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RESOURCE MANAGEMENT ® PLANNING CONSULTANTS

Our Ref: 52/3/83

CENTRAL OTAGO DISTRICT COUNCIL,
REQUESTED PLAN CHANGE 12 : WOOING TREE, CROMWELL
P20004
REPORT OF PLANNING CONSULTANTS PURSUANT TO SECTION 42A OF THE
RESOURCE MANAGEMENT ACT 1991

1.0 INTRODUCTION

On 13 March 2017 Wooing Tree Holdings Limited requested a change to the Central Otago
District Plan to change the zoning of land that is currently in the Residential Resource Area (6) to
apply a mixture of Resource Area (zone) provisions. Such request was made pursuant to section
73(2) and clause 21 of Part 2 of the First Schedule to the Resource Management Act 1991 (the

Act).

The requested plan change provides for parts of the land (which is described in the plan change
provisions as the Wooing Tree Overlay Area or Wooing Tree Overlay) to be included in the
Residential Resource Area, the Residential Resource Area (3) and the Residential Resource Area
(11) to enable higher density residential subdivision and development to proceed in accordance
with amended rules which will be specific to the Wooing Tree Overlay Area. Part of the Jand is to
be included in a Business Resource Area (2) to provide for travellers accommodation, shops and
other commercial development. Portions of the site adjacent to State Highways 6 and 8B are to be
included in the Rural Resource Area; such land to be subject to a Building Line Restriction. The
plan change also provides for the Monterey Pine (Pinus radiata) known as the “Wooing Tree” to
be listed as a Notable Tree in the District Plan

The land subject to the request has frontage to State Highway 8B, State Highway 6 and Shortcut
Road at Cromwell. This land is described as Section 3 SO 461514 and has an area of 25.4197

hectares.

The Council accepted the request pursuant to clause 25(2)(b) of Part 2 of the First Schedule to the
Act on 12 April 2017.

2.0 SUBMISSIONS

The requested plan change was publicly notified as Plan Change 12 on 30 May 2017 and the
closing date for submissions was 23 June 2017. Forty submissions were received in response to
the requested plan change by the closing date for submissions.

We note that a submission was subsequently received by the Council from The Southern District
Health Board ¢/~ Public Health South; such submission being received on 6 July 2017. Section 37
of the Act provides for a local authority, in any particular case, to extend a time period or to waive
a failure to comply with a requirement for the time of servicing documents. Having taken into
account the matters listed in section 37A(1) of the Act we recommend that the late submission
The Southern District Health Board c¢/- Public Health South be accepted. On this basis 41
submissions have been received in response to the requested plan change.

Source Office - 59 Tarbert Street, Box 175 Alexandra 9340, Telephone (03) 448 5401, Fax (03) 448 5403, Email: dwhitney.alex@xtra.co.nz
Principal: W.David Whitney BTP Dip Arts (Econ.) MNZPI ® Consultant: David Johnston FNZIS MNZPI
Administration Manager: Anita D. Lloyd MNZIM



Our Ref: 52/3/83 Page |2

A summary of the submissions (including the late submission by The Southern District Health
Board c¢/- Public Health South) was notified for further submissions on 19 August 2017, with
further submissions closing on 4 September 2017. A total of 6 valid further submissions were
received from TJ Affleck, BF Dawson, The N7 Transport Agency, PJ Piebenga, GF & A-L
Sinnott and Wooing Tree Holdings Limited by the closing date for further submissions.

A further submission from ML Morpeth was received by the Council on 6 September 2017. Again
having taken into account the matters listed in section 37A(1) of the Act we recommend pursuant
to section 37 that the late further submission by ML Morpeth be accepted. On this basis 7 valid
further submissions have been received in response to the requested plan change.

We note that several further submissions were lodged which we advise are invalid as they do not
identify the original submission to which they relate. It appears that these “further submissions”
simply express support for Plan Change 12 or reiterate issues raised by the further submitters in
the context of their own original submissions; and the content of the “further submissions” may be
traversed when the individuals concerned present their original submissions. The only invalid
further submission which has come from persons who are not original submitters is that of K & M
Herrick.

Having regard to the above we recommend that the “further submissions” received from PJ
Goodwin as Trustee of Meadowvale Trust (3 further submissions), JM Hawker, K & M Herrick &
WF White be declared invalid as they do not identify any submission to which they are relate.

We attach at Annex 1 a summary of the submissions and valid further submissions received in
response to requested Plan Change 12. The further submissions are summarised in Annex 1 in the
right hand column, adjacent to the summary of the corresponding original submission. We
emphasise that we have only presented a summary of the contents of each submission and further
submission in Annex | and acknowledge that further details are contained in the full text of the
submissions and further submissions.

3.0 STATUS OF THIS REPORT

The attention of the requestor, submitters and further submitters is drawn to the fact that the
purpose of this report is to bring to the attention of the Hearings Panel all relevant factual
information or issues which should be considered in deliberating on the proposal. It must be
emphasised that any conclusions reached or recommendations made in this report are not binding
on the Hearings Panel and it should not be assumed that the Hearings Panel will reach the same
conclusion or decision having considered all the evidence.

4.0  SCOPE OF PROPOSAL

Plan Change 12 promotes amendments to the Operative Central Otago District Plan to remove the
Residential Resource Area (6) and to apply a mixture of Resource Area (zone) provisions to some
25.4197 hectares of land that has frontage to State Highway 8, State Highway 6 and Shortcut Road

at Cromwell.

As noted above the plan change provides for parts of the land (which is described in the plan
change provisions as the Wooing Tree Overlay Area or Wooing Tree Overlay) to be included in
the Residential Resource Area, the Residential Resource Area (3) and the Residential Resource
Area (11) to enable higher density residential subdivision and development to proceed in
accordance with amended rules which will be specific to the Wooing Tree Overlay Area. Part of
the land is to be included in a Business Resource Area (2) to provide for travellers
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accommodation, shops and other commercial development. Portions of the site adjacent to State
Highways 6 and 8B are to be included in the Rural Resource Area; such land to be subject to a
Building Line Restriction. The plan change also provides for the Monterey Pine (Pinus radiata)
known as the “Wooing Tree” to be listed as a Notable Tree in the District Plan.

The Residential Resource Area (6) is subject to a minimum allotment area for subdivision of
4000m2. Plan Change 12 provides for denser subdivision of the land concerned as the minimum
allotment area in the Residential Resource Area is 250m” (where a reticulated sewerage system is
available); in the Residential Resource Area (3) is 1000m?; and in the Residential Resource Area
(11) is 400m?.

New rules in Plan Change 12 which are specific to the Wooing Tree Overlay Area include:

o A stipulation that no vehicular access is permitted to the state highway [network] except via a
[new] single lane roundabout at the State Highway 8B/Barry Avenue intersection; and that no
new development shall occur west of and including the Business Resource Area (2) until the
single lane roundabout and a pedestrian underpass is completed and operational.

e Limits on the number of residential allotments which can be created in the Residential
Resource Area [50], the Residential Resource Area (3) [60] and the Residential Resource Area
(11) [100]. Within the Residential Resource Area the maximum allotment area is to be 350m?,
multi-unit development is to be provided for as a controlled activity, and side and rear yald
height and coverage rules are to be amended to provide for denser development; and a 15
metre yard is to be provided adjacent to the Residential Resource Area (6) to the north-east of
the Wooing Tree Overlay Area.

e A limit on the maximum floor space permitted in the Business Resource Area (2) is 12, 000m?;
being a maximum of 6,000m? for travellers accommodation, 4, 000m? for shops and 2,000m?
for activities other than travellers accommodation and shops. All shops in the Business
Resource Area (2) are to have a maximum floor area of 200m?.

e Inthe Rural Resource Area any building is to be a non-complying activity.

e The existing Building Line Restriction (BLR) is to be amended to provide a greater depth
adjacent to the location of a future single lane roundabout; and otherwise the BLR is to be 30
metres off the boundary of State Highways 8B and 6 [as at present].

e The Monterey Pine (Pinus radiata) known as the “Wooing Tree” is to be listed as a Notable
Tree in Schedule 19.4 of the Operative District Plan and shown by notation on Planning Map
3

Plan Change 12 amends Section 4 : Rural Resource Area, Section 7 : Residential Resource Area,
Section 8 : Rural Resource Area, Section 18 : Definitions, Section 19.4 : Register of Heritage
Buildings, Places, Sites and Objects and Notable Trees and Planning Maps 12, 13, 13A and 14 to
make various amendments, as summarised above.

The provisions of requested Plan Change 12, as publicly notified, are attached at Annex 2. The
full text of the Sections of the District Plan amended by Plan Change 12 (with the proposed
amendments incorporated) are presented in Attachment F to the request document (discussed
further below).
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5.0 DOCUMENT IN SUPPORT OF REQUESTED PLAN CHANGE

When the plan change was requested in March 2017, a document prepared by Vivian + Espie
Limited entitled “Wooing Tree Holdings Limited Private Plan Change to the Central Otago
District Plan Application, Section 32 Evaluation and Assessment of Effects on the Environment”
dated 13 March 2017 (“the request document™) was provided by the requestor which contains
information that is of assistance when assessing the plan change in terms of the relevant provisions
of the Act. The request document provides information with respect to the scope and purpose of
the plan change; a description of the location and existing environment; a section 32 evaluation
report (assessment) of alternatives; details of consultation undertaken by the requestor; a
consideration of statutory matters; and an assessment of the effects of the proposal on the
environment. Attached to the request document are various plans and supporting technical
documents including:

Attachment A: Future Development Masterplan
Attachment B: Certificate of Title

Attachment C: Resource Consents

Attachment ID: Receiving Environment Plan
Attachment E: Proposed Zoning Plan
Attachment I: District Plan Changes Detail
Attachment G: NZTA correspondence
Attachment H: Landscape and Visual Effects Assessment
Attachment I: Urban Design Assessment
Attachment J: NZ Tree Register

Attachment K: Detailed Site Investigation
Attachment L: Services Report

Attachment M: Traffic Impact Assessment

While the requestor has lodged a further submission in response to one matter raised in the original
submission of the NZ Transport Agency (being 27/6) it is appropriate to note that the requestor has
sought no amendments to the provisions of requested Plan Change 12, as publicly notified.

