
DOCUMENT 4 

RIVER TERRACE DEVELOPMENTS LTD 

Request for a Change to the 
Operative Central Otago District Plan 

Evaluation under section 32 of the Resource 
Management Act 1991 

1 March 2018 

B R O W N  COMPANY 
P L A N N I N G  GROUP 

RIVER TERRACE DEVELOPMENTS LIMITED - REQUEST FOR PLAN CHANGE - 1 MARCH 2018 



2 

Contents 

1. In t roduct ion and strategic contex t  3 

2. River Terrace's goals  f o r  the RTRA and ident i f icat ion of 
op t ions  t o  achieve those  goals 

3. Evaluat ion o f  the cos ts  and benef i ts o f  the options 

4. Evaluation o f  RTRA object ives under  sect ion 32(1)(a) 

5. Evaluation o f  RTRA pol ic ies under  sect ions 32(1)(b) and 32(2)(a) 

6. Evaluat ion o f  RTRA methods under  sect ions 32(1)(b) and 32(2)(a) 

7. Evaluat ion o f  the r isk  o f  act ing o r  no t  act ing under  sect ion 32(2)(c) 

8. Evaluation o f  the RTRA Change against  the h igher  order  district 
p lanning provisions 

9. Evaluation o f  the RTRA Changes under  the Regional planning 
Instruments 

9.1 The operative Otago Regional Policy Statement 

9.2 The proposed Otago Regional Policy Statement - Decisions version 

9.3 Regional plans 

10. Evaluat ion o f  the RTRA Changes under  the National planning 
Instruments 

10.1 Introduction 

10.2 The NPS on Urban Development Capacity 2016 

11. Conclusions 

4 

7 

10 

12 

21 

43 

43 

44 

44 

46 

46 

47 

47 

47 

48 

RTDL - REQUEST FOR PLAN CHANGE - MARCH 2018 



3 

1. Introduction and strategic context 

River Terrace Development Limited (RTDL) is requesting a change to the operative Central Otago District 
Plan (ODP) to enable the rezoning of rural land for residential purposes. 

DOCUMENT 1 sets out the background to and reasons for this requested Change. The amendments 
requested, to Chapters 12.21, 12.22 and 15 of the COP, are set out in DOCUMENT 2. The effects on the 
environment are assessed in DOCUMENT 3. 

Any change to a plan needs to be evaluated in accordance with section 32 of the Resource Management 
1991 (the Act). This document (DOCUMENT 4) sets out the evaluation for the RTRA. 

Section 32 states: 

32 Requirements f o r  p repar ing  a n d  pub l i sh ing  evaluat ion reports 

(1) A n  evaluat ion repo r t  requ i red unde r  this A c t  must— 

(a) examine the extent  to wh ich  the object ives o f  the p roposa l  be ing  evaluated are 
the m o s t  appropr iate w a y  to  achieve the pu rpose  o f  this A c t ;  and 

(b) examine whether  the p rov i s ions  i n  the p roposa l  are the m o s t  appropr iate way 
to  achieve the object ives by— 

(i) ident i fy ing o the r  reasonab ly  pract icable op t ions  f o r  ach iev ing the 
object ives;  and 

(ii) assess ing  the ef f ic iency a n d  effect iveness o f  the p rov is ions  in  achieving 
the object ives;  and 

(iii) summar i s ing  the reasons f o r  dec id ing  o n  the prov is ions ;  and 

(c) conta in  a level  o f  detai l  that  cor responds to the sca le  a n d  s ign i f icance o f  the 
environmental ,  economic,  social, a n d  cu l tura l  effects tha t  are ant ic ipated from 
the implementat ion o f  the proposal. 

