changed our overall decision on the rezoning of this site.

2.3.2.1.10 Reporting Officer’s recommendation

312.

313.

314.

The section 42A report notes that rezoning this site to residential has clear conflicts with
Policy 2.6.2.1. Mr Morrissey considered that the site was currently unsuitable for residential
rezoning and recommended that the site remain zoned as Rural Taieri Plain.

In hisReply Report, Mr Morrissey maintained his recommendation not to rezone the site, as
it is distant from public transport, centres and facilities and there is a lack of evidence in
relation to what is required to achieve aresilient township.There are also potential issues
in relation to wastewater servicing, concerns about the ability to manage stormwater, and
the site being partly located on a Flood 1A Hazard overlay. While houses are not proposed
for these areas, the flood hazard may affect accessibility during times of flooding.

He considered that the need for additional development capacity in Allanton should most
appropriately be considered through the Future Development Strategy and that the most
appropriate location and overall design of access, (particularly in relation to access to SH1),
be considered as part of the Future Development Strategy.

2.3.2.1.11 Decision and reasons

315.

We reject DDS Properties (2008) Limited’s submission to rezone the majority of R$195 to
Township and Settlement Zone, with a smaller area of Large Lot Residential 1, for reasons
relating to compact city, carbon emissions, access and flood hazard. We adopt the evidence
of Mr Watson (DCC Transport) and Mr Saunders (DCC 3 Waters) that the site is not
‘infrastructure ready’. We are unable to place any weighton a potential rail connection due
to the very early stage of any discussions with Kiwi Rail. We are also concerned about the
cumulative loss of productive rural land, particularly on the Taieri, which was a broad issue
raised by Mr Miller and discussed in section 2.2.6. We note the new policy direction in the
NPS-HPL requires much greater attention to that issue as discussed in section 3.
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We were overall quiteimpressed with Mr Rogers’ vision for the land, and the evidence of Mr
Forsyth demonstrated that the proposed development is well-integrated intemally in terms
of cycleways, reserves and proposed amenities. However we consider that rezoning RS195
would be a substantial expansion of the Allanton settlement and agree with Mr Morrissey
this should be more appropriately considered through the Future Development Strategy
process rather than the much more limited scope of Variation 2.

There are many other factors that need to be considered with adevelopment of this scale,
including consultation with Waka Kotahi in relation to access onto SH1, whether centre
zoning should be provided, and whether additional development capacity is neededin this
location to service theTaieri Plain and areas to the south.

We consider that access to the site is paramount, as SH1 is a Limited Access Road in this
location with open road speed limits in the vicinity. We take no comfort in Mr Fisher’s
recommendationthat astructure plan can be conditioned to require Waka Kotahi’s approval
prior to development. We consider this is an issue that very much needed to be resolved
prior to this rezoning request being made, especially as the rezoning would enable a
substantial number of new dwellings on this land. We note that Waka Kotahi (5235.008) also
made a wider submission that has relevance to thissite, that rules are added to greenfield
rezoning areas adjacent to a state highway to require that access is achieved from roads
other than a state highway.

Consequently, we accept the further submissions from Susan Alanna Browne (FS233.1) and
others who opposed Change RS195 due to a range of concerns.

489 East Taieri-Allanton Road, Allanton (RS200)

This section addresses the submissions covered in section 5.4.19 of the section 42Areport.

RS200 is located immediately adjacent tothe eastern edge of Allanton, alongside and to the
south of State Highway 1. It is located belowand outside of the Saddle Hill Significant Natural
Landscape Overlay Zone (SNL). AHazard 3 (alluvial fan) Overlay Zone covers part of the site.
The site is currently zoned Rural Coastal but adjoins Allanton (zoned Township and
Settlement). The section 32 report states that that the site wasrejected asthere is existing
capacity in Allanton, rezoning would not support the compact form/city policies, and parts
of the site are very steep. The area proposed for rezoning is only part of the site originally
assessed, and encompasses the lower, more gently sloping parts of the site.

Submissions received

Meats of New Zealand Limited (5232.001) sought torezone thesite to a mixture of Township
and Settlement and Large Lot Residential 1 witha structure plan mapped area over the site,
rather than an NDMA. A draft structure plan provided with the submission identifies access
to the site via Ralston Street (at the corner of Allanton-Scroggs Hill Road), the location of
residential areas, two conservation and enhancement areas totalling 27ha in area, and a
parkland /recreation area to be planted with exotic canopy trees. The proposed area of
Township and Settlement zoning has a development capacity of approximately 41-61
sections, and a separate proposed Large Lot Residential 1 zoned area (minimum site size
2,000m?2) would have capacity for approximately eight sections.

A number of further submitters opposed the submission from Meats of New Zealand
Limited. Kathryn Anne Simpson (FS132.1), Malcolm Joseph and Sharon Roslyn Thomson
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