6.0  MATTERS RAISED IN SUBMISSIONS

To avoid preparing an unnecessarily lengthy report and to avoid repetition we have chosen to
address the matters raised in submissions on a collective basis below, rather than discussing the
matters raised on a submission by submission basis. We again note that 41 original submissions
and 7 valid further submissions have been lodged; and many of these submissions and further
submissions raise multiple topics. Again we acknowledge that the contents of all submissions and
further submissions are summarised in the document attached as Annex 1 to this report.

6.1 Provision for Higher Density Housing
Fifteen of the submitters have raised concerns with respect to the higher density housing
provided for in Plan Change 12. While some submitters have opposed Plan Change 12 in
its entirety and seek to retain the Residential Resource Area (6) status of the land; others
have promoted a minimum lot size of, say, 500m? for allotments to be created within areas

subject to Plan Change 12.

Currently the Wooing Tree land is in the Residential Resource Area (6) which provides for
a minimum lot area of 4000m2 Land has been subdivided in accordance with the 4000m*
rule in the Residential Resource Area (6) generally to the east of Shortcut Road (in the
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Roberts Drive/Bell Avenue areas) and to the north of Shortcut Road (toward Scott
Terrace).

We acknowledge that land immediately to the north of the subject site, between the
Wooing Tree property and the northern section of Shortcut Road, is located in the
Residential Resource Area (6) but has been subdivided into lots smaller than 4000m®. The
Environment Court in Olive Branch Investments Limited v CODC C31/2006 permitted this
land to be subdivided into 20 residential allotments which were to vary in area between
916m? and 1095m?; the residential allotments being surrounded by open space which had
an area of 2.25 hectares. In essence the Olive Branch subdivision has resulted in a density
of approximately one dwelling per 2125m* across the Olive Branch property; with three
clusters of small residential allotments which vary between approximately 900m? and
1100m? in area.

In our view it is appropriate to acknowledge the baseline of anticipated development which
could result on the Wooing Tree site if the land subject to Plan Change 12 was subdivided
into allotments having a minimum area of 4000m? in terms of the Residential Resource
Area (6) rules. Such a subdivision is depicted on the plan at Attachment D to the request
document. This indicates that the subject site could be subdivided into 48 residential
allotments.

We also acknowledge that existing development in the Residential Resource Area (6) to the
north and east of Shortcut Road features both substantial dwellings and large sheds on
some of the properties. Such development could also be anticipated on the Wooing Tree
site if it were subdivided and developed in accordance with the Residential Resource Area
(6) rules. It is appropriate to note that any such built development would be set back 30
metres from the State Highway 6 and State Highway 8B frontages to comply with the
current Building Line Restriction notation.

Plan Change 12 provides for a mixture of residential subdivision and development to occur
across the subject site. We note that the intention is to provide for the Residential Resource
Area (3), where a minimum lot area of 1000m? applies, generally at the penphu y; to apply
the Residential Resource Arca (11) where a minimum lot area of 400m? applies more
centrally; and to apply the Residential Resource Area where a minimum lot area of 250m?
applies to a discrete area that is centrally located on the site. Within the Residential
Resource Area provision is to be made for multi-unit development (as a controlled activity)
with an associated relaxation of yards and recession planes; for increased site coverage of
80%: and for a maximum lot area of 350m? to apply.

The 30 metre wide Building Line Restriction is to be retained adjacent to the state
highways; with a crescent effect to be achieved adjacent to the proposed roundabout
(discussed further in 6.5 below). The Rural Resource Area is to apply to the land subject to
the Building Line Restriction. We also note that a 15 metre building setback is proposed
adjacent to the Olive Branch subdivision, to the north of the subject site.

The quantity of residential subdivision is to be controlled by rules provided for in Plan
Change 12. Again we note that within the Residential Resource Area (3) there is to be a
maximum of 60 residential allotments; within the Residential Resource Area (11) there is
to be a maximum of 100 residential allotments; and within the Residential Resource Area
there is to be a maximum of 50 residential allotments. The provision for multi-unit
development as a controlled activity is likely to result in more residential units than
residential allotments in the Residential Resource Area.
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Attachment A to the request document is a Future Development Masterplan. The request
document at Clause 2.3 emphasises that this is only one option for the development of the
subject site; and that the Future Development Masterplan is simply an idea of how the
requestor would like to develop its land in the future. Accordingly the Future Development
Masterplan is not to be included in the District Plan.

In our view caution should be exercised when considering the Future Development
Masterplan in the context of Plan Change 12. It is possible, for example, that the land
could be transferred to another party who will simply choose to develop the land as
provided for in terms of the mixture of Resource Areas provided in Plan Change 12 to their
full potential. This may result in a different outcome in terms of the provision for open
space and the retention of vineyards, to that shown on the Future Development Masterplan.

Several submitters have promoted that Plan Change 12 should be amended to provide for a
minimum lot area of 500m? (or 1000m?). For example Heather McPherson (25/1) has
promoted that the Residential Resource Area (12), which provides for a minimum
allotment area of 500m?, be substituted for the Residential Resource Area (11). We note
that the Residential Resource Area (12) was introduced into the District Plan via Plan
Change 4B which became operative on 20 November 2009. That Plan Change provided
for generally vacant land between Waenga Drive and State Highway 6/McNulty Road to be
included in the Residential Resource Area (12). Substantial residential subdivision has
occurred in recent times between McNulty Road and Waenga Drive based on this standard.
We anticipate that the requestor, at the hearing, will explain why a minimum lot area of
400m? is more appropriate than, say, a minimum lot area of 500m” with respect to land
currently identified as Residential Resource Area (11) in Plan Change 12.

Plan Change 12 provides for the Residential Resource Area (11) to apply to land beyond
the Building Line Restriction/Rural Resource Area to the north of State Highway 8B,
generally between the Sargood Road and Barry Avenue intersections. We anticipate that
the requestor will also give consideration to whether the Residential Resource Area (3),
which has a minimum lot area of 1000m? should apply to the strip of land closest to State
Highway 8B. Such an amendment would appear consistent with the intent of providing for
lower density residential subdivision and development at the periphery, with provision for
higher density residential subdivision and development located centrally within the site.

M & L Wardill (38/5) have promoted that either reduced development or no development
should occur at the south-western corner of the site; being an area marked in pink on the
plan attached to the Wardill submission. In our view, given the Residential Resource Area
(6) status of the site, such a restriction would be unreasonable. We also acknowledge that
the strip of land adjacent to State Highway 6 and State Highway 8B (being a portion of the
land shown in pink) is and will remain subject to the Building Line Restriction.

We consider that maintaining the existing Residential Resource Area (6) status of the land
represents inefficient use of the land resource. As noted above land in the Residential
Resource Area (6) to the north and east of Shortcut Road features substantial dwellings
and, in many instances, large sheds; with some sites largely vacant beyond the dwelling
curtilage. In our view Plan Change 12, which provides for a denser pattern of subdivision
and development, will make more efficient use of this land resource which is strategically
located with respect to commercial and community facilities at Cromwell.
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Subject to further consideration being given to the matters which we have discussed above
we consider that the provision for higher density housing, as provided for in Plan Change
12, is appropriate and is consistent with the relevant objectives and policies of the
Operative District Plan.

Business Resource Area (2)

Thirteen submitters have raised concerns with respect to the proposal to provide for retail
activity and/or travellers accommodation in the proposed Business Resource Area (2) in
Plan Change 12.

Plan Change 12 provides for 2.47 hectares of land to be zoned Business Resource Area (2).
The relevant planning history is outlined in Section 3.4 of the request document and the
relevant resource consents, being RC 010134 and RC 050408, are presented at Attachment
C to the request document. RC 010134 which was granted to GW & JH Bews on 21
November 2001 authorised the establishment of a vineyard on the subject site; and RC
050408 which was granted to Wooing Tree Vineyard Limited on 22 February 2006
authorised an extension to an existing building to include the operation of a wine tasting
and sales outlet including café dining, to erect signs advertising the site and to host private
functions at the site. We note that RC 010134 and RC 050408 were granted subject to 16
and 28 conditions of land use consent, respectively.

While Plan Change 12 provides for 2.47 hectares of land to be included in the Business
Resource Area (2) restrictions are proposed with respect to maximum floor space and
building coverage within the Business Resource Area (2). The maximum floor space
permitted in the Business Resource Area (2) is 12,000m? divided as follows:

e No more than 6000m? to be used for travellers accommodation.

e No more than 4000m? to be used as shops.

e No more than 2000m> to be used for “any activities other than travellers
accommodation or shops”.

Furthermore the maximum building coverage is not to exceed 8000m” of the total Business
Resource Area (2) area; and we understand that this will result in a maximum of 8000m” of
the 12000m? being at ground floor level. We also acknowledge that within the Business
Resource Area (2) a shop is to have a maximum floor area of 200m?. The effect of this
rule in combination with the maximum floor space rule is that a maximum of 20 shops
having a floor area of 200m?* would be permitted. Additional shops would be provided for
(up to a maximum aggregate floor space of 4000m?) if the floor area of shops is less than
200m?.

In Section 2.3 of the request document (which explains the purpose of the plan change), it
appears that the Business Resource Area (2) has the purpose of:

“..enabling the continued operation of the Wooing Tree Cellar door and
associated operations, providing for small scale business activities that support the
Cellar Door. Visitor accommodation is enabled and this will also support the
continued operation of the Wooing Tree as a wedding venue.”