(2) A n  assessment  unde r  subsec t ion  (1)(b)(ii) must— 

(a) ident i f y  a n d  assess the benef i ts  a n d  cos ts  o f  the environmental ,  economic, 
social,  a n d  cu l tura l  effects that  are ant ic ipated f rom the implementat ion o f  the 
prov is ions,  inc lud ing  the oppor tun i t ies  for— 

economic  g row th  tha t  are ant ic ipated to  be p rov ided  o r  reduced;  and 

(ii) emp loyment  that  are ant ic ipated to  b e  p rov ided  o r  reduced;  and 

(b) i f  pract icable, quan t i f y  the benef i ts  a n d  cos ts  re fer red to in  paragraph (a); and 

(c) assess the r i s k  o f  ac t ing o r  n o t  ac t ing  i f  there i s  uncerta in o r  insufficient 
in format ion  a b o u t  the sub jec t  mat te r  o f  the provisions. 

(3) I f  the p roposa l  (an amend ing  proposal )  w i l l  a m e n d  a standard, statement, regulation, 
plan, o r  change that  i s  a l ready p roposed  o r  tha t  a l ready ex is ts  (an ex is t ing proposal), 
the examinat ion unde r  subsec t ion  (1)(b) m u s t  relate to— 

(a) the p rov is ions  a n d  object ives o f  the amend ing  proposa l ;  and 

(b) the object ives o f  the ex is t ing p roposa l  to  the extent  tha t  those objectives— 

are re levant to the object ives o f  the amend ing  proposa l ;  and 

(ii) w o u l d  remain  i f  the amend ing  p roposa l  were to take ef fect  
... 

The purpose of  the Act is set out in Section 5 of the Act: 

5 Purpose 

(1) The pu rpose  o f  this A c t  i s  to p romo te  the susta inable management  o f  natura l  and 
phys i ca l  resources. 

(2) In this Act ,  susta inable management  means manag ing the use, development,  and 
p ro tec t ion  o f  natura l  a n d  phys i ca l  resources in  a way, o r  a t  a rate, wh ich  enables 
peop le  a n d  communi t ies  to  p rov ide  f o r  the i r  social, economic,  a n d  cu l tura l  well-being 
a n d  f o r  the i r  heal th a n d  safe ty  while— 
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(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, water, soil, and ecosystems; 
and 

(c) avoiding, remedying, or mitigating any adverse effects of activities on the 
environment. 

The National Environmental Standard on Urban Development Capacity 2016 states that urban planning 
should enable people and communities to provide for their social, economic, cultural and environmental 
wellbeing through development, while managing its effects. Well-functioning urban environments can 
grow and change in response to the changing needs of the communities, and future generations; and 
provide enough space for their populations to happily live and work. This can be both through intensifying 
existing urban areas and by releasing greenfield land for urban expansionl. 

The purpose of the Act is given effect to by the hierarchy of planning instruments. The operative Central 
Otago District Council provisions achieve relevant higher order planning instruments (including the 
regional and national planning instruments) and hence achieve the purpose of the Act. 

This evaluation is structured as follows: 

Part 2: RTDL's goals for the Zone and identification of options to achieve those goals; 

Part 3: Evaluation of the costs and benefits of the options and selection of preferred option; 

Part 4: Evaluation of RTDL's objectives under section 32(1)(a); 

Part 5: Evaluation of RTDL's policies under sections 32(1)(b) and 32(2)(a); 

Part 6: Evaluation of RTDL's methods under sections 32(1)(b) and 32(2)(a); 

Part 7: Evaluation of the RTDL Change against the higher order district planning instruments 
including the operative and proposed plans; 

Part 8: Evaluation of the RTDL Change under the regional planning instruments including the 
operative and proposed regional policy statements and the regional plans; 

Part 9: Evaluation of the RTDL Change under the national planning instruments; 

Part 10: Summary and conclusions. 

The evaluation relies on the description and other information provided in DOCUMENT 1, the various 
supporting technical reports (DOCUMENTS 5 — 11) and the assessment of effects on the environment 
(DOCUMENT 3). 