We have significant reservations whether the Business Resource Area (2) is necessary to
enable the continued operation of the Wooing Tree Cellar door and associated operations.
As noted above this activity has been authorised by resource consent and we note that RC
050408, in particular, is subject to 28 conditions which, amongst other matters, serve to
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protect the amenities of neighbouring residential properties from effects associated with the
consented commercial development on the site. We consider that the existing resource
consent is sufficient to enable the continued operation of the Wooing Tree Cellar door
activity; and we note that if the Business Resource Area (2) were applied that the existing
Cellar door and associated operations may no longer be subject to the controls provided for
in the conditions of RC 050408.

If travellers accommodation is required this could be provided for by, say, including part of
the Business Resource Area (2) in the Residential Resource Area where travellers
accommodation is a discretionary activity in terms of Rule 7.3.4(iii). It is important to note
in this context that Rule 7.3.5(iii) confirms that travellers accommodation in the
Residential Resource Areas (1) to (13) [which includes the Residential Resource Area (3)
and the Residential Resource Area (11)] is a non-complying activity.

The extent of retail activity provided for in Plan Change 12 exceeds that which is necessary
to support the continuing operation of the Wooing Tree Cellar door.

Currently retail activity is fragmented at Cromwell. Conventional retail activity is
provided for in the Business Resource Area at the Cromwell Mall. Large scale (or “big
box™) retailing is provided for in the Business Resource Area (1) in the Iles Street/Elspeth
Street locality. Retail activity has also occurred in the Industrial Resource Area at
Cromwell, including at McNulty Road; and visitor orientated retail activity is found in the
Old Cromwell Heritage Precinct. In our view additional provision for retail activity in the
Business Resource Area (2), as proposed in Plan Change 12, has the potential to further
fragment retail activity at Cromwell. We also note that the request document is devoid of
any assessment (including economic assessment) of what the effects are of providing for
retail activity in the Business Resource Area (2) upon the wider Cromwell community. We
do not consider that further fragmentation of retail activity is in the best interests of the
Cromwell community.

Having regard to the above we conclude that providing for the Business Resource Area (2)
via Plan Change 12, as proposed, is inappropriate and may have a significant adverse effect
on the environment.

We anticipate that the applicant will provide a plan which shows the existing Business
Resource Area (2) being allocated to other purposes being Residential Resource Area (3)
(generally at the northern and possibly southern extent of the existing Business Resource
Area (2)), the Residential Resource Area (for travellers accommodation in close proximity
to the existing Wooing Tree Cellar door complex) and the Residential Resource Area (11)
[or the Residential Resource Area (12) — see discussion in 6.1 above] (for the balance area).

The submission by P & J Johnstone (21/1) promoted that the land subject to Plan Change
12 should be used instead to redevelop the Commercial Heart of Cromwell. We simply

note that any such proposal falls beyond the scope of Plan Change 12 as publicly notified.

Visual Entrance to Cromwell/Soil Resource

Nine submitters have emphasised that the land subject to Plan Change 12 is sensitive, as it
creates the first impression for those travelling into Cromwell via State Highway 6 and/or
State Highway 8B.

The existing Wooing Tree Vineyard is clearly visible from State Highway 6 and 8B and
serves to reinforce the relationship of Cromwell and environs with viticulture on a site that



Our Ref: 52/3/83 Page |9

is particularly visible from these routes which provide an entrance to the town as well as
being routes utilised by visitors who are passing by. While the vineyard exists on the site
the Council’s decision on RC 010134 acknowledged that this may be an interim use until
such time as the land is required for residential subdivision and development in accordance
with its present Resource Area status.

As noted above it appears that the land could be subdivided into 48 allotments having a
minimum area of 4000m”; and substantial dwellings and outbuildings could occur across
the subject site (beyond the strips of land subject to the Building Line Restriction notation).

Given the Residential Resource Area (6) status of the land we consider that little weight
should be placed on the existence of the vineyard in the context of assessing the effects of
Plan Change 12. The land could be subdivided and developed for residential purposes at
any time and the effect of Plan Change 12 is that such subdivision and development would
occur at a greater density than currently provided for in the Residential Resource Area (6).

Plan Change 12 provides for the Rural Resource Area to apply to a sirip of land which is
30 metres wide within the site (with a crescent adjacent to the roundabout at the
intersection of State Highway 8B and Barry Avenue). The 30 metre strip coincides with
the extent of the existing Building Line Restriction notation.

Several submitters have taken issue with the practicality of retaining a strip as narrow as 30
metres in grapevines as shown on the Future Development Masterplan. We note in this
context that a headland space approximately 8 metres deep is currently provided between
the State Highway 8B frontage and the commencement of the vine support structures. If a
similar headland were provided adjacent to internal roads/residential allotments the strip
retained or planted as vineyard would be very narrow. We also question the practicality of
retaining the vines in terms of future maintenance if, say, this part of the site were
transferred to some other party.

We note that the Future Development Masterplan provides for tree planting to occur in an
Open Space area in the north-western portion of the proposed Rural Resource Area
adjacent to State Highway 6. The potential may exist to establish planting/moundings
clsewhere along the strip to be included in the Rural Resource Area; to provide visual and
acoustic screening as suggested by Hessel Christiaan Van Wieren (37/4).  Similar
mounding and planting has occured adjacent to greenfields residential development at
Alexandra (Molyneux Estate) and commercial development at Cromwell (adjacent to
Business Resource Area (1)) albeit that such mounding and planting has occured on land
designated for Recreation Purposes being D2 and D72, respectively. It is also
acknowledged in this context that that portion of the proposed vineyard in the Rural
Resource Area adjacent to the roundabout is significantly below the level of State Highway
8B and that any planting/mounding in this locality is likely to provide little, if any, visual
and acoustic screening.

An alternative technique, which has recently been used in the context of Plan Change 11
which applied the Industrial Resource Area to the former Cromwell Saleyards site, was to
impose a rule with respect to landscaping. Such rule has the effect of requiring that
landscaping be established by the subdividing owner at the time of subdivision; and
maintained, in future, by the owners of the respective allotments. Such an approach would
overcome potential issues with respect to future maintenance of the land currently shown
as being in the Rural Resource Area in the context of Plan Change 12. The disadvantage of
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such an approach is that individual owners may fail to maintain those portions of their
properties which form part of the landscape buffer.

Given that the practicality of the current provisions for the buffer strip have been raised by
submitters we anticipate that the requestor will address the above matters further at the
hearing.

Three submitters have expressed concern at the loss of highly productive soils; noting that
soils are a finite resource.

Again we acknowledge in this context that the land is subject to the Residential Resource
Area (6) provisions at present. The land could be subdivided and developed for residential
purposes and given the prior allocation of this land for residential purposes (through the
Operative District Plan) we do not consider that the proposal will have a significant
adverse effect in terms of the loss of productive soils.

Shortcut Road

Nineteen submissions have raised issues associated with Shortcut Road. In particular most
submitters are opposed to any closure of the Shortcut Road intersection with State
Highway 8B.

We emphasise that Plan Change 12 does not promote the closure of Shortcut Road. The
Traffic Impact Assessment prepared by Opus International Consultants Limited which is
presented as Attachment M to the request document confirms on page 4 that:

“The primary access to the rezoned area would be at the existing State Highway 6B
and Barry Avenue intersection. The existing priority T-intersection would be
converted to a roundabout. The secondary access to the rezoned area would be
onto Shortcut Road on the east side.”

Reference was made to the potential closure of the Shortcut Road/State Highway 8B
intersection in correspondence from the NZ Transport Agency to Opus International
Consultants Limited (for the requestor) dated 22 December 2016 which is Attachment G to
the request document. That letter stated as follows:

“The potential roundabout is located reasonably close to the Shortcut Road/SHSB
intersection which is currently formed as a give-way controlled T-intersection. Our
other initial comment regarding the potential roundabout [apart from the design of
the roundabout itself] is that is should probably not only serve the proposed plan
change area but also the development of the wider area on the north side of SH5B.
To that end, we suggest the applicant explore the possibility of moving Shortcut
Road traffic through the subject site and the as yet undeveloped 4" leg of the
potential roundabout. This would enable the closure of the Shortcut Road/SHSB
intersection which would then be no longer necessary.”

Following careful perusal of the Plan Change 12 documentation we have come to the
conclusion that the proposed roundabout will provide an alternate means for traffic that
would otherwise use the Shortcut Road/SH8B intersection; but that there is no proposal in
Plan Change 12 to close that intersection. Any such proposal falls outside the scope of
Plan Change 12 and would be the subject of a separate statutory process, if initiated by the
road controlling authorities.
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We note that the southern limb of Shortcut Road provides an important link between
properties in the Residential Resource Area (6) and the Cromwell Town Centre; and also
provides an important link for Cromwell residents who reside south of State Highway 8B
to the recreational resources of McNulty Inlet including the boat ramp, jetty/pontoon and
Rotary Glen recreation area, the Aquatic Centre and the Lake Dunstan Boat Club. Some
submitters have expressed concern that closure of the Shortcut Road/State Highway 8B
intersection would mean that those towing boats would have to pass through the Wooing
Tree subdivision.

The surveyed traffic volumes and predicted traffic volumes as detailed on pages 14/15 and
29 of the Traffic Impact Assessment indicate the traffic movements at the Shortcut
Road/Stage Highway 8B intersection will not appreciably change as a consequence of Plan
Change 12 when compared to the current situation.

We reiterate that Plan Change 12 contains no proposal to close the Shortcut Road/State
Highway 8B intersection and accordingly the concerns expressed by the submitters appear
to be met in this respect.

Roundabout, Underpass & Connectivity

Sixteen submissions have expressed support for the provision of a roundabout at the
intersection of Barry Avenue with State Highway 8B; and many submitters have also
expressed support for the proposed underpass.

The provision of a roundabout and underpass are integral to the proposal to the extent that
no new development (other than a new temporary access from the existing Wooing Tree
Tasting Room to Shortcut Road or internally within the property to a new road to access
Shortcut Road) west of and including the proposed Business Resource Area (2) is to be
permitted until the roundabout and underpass is completed and operational. In our view
this is an integral part of the proposal that is necessary to mitigate traffic effects associated
with Plan Change 12.

The restriction contained in proposed Rule 7.3.6(vi)(e) [which requires the provision of a
roundabout and underpass] anticipates that new development may occur to the east of the
proposed Business Resource Area (2) without the provision of the roundabout and
underpass. We anticipate that the requestor will provide justification for this aspect of the
proposal at the hearing. We note in particular that an effect of such development on the
eastern portion of the site will be to increase use of the State Highway 8B/Shortcut Road
intersection and this effect does not appear to have been assessed in the Traffic Impact
Assessment presented at Attachment M to the request document which compares the status
quo with the full development as provided for in Plan Change 12, and not partial
development of the eastern portion of the site only.

For completeness we note that the eastern portion of the site has not been planted out as
vineyard; and accordingly this may be the portion of the site which is subdivided and
developed for residential purposes first. Such activity, in the absence of the roundabout
and underpass, may provide capital resources to assist in funding the provision of the
roundabout and underpass to serve the balance of the land subject to Plan Change 12.

In conclusion it is appropriate to again acknowledge that most of the land proposed for
development through Plan Change 12 will be dependent upon the provision of the
roundabout and underpass.
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Several submitters have promoted that the roundabout be double lane and not single lane as
specified in the relevant provisions of Plan Change 12. The submission by the NZ
Transport Agency has suggested various amendments which have the effect of removing
the reference to a “single lane” roundabout. Those provisions also refer to the underpass
being for pedestrians and cyclists. In our view these amendments are appropriate and will
enable the roundabout to be constructed to an appropriate standard (which may or may not
be double lane).

Some submitters have expressed concern that the potential underpass (as shown on the
Future Development Masterplan at Attachment A to the request document) is located to the
cast of the Barry Avenue/State Highway 8B intersection.

The Landscape and Visual Effects Assessment at Attachment H to the request document at
paragraph 5.12 confirms that it is envisaged that the pedestrian/cycle underpass would be
located below the State Highway in the vicinity of the fruit sculpture. This sculpture is
located to the west of the Barry Avenue/State Highway 8B intersection.

In our view the pedestrian/cycle underpass should be located to the west of the Barry
Avenue/State Highway 8B intersection to provide better connectivity to the Cromwell
Town Centre via either the paved area to the south of the fruit sculpture (ideally with the
underpass surfacing on the Cromwell Mall side of the existing mounding) or via the sealed
footpath which exists on the west side of Barry Avenue to the south of State Highway 8B.
Such an arrangement will avoid pedestrians having to cross Barry Avenue when passing
between any eastern underpass and the Cromwell Town Centre.

The NZ Transport Agency (27/6 and 27/16) has promoted that any activity which does not
comply with the new Rules 7.3.6(vi)(d)—(f) (and Rules 8.3.6(xii)(a) and (b) that are
proposed to apply in the Business Resource Area (2)) be a prohibited activity. These rules,
amongst other matters, require the provision of a roundabout and underpass as discussed
above.

Currently prohibited activities are rare in the Central Otago District Plan. Prohibited
activities include tree plantings with Lodgepole pine (pinus contorta) in terms of Rule
4.7.5A(i) in the Rural Resource Area; and the production of nuclear power anywhere in the
District in terms of Rule 13.7.4(iv). In our view prohibited activity status as promoted by
the NZ Transport Agency is excessive in this instance and we support the position of the
further submitter, Wooing Tree Holdings Limited (106/1), to the effect that non-complying
activity status is appropriate for a breach of the relevant rules.

We envisage that the underpass will become popular with pedestrians and cyclists who
wish to travel between the Cromwell Town Centre (and residential areas to the south) and
the recreation resources which are available at McNulty Inlet. Accordingly we support
those submitters who consider that provision should be made for connectivity for
pedestrians and cyclists through the land subject to Plan Change 12 to Shortcut Road (and
on to McNulty Inlet).

As noted above the relevant rules provide for a new temporary access from the existing
Wooing Tree Tasting Room to Shortcut Road or internally within the property to a new
road to access Shortcut Road. The submission by G & J McDowell (23/12) opposes this on
the basis that Wooing Tree already have an existing entrance off Shortcut Road. We note
that the existing access serves the development authorised by RC 050408 and we question
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why provision needs to be made for such alternative access in Rule 7.3.6(vi)(e). We
anticipate that this matter will be addressed further by the requestor at the hearing,

In summary the roundabout and underpass are integral parts of the proposal and the
relevant provisions should be refined, as promoted by submitters. In particular reference to
a single lane roundabout should be deleted; the location of the underpass should be to the
west of the Barry Avenue/State Highway 8B intersection and be explicitly provided for
pedestrians and cyclists; and provision should be made for connectivity between the
underpass and Shortcut Road, to provide access to the recreational resources which exist at
McNulty Inlet.

Designation of Open Space

6.7

GM Stewart (34/16 & 34/17) has promoted that the buffers along the State Highway 6 and
8B frontages (which are proposed to be included in the Rural Resource Area) be vested in
the Council as Reserve; and that Communal Open Space and Park Open Space, as
identified on the Future Development Masterplan at Attachment A, should be designated
for recreation purposes or otherwise provided for in the rules of the plan for the Wooing
Tree Overlay [the site].

As noted above submitters have raised questions with respect to the practicality of
establishing and maintaining vines in the buffer strip. If these areas were to be vested as
Reserve the responsibility for maintaining the land would transfer to the Council. We
acknowledge in this context that land on the opposite side of State Highway 8B is
designated D72 and D82 for “Recreation Purposes” and “Amenity Planting Purposes”,

respectively, in the Operative District Plan. Other options would be to maintain this land in
the ownership of the requestor as one lot (as proposed) or for Jandscaping to be established
at the time of subdivision and the land held in individual allotments. Individual ownership
applies with respect to properties in the Residential Resource Area (6) which is subject to a
Building Line Restriction to the east of Shortcut Road albeit that a landscaped strip was not
provided on those properties at the time of the original subdivision.

Mr Stewart has also promoted that the Communal Open Space and Park Open Space as
shown on the Future Development Masterplan be designated or otherwise protected by
rules. We acknowledge that the Communal Open Space is strategically located with
respect to the Residential Resource Area where provision is to be made for an increased
density associated with multi-unit development and a maximum lot area of 35 Om?.

We envisage that these suggestions will be addressed further by the requestor at the
hearing.

Infrastructure

Four submitters have referred to effects on infrastructure; and some have noted that
substantial upgrading will be required. The effects of stormwater disposal have also been
raised by submitters.

The requestor has provided an infrastructure report prepared by Fluid Infrastructure
Solutions Limited (at Attachment L to the request document) which assesses the water
supply, wastewater and stormwater (“3 waters™) requirements for the future development
of the land subject to Plan Change 12.

The infrastructure report proposes that the site be serviced from the CODC water
reticulation network at two connection points to provide a dual feed supply. While two
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options have been identified, the preferred option is to connect into the existing 300mm
diameter trunk watermain within the south-western area of the site and the 200mm
diameter watermain at the intersection of Shortcut Road and Roberts Drive.

The infrastructure report advises that data from the hydraulic model (as provided by
Rationale Limited) indicates that the supply pressures for future demand in the area are in
the order of 60m; and that the pressure may reduce during peak flow conditions. The
infrastructure report confirms that this pressure is within the target pressure guidelines of
25m to 80m.

While the infrastructure report has not assessed the capacity of the water supply network
(source, treatment and storage); it notes that discussions with Council staff have not
highlighted a capacity issue for the existing network.

Three options have been identified for servicing the area for wastewater being:

e Option 1 : Divide the site — south-west side of development to the existing Scott
Terrace pump station and north-west side to gravity main on Roberts Drive.

e Option 2 : Connect entire development to the existing Scott Terrace pump station and
upgrade pumps and rising main.

e Option 3 : Install a new pump station to service the site and pump directly to the
Lowburn Rising Main.

The infrastructure report addresses each of these options and notes, in particular, that
Option 3 is the most cost-effective option if Option 1 is not viable due to capacity issues in
the Roberts Drive network.

There is no stormwater infrastructure in the vicinity of the development. The infrastructure
report advises that the management of stormwater can be facilitated within the boundaries
of the site with disposal to gravels. The infrastructure report recommends, at this stage,
that the stormwater design be undertaken following the development of the roads and
residential layout.

Our conclusion, following consideration of the infrastructure report provided with the
request document, is that any effects in terms of in-ground 3 waters infrastructure are able
to be mitigated by engineering solutions which we anticipate will be progressed at the
subdivision consent stage. We anticipate that a similar conclusion is likely to be reached
with respect to electricity and telecommunication services albeit that these services fall
beyond the scope of the infrastructure report.

Scheduling of Wooing Tree

Plan Change 12 provides for the inclusion of the Monterey Pine (pinus radiata) known as
the “Wooing Tree” as Notable Tree number 26 in Schedule 19.4 Part B of the Operative
District Plan. Attached to the request document at Attachment J is the relevant entry from
The New Zealand Tree Register which relates to The Wooing Tree.