2. Goals for the River Terrace Resource Area and identification of options to 
achieve the goals 

RTDL's goals for the RTRA are, fundamentally: 

• To rezone the subject land at Sandflat Road to enable urban expansion and assist with the 
foreseeable demand for new housing stock, including for retirement living; 

• To provide for smaller sections sizes and smaller residential units, to enable more affordability in 
the housing market, while providing for a high level of residential amenity; 

1 Ministry for the Environment National Environmental Standard on Urban Development Capacity 2016, 
preamble, p3 
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• To provide walkability and cyclability to a neighbourhood centre; and 

• To provide the opportunity for a school. 

The projected growth in resident households and holiday homes translates to demand for approximately 
108 additional dwellings per annum in the wider Cromwell area over the medium term (2016-2028) and 
approximately 86 additional dwellings per annum over the long term (2016-2043). This includes demand 
for more attached housing, compact homes and/or smaller sections. If all known and proposed residential 
development sites are approved and are developed, current dwelling capacity might satisfy demand 
through to 2028, with little to spare. Continued growth in demand between 2028 and 2033 indicates that 
additional zoned capacity will be required by then. In the long term (by 2043), a significant shortfall of 
urban capacity is anticipated — in the order of 950 — 1,100 dwellings. If any of the recently proposed 
developments were not approved, or did not progress for any other reason, then these capacity shortfalls 
would be correspondingly worse (and realised sooner)2. 

The plan change responds to demand for residential growth in urban Cromwell and helps address an 
estimated shortfall in long term capacity. It will enable greater choice (including affordable housing options) 
in the Cromwell housing market. 

The location of land appropriate for urban expansion around Cromwell is relevant. Land that is appropriate 
for urban expansion should have the following attributes: 

• be comparatively close to Cromwell to benefit from Cromwell's existing amenities (retail, 
employment, infrastructure, social services, etc.); 

• be free of physical, cultural and environmental constraints to development; or if any potential 
constraints exist they must be able to be effectively overcome or managed; 

• be of necessary scale for efficient, comprehensive, masterplanned development; 

• be able to provide a range of housing product, to suit a diverse market, and to promote 
affordability; 

• be able to be developed to promote high quality urban and architectural design to be sustainable 
— i.e. to provide a cohesive neighbourhood, ongoing amenity for residents, and longevity as a 
desirable place to live and visit. 

The potentially developable land areas within a reasonable distance of Cromwell are discussed in the 
River Terrace Design Report, by Jasmax (DOCUMENT 6). Further to that analysis: 

• topographical boundaries (the lake and river) inhibit expansion to the north and east of Cromwell; 

• land to the north-west of Cromwell is already either built out or is proposed for redevelopment, 
and has been taken into account in the market assessment by M.E Consulting (DOCUMENT 5); 

• other land to the north-west and to the west has recognised high natural landscape values and 
is not suitable for urban development; 

• much of the land to the west is either designated for a public purpose (such as the race course) 
or has high rural productive value; and 

• land to the south is either conservation reserve, or used for a commercial recreational purpose 
(the Highlands Motorsport Park and the speedway), or is commercial, publicly owned forest. 

Land to the south-west of Cromwell's main urban area is the only land that has the necessary attributes 
to accommodate growth, and is therefore better suited to urban expansion than other areas around 
Cromwell. In particular, it has far fewer constraints when compared with areas to the north, west, south 
and east of the main urban area, and any constraints can be overcome and managed. 

2 M.E Consulting Economic Assessment (DOCUMENT 5) 
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There are a number of potential options to achieve the goals of the requested Change — these are listed 
and discussed in Table 1 below. 