This initiative is supported by the Cromwell and Districts Community Trust (8/3). Given
that the Wooing Tree is a local landmark inclusion in Schedule 19.4, as proposed, is
appropriate.
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6.9 Support for Plan Change 12

Eight submitters have expressed support for Plan Change 12 in whole or in part. We note
in particular that the submissions by DJ Stark (33/1) and GM Stewart (34/1) express
support for residential aspects of the proposal only; and that the support of EA Heal (17/1)
is conditional upon residential sections not being subdivided further. We also acknowledge
that further submitters being TJ Affleck, BF Dawson, ML Morpeth and PJ Piebenga have
expressed support for the various original submissions which expressed support for Plan
Change 12.

6.10 __Conclusion
A variety of matters have been raised in the submissions. In some instances submissions
relate to several topics, as discussed above. Our conclusion, following consideration of the
matters raised in submissions, is that Plan Change 12 should be modified to address various
matters raised in submissions, as identified by us above and as listed at the conclusion of
this report in Part 10.0.

7.0  EFFECTS ON ENVIRONMENT

Requested Plan Change 12 will apply a mixture of Resource Area provisions to the 25.4197
hectares of land that is subject to the requested plan change. The result will be to provide for
more efficient use of the land resource than can be achieved under the Residential Resource Area
(6) zoning of the land that has applied since the Central Otago District Plan became operative on 1
April 2008.

We have discussed the effects associated with Plan Change 12 in the context of the various matters
raised in submissions as discussed in Part 6.0 of this report. The primary effect of Plan Change 12
(as amended in terms of our recommendations) is that a more concentrated form of residential
subdivision and development with some visitor accommodation is to be provided for on the land
subject to the plan change.

Such rezoning will have positive effects as it will provide for residential subdivision and
development to occur at a greater density than currently provided for in the Residential Resource
Area (6).

8.0  CONSIDERATION OF ALTERNATIVES

Section 74(1) confirms that a change is to be in accordance with the Council’s obligation to
prepare and have particular regard to an evaluation report prepared in accordance with section 32.
Section 32 establishes requirements for preparing and publishing evaluation reports on a proposed
plan change as follows:

“32.  Requirements for preparing and publishing evaluation reports
(1) An evaluation report under this Act musi-
(a) examine the extent to which the objectives of the proposal being evaluated
are the most appropriate way lo achieve the purpose of this Act; and
(b) examine whether the provisions in the proposal are the most appropriate
way to achieve the objectives by-
(i) identifying other reasonably practicable options for achieving the
objectives, and
(ii) assessing the efficiency and effectiveness of the provisions in
achieving the objectives; and
(iii)  summarising the reasons for deciding on the provisions; and
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(c) contain a level of detail that corresponds lo the scale and significance of the
environmental, economic, social, and cultural effects that are anticipated
from the implementation of the proposal.

(2) An assessment under subsection (1)(b)(ii) musi-

(a) identify and assess the benefits and costs of the environmental, economic,
social, and cultural effects that are anticipated from the implementation of
the provisions, including the opportunities for-

(i) economic growth that are anticipated to be provided or reduced;
and
(i) employment that are anticipated to be provided or reduced; and

(b) if practicable, quantify the benefits and costs referred to in paragraph (a);
and

(c) assess the risk of acting or not acting if there is uncertain or insufficient
information about the subject matter of the provisions.

23

A section 32 evaluation has been prepared by the requestor, and this is presented in Section 6.0 of
the request document prepared by Vivian + Espie Limited.

Tn our view there are four primary alternatives now available to the Council. These are to maintain
the status quo; to apply an existing zone (eg. Residential Resource Area (11)) to the entire Wooing
Tree site; to proceed with Plan Change 12 as notified; or to adopt modified Plan Change 12
provisions.

8.1

Status Quo — RRA(6)

8.2

The status quo would maintain the current Residential Resource Area (6) zoning and rely
on the resource consent processes to determine the most efficient and effective use of the
land.

As noted above the Residential Resource Area (6) provisions could result in the land being
subdivided to provide for 48 lots; with substantial dwellings and outbuildings possible on
those properties. A positive effect of such an approach would be to maintain the existing
pattern of development which is particularly apparent to the north and east of Shortcut
Road. Such an approach would impose a cost as the land would not be efficiently used.
We also acknowledge in this context that important clements of Plan Change 12, such as
the roundabout and underpass, are unlikely to be viable if the land is simply subdivided and
developed in accordance with the Residential Resource Area (6) provisions.

If this option were maintained it is likely that Residential Resource Area (6) subdivision
and development would result in the loss of the opportunity to develop the land on a more
integrated and efficient basis, as is now proposed.

In all the circumstances we do not favour the status quo option.

Apply a Single Existing Zone eg. RRA(11)

A benefit of this option is that a uniform pattern of subdivision and development would
occur across the Wooing Tree site. If the Residential Resource Area (11), say, was applied
only this would enable subdivision to a minimum lot size of 400m?.

A disadvantage with this option is that it does not respond to the specific characteristics of
the site, including the strategic location of the site at the visual entrance to Cromwell and to
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the amenity of the surrounding properties. This option also does not provide for a mixture
of housing typologies on the subject site.
In all the circumstances we do not favour this option.

Plan Change 12/Mixture of Resource Area Provisions

8.4

This option is the one that is sought through requested Plan Change 12 as publicly notified.
This provides for a range of different development typologies; with more concentrated
residential subdivision and development to occur generally towards the centre of the site;
and for the development of the Business Resource Area (2). Plan Change 12 provides for
an efficient use of the land while, to a significant extent, mitigating effects on the amenity
values of neighbouring properties.

A significant adverse effect with respect to Plan Change 12 may be associated with the
establishment of a retail area within the proposed Business Resource Area (2). Such
provision is not necessary to enable the on-going use of the Wooing Tree Cellar door
complex and will result in fragmentation of retail activity at Cromwell.

In all the circumstances we do not favour Plan Change 12 as notified.

Modified Plan Change 12 Provisions

8.5

This option makes provision for the residential subdivision and development provided for
through Plan Change 12 as notified, deletion of the proposed Business Resource Area (2)
and various modifications to the Plan Change 12 provisions to address concerns raised by
various submitters.

This option has benefits in terms of facilitating a range of residential typologies, providing
for the existing and future operations of the Wooing Tree Cellar door operation (including
provision for travellers accommodation), and enhancing the provisions which are to be
made with respect to traffic effects, particularly the provision of a roundabout to an
appropriate standard and an underpass in an optimal location and with connectivity.

In our view the modified Plan Change 12 option will achieve efficient use of the land
resource, will serve to mitigate effects on the amenity values of neighbouring properties
and will be effective as it will apply specific existing zones to the subject site.

We favour this option.

Conclusion : Alternatives

9.0

Our conclusion, following our consideration of the primary alternatives is that the fourth
option, being modification of the Plan Change 12 provisions, particularly to remove the
Business Resource Area (2), is the most appropriate alternative. Adoption of this fourth
option will necessitate further evaluation of the modifications to Plan Change 12 in the
Council’s decision pursuant to section 32AA(1)(d)(ii) of the Act.

OTHER STATUTORY CONSIDERATIONS:

9.1

Statutory Provisions

Clause 29(4) of Part 2 of the First Schedule to the Act provides as follows:
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After considering a plan or change, undertaking a further evaluation of the plan or
change in accordance with section 3244, and having particular regard to the
evaluation, the local authority-

(a) may decline, approve, or approve with modifications the plan or change;
and

(b) must give reasons for ils decision.’

2

Such decision making is to be guided by the relevant statutory considerations.

The purpose of district plans is stated in section 72 of the Act:

“72.

Purpose of district plans — The purpose of the preparation, implementation, and

administration of district plans is to assist territorial authorities to carry out their functions
in order to achieve the purpose of this Act.

The functions of territorial authorities under the Act are stated in section 31 of the Act as follows:

i

Functions of territorial authorities under this Act — (1) Every territorial authority

shall have the following functions for the purpose of giving effect to this Act in its district.

(@)

(b)

(2)

The establishment, implementation, and review of objectives, policies, and methods
to achieve integrated management of the effects of the use, development, or
protection of land and associated natural and physical resources of the district:

the control of any actual or potential effects of the use, development, or protection
of land, including for the purpose of -

(i) the avoidance or mitigation of natural hazards, and

(iii)  the maintenance of indigenous biological diversity:

Any other functions specified in this Act.
The methods used to carry out any functions under subsection (1) may include the

control of subdivision.”

Provision is made for a requested plan change in section 73(2) of the Act as follows:

"(2)

Any person may request a territorial authority to change a district plan, and the

plan may be changed in the manner set out in Schedule 1.”

Section 74 of the Act sets out the matters any change to a district plan is to be in accordance with.
Section 74 states as follows:

“74.
()

Matters to be considered by territorial authority

A territorial authority must prepare and change its district plan in accordance
with-

(a) its functions under section 31, and

(b) the provisions of Part 2, and

(d) its obligation (if any) to prepare an evaluation report in accordance with
section 32; and

(e) its obligation to have particular regard to an evaluation report prepared in
accordance with section 32; and

@ any regulations.
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(2) In addition to the requirements of section 75(3) and (4), when preparing or
changing a district plan, a territorial authority shall have regard to-

()  Any-
(i) Management plans and sirategies prepared under other Acts;

and

(24) A territorial authority, when preparing or changing a district plan, must take into
account any relevant planning document recognised by an iwi authority and lodged
with the territorial authority, to the extent that its content has a bearing on resource

management issues of the district.

(3) In preparing or changing any district plan, a territorial authority must not have
regard lo trade competition.”

Section 75(3) and (4) provide direction with respect to the contents of district plans as follows:

“75.  Contents of district plans —
(3) A district plan must give effect to —
(a) any national policy statement, and

(c) any regional policy statement.
(4) A district plan must not be inconsistent with —

(b) a regional plan for any matter specified in section 30(1).

1

As noted above, section 74(1) confirms that a change to a district plan is to be in accordance with
the provisions of Part 2; and we note that achieving the purpose of the Act (section 5 in Part 2) is
the purpose of district plans in terms of section 72.

Part 2 matters include Sections 5, 6, 7 and 8 as presented below:

«5.  Purpose — (1) The purpose of this Act is lo promote the sustainable management of

natural and physical resources.
2) In this Act. “sustainable management” means managing the use, development, and
protection of natural and physical resources in a way, or at a rate, which enables people
and communities to provide for their social, economic, and cultural wellbeing and for their

health and safety while-

(a) Sustaining the potential of natural and physical resources (excluding
minerals) to meet the reasonably foreseeable needs of future generations,

and
(b) Safeguarding the life-supporting capacity of air, waler, soil and ecosystems;
and
(c) Avoiding, remedying, or mitigating any adverse effects of activities on the
environment.
6. Matters of national importance — In achieving the purpose of this Act, all persons

exercising functions and powers under it, in relation fo managing the use, development,
and protection of natural and physical resources, shall recognise and provide for the
Jfollowing matters of national importance:
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(a) The preservation of the natural character of the coastal environment
(including the coastal marine area), wetlands, and lakes and rivers and
their margins, and the protection of them from inappropriate subdivision,
use, and development:

(b) The protection of oulstanding natural features and landscapes from
inappropriate subdivision, use, and development:

(c) The protection of areas of significant indigenous vegetation and significant
habitats of indigenous fauna:
(d) The maintenance and enhancement of public access to and along the coastal

marine area, lakes, and rivers:

(e) The relationship of Maori and their culture and traditions with their
ancestral lands, water, sites, waahi tapu, and other taonga.

) the protection of historic heritage from inappropriate subdivision, use, and
development.

(g) the protection of recognised customary activities.

(h) the management of significant risks from natural hazards.

7. Other matters — In achieving the purpose of this Act, all persons exercising
functions and powers under it, in relation lo managing the use, development, and
protection of natural and physical resources, shall have particular regard to-

(a) Kaitiakitanga:

(aa)  The ethic of stewardship:

(b) The efficient use and development of natural and physical resources:

(ba)  The efficiency of the end use of energy:

(c) The maintenance and enhancement of amenity values:

(d) Intrinsic values of ecosystems:

(e) Repealed.

)] Maintenance and enhancement of the quality of the environment:

(2)  Any finite characteristics of natural and physical resources:

(h) The protection of the habitat of trout and salmon.

(i) the effects of climate change:

G) the benefits to be derived from the use and development of renewable

energy.

8. Treaty of Waitangi — In achieving the purpose of this Act, all persons exercising
functions and powers under i, in relation to managing the use, development, and
protection of natural and physical resources, shall take into account the principles of the
Treaty of Waitangi (Te Tiriti o Waitangi).”

Part 2

9.2

Subject to the modifications recommended in this report Plan Change 12, which provides
for the Residential Resource Area (6) to be removed and a mixture of Resource Area
provisions to be applied instead, is consistent with the purpose of the Act being to promote
the sustainable management of natural and physical resources. Modified Plan Change 12 is
entirely consistent with sustainable management as it will provide for managing the use,
development, and protection of natural and physical resources in a way, or at a rate, which
enables people and communities to provide for their social, economic and cultural
wellbeing while:

(a) Sustaining the potential of natural and physical resources to meet the reasonable

foreseeable needs of future generations;
(b) Safeguarding the life-supporting capacity of air, water, soil and ecosystems; and
(¢) Avoiding, remedying or mitigating any adverse effects of activities on the environment.
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We are satisfied that Plan Change 12, as modified, will be entirely consistent with section 5
of the Act.

We also consider that Plan Change 12, as modified, is consistent with sections 7(b), (c), ()
and (g) as the plan change is consistent with achieving the efficient use and development of
natural and physical resources; the maintenance and enhancement of amenity values; the
maintenance and enhancement of the quality of the environment; and recognising any finite
characteristics of natural and physical resources. There are no other matters stated in Part 2
which appear to be of any particular relevance to Plan Change 12.

Other Statutory Matters

We confirm that the requested plan change is consistent with the functions of the Council
in terms of section 31. In terms of sections 74 and 75, the regional policy statement,
regional plan and management plans and strategies prepared under other Acts and relevant
planning documents recognised by an iwi authority have been discussed in the
documentation lodged in support of the requested plan change, and we do not consider it
necessary to discuss these matters further.

10.0  RECOMMENDATIONS

Following consideration of the requested plan change and the submissions and further submissions
received, we recommend as follows:

1.

2.

10.

11.

12

That the submission by Bruce Anderson (1/1-1/5) be accepted in part.

That the submission by Gary Anderson (2/1 & 2/2) be accepted.
That the submission by Viv Buchanan (3/1 & 3/2) be accepted.

That the submission by Andrew Conyngham Burton (4/1-4/4) be accepted in part.

That the submission by Richard Leonard Byrne & Wendy Grace Byrne (5/1-5/18) be
accepted in part.

That the submission by Central Otago Queenstown Trails Network Trust (6/1-6/3)
supported by ML, Morpeth (102/1 — re 6/1 — 6/3), The NZ Transport Agency (103/1)
and PJ Piebenga (104/1) be aceepted.

That the submission by Kelly Checketts (7/1-7/7) be accepted in part.

That the submission by Cromwell & Districts Community Trust (8/1-8/3) supported by
ML Morpeth (102/2 — re 8/1-8/3) and PJ Piebenga (104/2) be accepted.

That the submission by Chris Cummings (9/1 & 9/2) be accepted.
That the submission by Hilliary Cummings (10/1 & 10/2) be accepted.

That the submission by William Robert Dunbar & 25 Others (11/1-11/18) be accepted
in part.

That the submission by Richard & Jolanda Foale (12/1 & 12/2) be rejected.
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18.

19.

20.

21.
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27.

28,
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31.

32.
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That the submission by Paul James Goodwin & Leslie Robyn Goodwin (13/1-13/4) be
accepted.

That the submission by Paul James Goodwin & Leslie Robyn Goodwin (14/1-14/4) be
accepted.

That the submission by Paul James Goodwin & Leslie Robyn Goodwin (15/1-15/3) be
accepted.

That the submission by Jennifer May Hawker (16/1) supported by ML Morpeth (102/3)
and PJ Piebenga (104/3) be accepted in part.

That the submission by Elizabeth Adrienne Heal (17/1-17/5) be accepted in part.

That the submission by Jill Alexa Herron (18/1-18/8) be accepted in part.

That the submission by David Lewis Holden (19/1) supported by TJ Affleck (100/1), BF
Dawson (101/1), ML Morpeth (102/4) and PJ Piebenga (104/4) bc accepted in part.

That the submission by Richard & Paula Jackson (20/1-20/7) be accepted in part.

That the submission by Paul & Jocelyn Johnstone (21/1-21/5) be accepted in part.

That the submission by Basil John Lister (22/1 & 22/2) be accepted in part.

That the submission by Graeme & Jan-Marie McDowell (23/1-23/12) supported by PJ
Piebenga (104/9 — re 23/10) be accepted in part.

That the submission by Geoffrey Neil & Margaret Ann McPhee (24/1 & 24/2) opposed
by ML Morpeth (102/8 — re 24/1) be accepted in part.

That the submission by Heather McPherson (25/1) be accepted in part.

That the submission by David Samuel Moreton (26/1 & 26/2) be accepted.

That the submission by NZ Transport Agency (27/1-27/22) opposed by Wooing Tree
Holdings Limited (106/1 — re 27/6) be accepted in part.

That the submission by Patricia Margaret O’Neill (28/1-28/16) be accepted in part.

That the submission by Heather Nola Pryor & John Ian Meredith (29/1-29/4) be
rejected.

That the submission by Robert Stirling Robinson (30/1 & 30/2) be rejected.

That the submission by K Wally Sanford (31/1 — 31/3) supported by ML Morpeth (102/5
—re 31/1-31/3) and PJ Piebenga (104/5) be accepted in part.

That the submission by The Southern District Health Board c¢/- Public Health South
(32/1 — 32/9) supported by NZ Transport Agency (103/2 — re 32/4) be accepted.
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That the submission by David Garth Stark (33/1 — 33/4) supported by PJ Piebenga
(104/6 — re 33/1 — 33/3 only) be accepted.

That the submission by Gordon McAlpine Stewart (34/1 — 34/17) opposed by ML
Morpeth (102/9 — re 34/15 & 34/16) and supported by GF & A-L Sinnott (105/1 - re
34/1 -34/7, 34/14 — 34/17 inclusive) be accepted in part.

That the submission by Ruth & Ron Stilwell (35/1) supported by PJ Piebenga (104/10)
be accepted in part.

That the submission by Robert Tovey (36/1) supported by ML Morpeth (102/6) and PJ
Piebenga (104/7) be accepted in part.

That the submission by Hessel Christiaan Van Wieren (37/1 —37/6) be accepted in part.
That the submission by Michael & Lisa Wardill (38/1 — 38/7) be rejected.

That the submission by Mrs Anne White (39/1 — 39/6) be accepted in part.

That the submission by William Finlayson White (40/1 — 40/9) be rejected.

That the submission by Jancen Margaret Wood (41/1 — 41/4) supported by ML Morpeth
(102/7 — re 41/1 & 41/2) and PJ Piebenga (104/8) be accepted in part.

As a consequence of these recommendations we further recommend that Plan Change 12 as
publicly notified be approved subject to modification as presented in the text at Annex 3. In
summary these modifications are:

Deletion of the Business Resource Area (2) and all provisions relating thereto.

Application of the Residential Resource Area (3) and the Residential Resource Area (11) to
most of the land currently shown as Business Resource Area (2) in Plan Change 12; with an
area of land to be allocated to the Residential Resource Area (for travellers accommodation in
close proximity to the existing Wooing Tree Cellar door complex).