Table 1: ootential options to achieve aoai of the re uested Chan e 
Potential option Discussion 

Do nothing: retain the current Rural and 
Rural-Residential Resource Area boundaries, 
objectives, policies and rules 

This option would require resource consents to 
achieve the goals. This creates the following costs: 

(a) Most of the goals listed above would breach 
the operative provisions (minimum lot sizes) 
and would therefore require non-complying 
activity consent; 

(d) The greater number of consents required 
would create significant transaction costs, for 
all parties including the developer, purchasers 
within the development, the Council, 
neighbours and the local community. The 
transaction costs would be incurred 
repeatedly, in the long term, and this would be 
an extremely inefficient method for achieving 
RTDL's goals. 

(e) Uncertain outcomes from numerous (and 
likely public) processes. 

Accordingly, this potential option is not reasonably 
practicable and is not considered further in this 
evaluation. 

Await the Council's review of the District Plan The Central Otago District Plan is due to be 
reviewed, and a potential option may be to await 
the review and submit requesting a suitable zoning 
for the land. 

This option relies on the Council to undertake the 
District Plan Review. The proposed plan may be 
notified in late 2018 and it may be another year or 
more before decisions are notified. Given the 
market circumstances and the pressure on the 
Cromwell housing market, RTDL wishes to 
proceed with the rezoning proposal now rather than 
wait for the Council's review. 

Accordingly, this potential option is not reasonably 
practicable and is not considered further in this 
evaluation. 

Promote a Private Plan Change to change the 
zoning of the land to an existing Resource 
Area or Areas within the Central Otago 
District Plan 

This option is potentially efficient as it utilises 
existing Resource Area(s) within the District Plan. 

This option is reasonably practicable and is 
considered further below. 

Promote a Private Plan change that seeks to 
change the zoning of the land to an existing 
Resource Area or Areas, and to modify the 
provisions of those Areas to enable site 
specific outcomes for the land 

This option is potentially efficient as it utilises and 
modifies existing Resource Area(s) within the 
District Plan. 

This option is reasonably practicable and is 
considered further below. 

Promote a Private Plan Change to create a 
new "River Terrace Resource Area" to enable 
development of the subject site (a bespoke 
zone) 

This option allows for a bespoke Resource Area for 
the land. 
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Potential option Discussion 

This option is reasonably 
considered further below. 

practicable and is 

Based on the evaluation in Table 1 above, the potential options that are reasonably practicable and worth 
considering further are: 

Option 1 Promote a Private Plan Change to change the zoning of the land to an existing Resource 
Area or Areas; 

Option 2 

Option 3 

Promote a Private Plan change that seeks to change the zoning of the land to an existing 
Resource Area or Areas, and to modify the provisions of those Areas to enable site specific 
outcomes for the land; 

Promote a Private Plan Change to create a new bespoke Resource Area to enable 
development of the subject site. 

These three options are evaluated further in Part 3 below. 

3. Evaluation of the costs and benefits of the options 

The costs and benefits of Options 1, 2 and 3 are addressed in Table 2 below. 

Table 2: costs and benefits o f  Options 1, 2 and 3 to achieve RTDL's goals fo r  the RTRA 

Option 1: 
Rezone to the existing 
Residential Resource 
Area 

Option 2: 
Rezone using the existing 
Residential Resource Area 
with modifications for site 
specific outcomes 

Option 3: 
Rezone to a bespoke new 
Resource Area 

Costs • 

• 

This option does not 
efficiently allow for the 
activity mix and 
masterplanned layout 
designed to maximise 
both the development 
opportunities of the land 
and the amenity 
outcomes of high quality 
urban development, 
This option would require 
that the land be 
developed in accordance 
with one of the various 
existing residential 
resource areas, which 
would not be flexible 
enough (for example in 
relation to subdivision 
minimum lot sizes, or 
standards for buildings) 
to promote an innovative, 
masterplanned 
development bespoke to 
the values of the site and 
the environs, 