Amendment to Rule 7.3.6(vi)(d) — (e) to remove reference to a “single lane” roundabout; and
to explicitly provide for a pedestrian/cyclist underpass which is to be located to the west of the
Barry Avenue/State Highway 8B intersection.

Amendment to Rule 7.3.6(vi)(f) to require provision for connectivity for pedestrians and
cyclists from the underpass to Shortcut Road and McNulty Inlet beyond.

Following further consideration of evidence to be provided by the requestor at the hearing we
anticipate that consideration may be given to further modifications as follows:

Provision for a minimum lot area of 500m? on land currently proposed to be Residential
Resource Area (11).

An adjustment to the zone boundary such that a portion of the land currently in the Residential
Resource Area (11) adjacent to State IMighway 8B be included in the Residential Resource
Area (3) instead.
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e Provision of an alternative to the Rural Resource Area/vineyard plantings in the buffer strip,
possibly including the establishment of planting/moundings and/or the provision of
landscaping to be maintained in future by individual owners if portions of the buffer strip are
to be included in residential allotments.

e Removal of the reference to temporary access to the Wooing Tree Tasting Room in Rule
7.3.6(vi)(e).

e Provision for buffer arcas and Communal Open Space and/or Park Open Space to be
designated or otherwise provided for in the rules relating to Plan Change 12.

JOHNSTON WHITNEY

ol ="

W D WHITNEY
Planning Consultant

4 Qctober 2017
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Annex 2

RESOURCE MANAGEMENT ACT 1991
CENTRAL OTAGO DISTRICT PLAN
PLAN CHANGE 12 : WOOING TREE, CROMWELL

Amend Section 4 : Rural Resource Area of the Operative Central Otago District Plan by
inserting a new Policy 4.4.2(h), a new Rule 4.7.5(vii) and a new Rule 4.7.6M to strongly
discourage buildings in the Rural Resource Area in the Wooing Tree Overlay Area; to
make such buildings a non-complying activity; and to stipulate that such land be
maintained in either predominantly vineyard plantings or a treed park like character, a
breach being a non-complying activity.

Amend Section 7 : Residential Resource Area of the Operative District Plan by:

i)

i)

iii)

vi)

vii)

Amending Section 7.1 Objectives to confirm that the objectives relate to the
Wooing Tree Overlay Area.

Amending the Explanation to Policy 7.2.7 to confirm that the Residential Resource
Area (3) and the Residential Resource Area (11) have also been applied to land
within the Wooing Tree Overlay Area to manage interface effects between existing
residential activities, the State Highways and new development.

Inserting a new Rule 7.3.2(vi) to provide for multi-unit development in the
Residential Resource Area of the Wooing Tree Overlay Area as a controlled
activity; with a corresponding amendment to Rule 7.3.3(vi).

Inserting a new Rule 7.3.2(vii) to provide for one care centre or community facility
(limited to a childrens educational facility) in the Residential Resource Area (11) of
the Wooing Tree Overlay Area as a controlled activity.

Amending Rule 7.3.3(i)(c) to provide for:

e Any subdivision in the Residential Resource Area within the Wooing Tree

Overlay Area to not exceed a maximum lot size of 350m2 and a total of 50
residential allotments.

e Any subdivision in the Residential Resource Area (3) within the Wooing Tree
Overlay Area to not exceed 60 residential allotments.

e Any subdivision in the Residential Resource Area (11) within the Wooing Tree
Overlay Area to not exceed 100 residential allotments.

e Amendments to be made to the Reason, accordingly.

Inserting a new Rule 7.3.6(iii)(b)(iii) to stipulate a minimum front yard of 3 metres
in the Residential Resource Area of the Wooing Tree Overlay Area.

Inserting a new Rule 7.3.6(iii)(c)(iii) to stipulate minimum side and rear yards of
1.8 metres in the Residential Resource Area of the Wooing Tree Overlay Area



viii)

Xi)

xit)

xiii)

provided that no side yards are required for buildings adjoined by a common wall
for a multi-unit development under new Rule 7.3.2(vi).

Inserting a new Rule 7.3.6(iii)(iv) to require a 15 metre yard in the Residential
Resource Area (3) adjacent to the north-eastern boundary of the Wooing Tree
Overlay Area.

Amending Rule 7.3.6(iii)(f)(1) and inserting a new Rule 7.3.6(iii)(f)(5) to stipulate
that no recession planes are required in the Residential Resource Area of the
Wooing Tree Overlay Area for buildings which are adjoined by a common wall for
multi-unit development under new Rule 7.3.2(vi).

Amending Rule 7.3.6(iv) to stipulate in a new Rule 7.3.6(iv)(i) a maximum site
coverage of 80% to apply within the Residential Resource Area of the Wooing Tree
Overlay Area; and to amend the Reason, accordingly.

Amending Rule 7.3.6(vi) by inserting new Rules 7.3.6(vi)(d), (¢) and (f) which
relate to access within the Residential Resource Areas of the Wooing Tree Overlay
Area as follows:

“td) No vehicle access is permitted from the Wooing Tree Overlay Area
to the State Highway excepl via a_single lane roundaboul
(incorporating a 44m_diameter central island as recommended by
Ausroads Guide to Traffic Engineering) constructed at the corner of
SHS8B and Barry Avenue.

(e) No new development (other than a new temporary access from the
existing Wooing Tree Tasting Room to Shortcut Road or internally
within the property to a new road to access Shortcut Road) west of
and including the Business Resource Area (2) of the Wooing Tree
Overlay Area shall be permitted until the single lane roundabout
referred to in Rule 7.3.6(vi)(d) and a pedestrian underpass is
completed and operational. Development that is permitted lo occur
shall be desiened to connect to the single lane roundabout referred
to in Rule 7.3.6(vi)(d) as the primary access to the State Highway
once completed and operational.

(f) Legal road access shall be included in the design of the subdivision
so that Shortcut Road connects to the single lane roundabout
referred to in Rule 7.3.6(vi)(d).”

Inserting a cross reference which confirms that a breach of the new Rules
7.3.6(vi)(d)-(f) is a non-complying activity; and amending Rule 7.3.5 by inserting a
new Rule 7.3.5(vi), accordingly.

Amending Rule 7.3.6(xii) by renumbering the existing rule as Rule 7.3.6(a), and by
inserting a new Rule 7.3.6(xii)(b) to stipulate that new residential buildings in the
Residential Resource Areas of the Wooing Tree Overlay Area within 80m of the
seal edge of State Highway 6 and 8B are to be designed to meet noise performance
standards as specified in the new Rule 7.3.6(xii)(b).

Amend Section 8 : Business Resource Area of the Operative District Plan by:

i)

Inserting a new Policy 8.2.8 which relates to the Business Resource Area (2) of the
Wooing Tree Overlay Area to provide for the development of high quality
travellers accommodation and associated “vineyard village” themed retail and



vi)

vif)

viil)

commercial activities in a manner that complements other business areas at
Cromwell; and to amend the Explanation which follows, accordingly.

Amending the Reason which relates to Rule 8.3.1(i) to insert reference to standards
which relate to the Business Resource Area (2) of the Wooing Tree Overlay Area.

Amending Rule 8.3.2(iv) to exclude provision for vehicle oriented activity as a
controlled activity within the Business Resource Area (2) of the Wooing Tree
Overlay Area.

Inserting a new Rule 8.3.2(v) to provide for all buildings in the Business Resource
Area (2) of the Wooing Tree Overlay Area as a controlled activity; and to insert a
new Reason which relates to the new Rule 8.3.2(v).

Amending Rule 8.3.6(i) by renumbering the existing Rule as Rule 8.3.6(a) and by
inserting a new Rule 8.3.6(i)(b) to stipulate that the maximum area of a shop in the
Business Resource Area (2) of the Wooing Tree Overlay Area is 200m?.

Amending Rule 8.3.6(ii) to require a yard of 15 metres adjacent to the north-east
boundary of the Wooing Tree Overlay Area.

Inserting a new Rule 8.3.6(xii) and associated Reason which relates to the Business
Resource Area (2) of the Wooing Tree Overlay Area as follows:

“(xii) Access — Within _the Business Resource Area (2) of the Wooing
Tree Overlay Area

(a) No vehicle access is permitted from the Business Resource Area (2)
of the Wooing Tree Overlay Area to the State Highway except via a
single lane roundaboul (incorporating a_44m diameter cenitral
island as recommended by Ausroads Guide to Traffic Engineering)
constructed at the corner of SH8B and Barry Avenue.

(b) No new development (other than a new temporary access from the
existing Wooing Tree Tasting Room to Shortcut Road or internally
within the property to_ a new road to access Shortcul Road) within
the Business Resource Area (2) of the Wooing Tree Overlay Area
shall be permiltted to occur until the single lane roundabout referred
to in Rule 8.3.6(xii)(a) and pedestrian underpass across the State
Highway is completed and operational.

Reason
Development in these areas _must nol affect the safe and efficient
operation of the State highway network.”

Inserting a new Rule 8.3.6(xiii) which relates to the Business Resource Area (2) of
the Wooing Tree Overlay Area as follows:

“(xiii) Maximum Floor Space within the Business Resource Area (2) of
the Wooing Tree Overlay Area

The maximum Floor Space (as defined) within the Business
Resource Area (2) within the Wooing Tree Overlay Area shall be
12,000m* divided as follows:




Notes:

(a) No more than 6,000m of the permitted Floor Space shall be
used for Travellers Accommodation;

(b) No more than 4,000m’ of the permitted Floor Space shall be
used for Shops;

(c) No more than 2,000m’ of the permitted Floor Space shall be
used for any activities that than Traveller's Accommodation

or Shops.

In addition to above, the maximum building coverage shall not
exceed 8.000m” of the total Business Resource Area (2) area.”

ix) Inserting cross references which confirm that a breach of the new Rule 8.3.6(xil)
and of the new Rule 8.3.6(xiii) is a non-complying activity; and amending Rule
8.3.5(ii) accordingly.

Amend Section 18 — Definitions by inserting new definitions as follows:
o ““External Appearance’ in relation to buildings the Business Resource Area (2) of the

Wooing Tree Overlay Area, means the bulk and shape of the building including roof
pitches, the materials of construction and the colour of exterior walls.”

e “‘Urban Design’ in relation to the layout of buildings the Business Resource Area (2)
of the Wooing Tree Overlay Area, means the matters contained in the New Zealand
Design Protocol (2005) — or any amendments thereof.”

o ““Wooing Tree Overlay Area/Wooing Tree Overlay’ means the land bounded by
Shorteut Road and State Higchway 6 and 8B at Cromwell that is legally described as
Section 3 SO 461514.”

Amend Schedule 19.4 Register of Heritage Buildings, Places, Sites and Objects and
Notable Trees to include a new item being Notable Tree No 26 being a Monterey Pine
(Pinus radiata) known as the “Wooing Tree” that is located in the Wooing Tree Overlay
Area.

Amend Planning Maps 12, 13, 13A and 14 to rezone land in the Wooing Tree Overlay
Area being Section 3 SO 461514 from Residential Resource Area (6) to Residential
Resource Area, Residential Resource Area (3), Residential Resource Area (11), Business
Resource Area (2) and Rural Resource Area. The existing Building Line Restriction is to
be amended to provide a greater depth adjacent to the location of a future single lane
roundabout; and the Monterey Pine (Pinus radiata) known as the “Wooing Tree” is to be
shown by notation as Notable Tree No 26 on Planning Map 13.

1. New text to be inserted (as presented in quotation marks) is underlined.

2. For full details of text amendments see Attachment F to the plan change request
document entitled “Wooing Tree Holdings Limited Private Plan Change to the Central
Otago Operative District Plan Application, Section 32 Evaluation and Assessment of
Effects on the Environment” prepared by Vivian + Espie Limited and dated 13 March
2017.

Leanne Mash
Chief Executive
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Annex 3 (Plan Change 12 Incorporating Modifications
Recommended in section 42A Report)

RESOURCE MANAGEMENT ACT 1991
CENTRAL OTAGO DISTRICT PLAN
PLAN CHANGE 12 : WOOING TREE, CROMWELL

Amend Section 4 : Rural Resource Area of the Operative Central Otago District Plan by
inserting a new Policy 4.4.2(h), a new Rule 4.7.5(vii) and a new Rule 4.7.6M to strongly
discourage buildings in the Rural Resource Area in the Wooing Tree Overlay Area; to
make such buildings a non-complying activity; and to stipulate that such land be
maintained in either predominantly vineyard plantings or a treed park like character, a
breach being a non-complying activity.

Amend Section 7 : Residential Resource Area of the Operative District Plan by:

i)

ii)

iii)

vi)

vii)

Amending Section 7.1 Objectives to confirm that the objectives relate to the
Wooing Tree Overlay Area.

Amending the Explanation to Policy 7.2.7 to confirm that the Residential Resource
Area (3) and the Residential Resource Area (11) have also been applied to land
within the Wooing Tree Overlay Area to manage interface effects between existing
residential activities, the State Highways and new development.

Tnserting a new Rule 7.3.2(vi) to provide for multi-unit development in the
Residential Resource Area of the Wooing Tree Overlay Area as a controlled
activity; with a corresponding amendment to Rule 7.3.3(vi).

Inserting a new Rule 7.3.2(vii) to provide for one care centre or community facility

(limited to a childrens educational facility) in the Residential Resource Area (11) of
the Wooing Tree Overlay Area as a controlled activity.

Amending Rule 7.3.3(i)(c) to provide for:
e Any subdivision in the Residential Resource Area within the Wooing Tree
Overlay Area to not exceed a maximum lot size of 350m2 and a total of 50

residential allotments.

e Any subdivision in the Residential Resource Area (3) within the Wooing Tree
Overlay Area to not exceed 60 residential allotments.

e Any subdivision in the Residential Resource Area (11) within the Wooing Tree
Overlay Area to not exceed 100 residential allotments.

e Amendments to be made to the Reason, accordingly.

[nserting a new Rule 7.3.6(iii)(b)(iii) to stipulate a minimum front yard of 3 metres
in the Residential Resource Area of the Wooing Tree Overlay Area.

Inserting a new Rule 7.3.6(iii)(c)(iii) to stipulate minimum side and rear yards of
1.8 metres in the Residential Resource Area of the Wooing Tree Overlay Area



viii)

Xi)

xi)

xiii)

provided that no side yards are required for buildings adjoined by a common wall
for a multi-unit development under new Rule 7.3.2(v1).

Inserting a new Rule 7.3.6(iii)(iv) to require a 15 metre yard in the Residential
Resource Area (3) adjacent to the north-eastern boundary of the Wooing Tree
Overlay Area.

Amending Rule 7.3.6(iii)(f)(1) and inserting a new Rule 7.3.6(iii)(f)(5) to stipulate
that no recession planes are required in the Residential Resource Area of the
Wooing Tree Overlay Area for buildings which are adjoined by a common wall for
multi-unit development under new Rule 7.3.2(vi).

Amending Rule 7.3.6(iv) to stipulate in a new Rule 7.3.6(iv)(i) a maximum site
coverage of 80% to apply within the Residential Resource Area of the Wooing Tree
Overlay Area; and to amend the Reason, accordingly.

Amending Rule 7.3.6(vi) by inserting new Rules 7.3.6(vi)(d), (e) and (f) which
relate to access within the Residential Resource Areas of the Wooing Tree Overlay

Area as follows:

“td) No vehicle access is permilied from the Wooing Tree Overlay Area
to the State Hichway except via a single—lane roundaboul

G _ _ \
Ausroads—Guide—to—Traffic—Ensineering) constructed to the NZ
Transport Agency’s standards at the eerrer intersection of SHSB
and Barry Avenue.

(e) No new development (other than a new lemporary access from the
existing Wooing Tree Tasting Room to Shortcut Road or infernally
within the property lo a new road to access Shoricut Road) west of
and-ineludine the—-BusinessResourceArea+2)-of a line 120 metres
parallel to Shortcut Road and within the Wooing Tree Overlay Area
shall be permitted until the singletane roundabout referred fo in
Rule 7.3.6(vi)(d) and a pedestrian/cyclist underpass to the west of
the State Highway 8B/Barry Avenue intersection is completed and
operational.  Development that is permitted to occur _shall be
designed to connect to the sinele lane roundabout referred to in Rule
7.3.6(vi)(d) as the primary access 1o the State Highway once
completed and operational.

lt4) Legal road access shall be included in the design of the subdivision
so that Shortcut Road connects to the singlelane roundaboul
referred to in Rule 7.3.6(vi)(d); and_connectivity shall be provided
through the Wooing Tree Overlay Area for pedestrians and cyclists
between the underpass and Shorteut Road which provides access to
recreational facilities to the north at McNulfy Inlet.”

Inserting a cross reference which confirms that a breach of the new Rules
7.3.6(vi)(d)~(f) is a non-complying activity; and amending Rule 7.3.5 by inserting a
new Rule 7.3.5(vi), accordingly.

Amending Rule 7.3.6(xii) by renumbering the existing rule as Rule 7.3.6(a), and by
inserting a new Rule 7.3.6(xii)(b) to stipulate that new residential buildings in the
Residential Resource Areas of the Wooing Tree Overlay Area within 80m of the
seal edge of State Highway 6 and 8B are to be designed to meet noise performance
standards as specified in the new Rule 7.3.6(xi1)(b).
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Notes:

o ““Wooing Tree Overlay Area/Wooing Tree Overlay’ means the land bounded by
Shortcut Road and State Hichway 6 and 8B at Cromwell that is legally described as
Section 3 SO 461514.”

Amend Schedule 19.4 Register of Heritage Buildings, Places, Sites and Objects and
Notable Trees to include a new item being Notable Tree No 26 being a Monterey Pine
(Pinus radiata) known as the “Wooing Tree” that is located in the Wooing Tree Overlay
Area.

Amend Planning Maps 12, 13, 13A and 14 to rezone land in the Wooing Tree Overlay
Area being Section 3 SO 461514 from Residential Resource Area (6) to Residential
Resource Area, Residential Resource Area (3), Residential Resource Area (11);Business
Resouree-Area{2) and Rural Resource Area. The existing Building Line Restriction is to
be amended to provide a greater depth adjacent to the location of a future singlelane
roundabout; and the Monterey Pine (Pinus radiata) known as the “Wooing Tree” is to be
shown by notation as Notable Tree No 26 on Planning Map 13.

1. New lext to be inserted (as presented in quotation marks) by Plan Change 12 is
underlined.

2. For full details of text amendments see Attachment I to the plan change request
document entitled “Wooing Tree Holdings Limited Private Plan Change to the Ceniral




Otago Operative District Plan Application, Section 32 Evaluation and Assessment of
Effects on the Environment” prepared by Vivian + Espie Limited and dated 13 March
2017. It is anticipated that an amended version of Attachment F will be presented by the
requestor at the hearing to incorporate modifications promoted by the requestor following
consideration of this report: and that a final version of Attachment I will be attached to
the decision of the Hearings Panel on Plan Change 12,

3 Modifications resulting from section_424 report recommendations include deletions
which are shown by strike out and additions which are shown by double underlining.

4 It is anticipated that the requestor will provide an amended version of Plan Change 12
Map Amendment which provides for the deletion of the Business Resource Area (2) with
provision for_the Residential Resource Area (3), Residential Resource Area (11) and
Residential Resource Area (for travellers accommodation) to apply to this land instead.