• 

• 

• 

• 

Modifying an existing 
Resource Area by inserting 
provisions that are specific 
to the site, and which do not 
have implications for other 
land in the District within the 
same Resource Area, 
presents problems because 
of the many insertions 
required and the unwieldy 
and complicated provisions 
that would result. 
Costs to RTDL for the 
drafting of the private plan 
change and supporting 
reports. 
Costs to RTDL of funding 
the Council-appointed 
independent consultants or 
internal planning staff to 
process the private plan 
change. 
Requirement for the Council 
to process a private plan 
change and potential need 
for staff and/or consultant 

• 

• 

• 

• 

Costs of creating a new 
masterplanned bespoke 
Resource Area 
Costs to RTDL for the 
drafting of the private plan 
change and supporting 
reports. 
Costs to RTDL of funding 
the Council-appointed 
independent consultants or 
internal planning staff to 
process the private plan 
change. 
Requirement for the Council 
to process a private plan 
change and potential need 
for staff and/or consultant 
resources. (However, this 
cost is mitigated by the 
ability to independently 
commission the processing 
of the plan change at 
RTDL's cost). 

RTDL- REQUEST FOR PLAN CHANGE - MARCH 2018 



8 

Option 1: 
Rezone to the existing 
Residential Resource 
Area 

Option 2: 
Rezone using the existing 
Residential Resource Area 
with modifications for site 
specific outcomes 

Option 3: 
Rezone to a bespoke new 
Resource Area 

• Costs to RTDL for the 
drafting of the private 
plan change and 
supporting reports 
(although these costs 
arise with all of the 
options). 

resources. (However, this 
cost is mitigated by the 
ability to independently 
commission the processing 
of the plan change at 
RTDL's cost). 

• Costs to RTDL of funding 
the Council-appointed 
independent consultants 
or internal planning staff 
to process the private 
plan change (although 
these costs arise with all 
of the options). 

• Requirement for the 
Council to process a 
private plan change and 
potential need for staff 
and/or consultant 
resources. (However, 
this cost is mitigated by 
the ability to 
independently 
commission the 
processing of the plan 
change at RTDL's cost, 
and this cost arises with 
all of the options). 

Benefits • Enables the changes to 
the Zone in a timely 
manner without waiting 
for the District Plan 

• Enables the changes to the 
Zone in a timely manner 
without waiting for the 
District Plan review process. 

• Enables the changes to the 
Zone in a timely manner 
without waiting for the District 
Plan review process. 

review process. • Would achieve RTDL's goals • Would achieve RTDL's goals 
• Would not require 

extensive background 
urban design / 
masterplanning 
processes to create a 
bespoke zone. 

for the site, in terms of a 
masterplanned 
neighbourhood with a variety 
of activities, lot sizes and 
dwelling typologies, and 
taking into account 

for the site, in terms of a 
masterplanned 
neighbourhood with a variety 
of activities, lot sizes and 
dwelling typologies, and 
taking into account 

• The existing zone is well 
known by its users and 

constraints and 
opportunities. 

constraints and opportunities. 

• Provides for an efficient "one- 
can be implemented 
easily. 

• Planning staff and the 
community are already 
familiar with operative 
resource areas of the District 
Plan (but would need to 
become familiar with new 
additional site-specific 
provisions). 

stop-shop" document of 
provisions that are easily 
navigated by users, including 
in respect of subdivision and 
development, and avoids 
working through large 
documents (the Residential 
Resource Area provisions, 
and the Business Resource 
Area provisions) to ascertain 
which rules apply and why. 
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Option 1: 
Rezone to the existing 
Residential Resource 
Area 

Option 2: 
Rezone using the existing 
Residential Resource Area 
with modifications for site 
specific outcomes 

Option 3: 
Rezone to a bespoke new 
Resource Area 

Ranking 3 2 1 

The preferable option is therefore the private plan change process to apply a bespoke new set of 
provisions to the land (Option 3). 

Option 3 is therefore evaluated in more detail, in Parts 4 — 9 below. 
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4. Evaluation of the RTRA objectives (section 32(1)(a)) 

Table 3 outlines the appropriateness of the objectives for the RTRA, as required by section 32(1)(a). 

Table 3: appropriateness of the RTRA objectives in achieving the purpose of the Act 

RTRA Objective Appropriateness of the objective in achieving the purpose of the Act 

Objective 20.3.1 - Efficient, co-ordinated, integrated green fields 
development 
Efficient greenfields development that is co-ordinated by way of a 
Structure Plan to achieve an integrated, connected, high quality 
residential neighbourhood. 

The objective requires development of the Zone to occur efficiently and in a co-ordinated and 
integrated manner - providing for a community and the social and economic wellbeing of 
residents within the Resource Area and the wider Cromwell community. This is achieved by the 
use of a Structure Plan for the Resource Area, to be included as part of the District Plan, to an 
enable an internally connected urban neighbourhood that integrates with its wider environment. 
The objective is appropriate to achieve the Act's purpose. 

Objective 20.3.2 - Diversity of housing product and housing 
affordability 
Increased housing supply, variety and choice by creating a well-designed 
residential development comprising a range of housing densities and 
typologies to enable a range of price options. 

The objective seeks a diversity of housing product which in turn should enable a range of 
housing typologies and a range of price options. This would likely not arise if all lot sizes were 
of a uniform size. This assists people and the wider community to provide for their wellbeing 
(economic, social and cultural). 
The objective is appropriate to achieve the Act's purpose. 

Objective 20.3.3 - Well-designed built environment 
A well-designed built environment that provides for and positively 
responds to streets and open spaces, provides high quality amenity for 
residents, and contributes to public safety. 

The objective intends that development is well designed and contributes to the health and 
safety of residents. The Resource Area provides for a built environment that is spatially 
structured as the result of a diligent nnasterplanning process that has taken into account the 
natural features of the site and the surrounding physical resources and activities. 
The objective is appropriate to achieve the Act's purpose. 

Objective 20.3.4 - Retirement living opportunities 
A variety of residential opportunities for retirement-age people, along with 
related services and amenities. 

It is appropriate to provide for residential growth for all sectors of the community. The spatial 
layout of activities provides for retirement living along with nearby shared amenities and 
services, and this will contribute to social and cultural wellbeing of older people. 
The objective is appropriate to achieve the Act's purpose. 

Objective 20.3.5 - Parks and open space network 
Parks and open spaces that cater for the recreation and amenity needs of 
residents, and a network of pedestrian and cycle connections and 
green ways that are safe and convenient and which, along with the street 
network, allow easy connections within and beyond the Resource Area. 

The inclusion of a clear and easily visible and accessible network of parks and open spaces is 
necessary to achieve the social and cultural well-being of residents and visitors. 
The objective is appropriate to achieve the Act's purpose. 
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RTRA Objective Appropriateness of the objective in achieving the purpose of the Act 

Objective 20.3.6 - Street Network 
A safe and efficient street network within the Resource Area that provides 
for all transport modes, including walking and cycling, while also 
integrating with the existing transport network and possible future 
development in surrounding areas. 

The street network contributes to the efficient development and use of the Resource Area for 
traffic, cycling and walking. This supports social interaction and social and cultural wellbeing. 
Providing for other modes of transport other than vehicles promotes health and wellbeing of the 
community. 
The objective is appropriate to achieve the Act's purpose. 

Objective 20.3.7 — Public Infrastructure 
Adequate connections to public infrastructure and appropriate distribution 
of infrastructure through the Resource Area, and an appropriate total 
number of dwellings within the Resource Area in line with servicing 
capacities. 

Suitable and efficient infrastructure is necessary to facilitate appropriate development of a new 
residential community and to avoid adverse effects on natural and physical resources, 
including on existing network services. 
The objective is appropriate to achieve the Act's purpose. 

Objective 20.3.8 — Neighbourhood Centre 
A neighbourhood centre in a convenient location to provide for day to day 
convenience needs of the residential neighbourhood, and to complement 
and not undermine the existing Cromwell retail and business centres. 

A neighbourhood centre can provide for convenience for the new community and provide 
opportunities for increased social, economic and cultural wellbeing. It is essential that the 
centre is compatible with and does not undermine existing commercial centres while providing 
a convenient amenity for the neighbourhood. 
The objective is appropriate to achieve the Act's purpose. 

Objective 20.3.9 — Education Precinct 
Provide land fora school or other educational facility, to cater for the needs 
of the immediate and wider community. 

Schools and other educational facilities in close proximity to their users help maintain the 
community's social and cultural wellbeing and provide a social community hub. 
The objective is appropriate to achieve the Act's purpose. 

Objective 20.3.10 — Compatibility with surrounding activities 
Development which is undertaken in a manner that is compatible with the 
surrounding land uses including State Highway 6, the Motorsport Park, 
orcharding and other rural activities, 

The objective recognises that the site is located nearby to existing physical resources and 
activities which are important and which should not be compromised. The State Highway 
provides for important transport linkages with surrounding towns and its ongoing functioning is 
vital to the economic wellbeing of the community. The Motorsport Park, speedway, 
neighbouring orchards and other rural activities are also important contributors to wider 
economic wellbeing. 
The objective is appropriate to achieve the Act's purpose. 

In summary, in combination, the objectives enable peoples' and the community's social, economic and cultural wellbeing while addressing the matters in section 5(2)(a) — (c) of 
the Act, and are the most appropriate to achieve the purpose of the Act. 
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5. Evaluation of the RTRA policies under s32(1)(b) and 32(2)(a) 

Table 4 sets out the evaluation required under section 32(1)(b) (appropriateness, efficiency and effectiveness of the provisions for achieving the objectives, and 
identifying other reasonably practicable options for achieving the objectives); and the evaluation required under section 32(2)(a) (costs and benefits of the provisions), 
in relation to the policies in the RTRA. 

Table 4: Evaluation of the appropriateness, efficiency, effectiveness, costs and benefits of RTRA policies (532(1)(b) and 32(2)(a), and other practical options 
considered, in achieving the RTRA objectives: 

Proposed RTRA policy RTRA 
objectives 
intended to 
be served by 
the policy 

Appropriateness, efficiency 
and effectiveness of the 
policy in achieving the 
objective(s) 

Costs Benefits Other Practical Options 
Considered 

Policy 20.4.1 — 
Masterplanned 
Development 
Policy 20.4.1A: Provide for 
the River Terrace Resource 
Area Structure Plan to 
manage the spatial layout of 
development in the 
Resource Area, including: 
(a) Roads, and the roading 

hierarchy; 
(b) Parks and open spaces; 
(c) Setback of built 

development from State 
Highway 6; 

(d) Two distinct residential 
Sub-Areas, based on 
residential density: 
(i) Residential Sub- 

Area A, located 
within the main core 
of the Resource 

20.3.1 
20.3.2 
20.3.3 
20.3.4 
20.3.6 

Policy 20.4.1 provides for the 
Structure Plan enables 
appropriate spatial layout of 
activities and the co-ordination 
of land uses within the RTRA 
area, to achieve an integrated, 
connected, high quality 
environment. The policy sets 
out the requirements for the 
Structure Plan and is effective 
in achieving the objectives, in 
particular Objective 20.3.1. 
Policy 20.4.1A lists the 
different activities and 
components of the overall 
development anticipated and 
is effective in achieving the 
objectives, 
Policy 20.4.1B ensures that 
subdivision and development 
accords with the Structure 
Plan, and encourages staging 
of the development in 

Adhering to a structure 
plan potentially inhibits 
flexibility; to amend the 
structure plan requires a 
further plan change. 
(This potential cost is 
remedied by providing 
for some flexibility in the 
specific location of 
structure plan features, 
as part of the rules 
package). 

Significant 
masterplanning and 
urban design input has 
contributed to the 
Structure Plan and the 
provisions to implement 
it effectively, 
The Structure Plan will 
enable an efficient and 
logical layout of activities 
throughout the Resource 
Area. 
The Structure Plan 
coordinates the 
development and 
removes the potential for 
ad hoc location of 
activities, roads and 
open spaces. 
The Structure Plan is 
easily implemented by a 
single development 
entity. 

Requiring wider indicative 
roading and open space 
layout outcomes to be 
provided through the 
subdivision process. This 
option was discounted on 
the grounds that it may 
result in piecemeal, 
unintegrated 
development over the 
entire site. 
The Structure Plan 
method is the most 
practicable and beneficial 
to achieve the objectives. 
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Proposed RTRA policy RTRA 
objectives 
intended to 
be served by 
the policy 

Appropriateness, efficiency 
and effectiveness of the 
policy in achieving the 
objective(s) 

Costs Benefits Other Practical Options 
Considered 

Area, where higher accordance with the 
residential density is Development Plan layout. This 
appropriate; is efficient as development can 

(ii) Residential Sub- occur in a logical sequence in 
Area B, located accordance with infrastructure 
around much of the rollout, and integration with 
periphery of the future development. 
Resource Area, with 
lower residential 
density; 

(e) A Retirement Living 
Overlay; 

(t) A Neighbourhood 
Centre Overlay; 

(g) An Education Overlay. 

Policy 20.4.18: Ensure that 
development gives effect to 
the River Terrace Resource 
Area Structure Plan by: 
(a) Requiring that 

subdivision and 
development proposals 
are generally consistent 
with the Structure Plan; 

(b) Requiring subdivision 
and development plans 
to be staged in one or 
more Development 
Parcels and to 
demonstrate the 
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Proposed RTRA policy RTRA 
objectives 
intended to 
be served by 
the policy 

Appropriateness, efficiency 
and effectiveness of the 
policy in achieving the 
objective(s) 

Costs Benefits Other Practical Options 
Considered 

interrelationship and 
future integration with 
adjoining areas. 

Policy 20.4.2 — Built 
environment, density and 
diversity 
Require development to: 
(a) provide for a high quality 

public realm that is 
coordinated throughout 
the Resource Area, 
including by way of 
consistent street cross- 
sections, landscaping, 
street lighting and 
paving. 

(b) deliver sites that are an 
appropriate size and 
shape for residential 
development at a range 
of densities. 

Objectives 
20.3.1 
20.3.2 
20.3.3 

The policy will be effective in 
achieving the objectives, 
particularly Objectives 20.3.2 
and 20.3.3, by ensuring a 
well-designed built 
environment that provides for 
and positively responds to 
streets and open spaces, and 
delivers a range of site sizes 
to suit different needs and 
price options, including for 
retired people, young families 
etc. 

A potential cost is the 
lost opportunity to 
provide larger rural 
residential sections, but 
this cost is out-weighed 
by the need for more 
land for urban densities 

Delivering a diversity of 
product enables a range 
of price options. This 
will benefit the Cromwell 
housing market. 
Consistency of street 
cross sections, paving 
and lighting in the public 
realm provides for a 
neighbourhood and 
community feel which 
will have positive 
attributes for residents 
and the community. 

Not including provisions 
for consistent road cross- 
sections, landscaping, 
lighting and paving would 
potentially lead to ad hoc, 
inconsistent development 
that would likely be less 
appealing visually. This 
option was not 
considered further. 

Policy 20.4.3 — Housing 
Affordability 
Enable a range of dwelling 
types and sizes to help meet 
the housing needs of 
households on moderate 
incomes, while maintaining a 
high quality of urban and 
building design. 

Objectives 
20.3.2 
20.3.3 

This policy promotes variety in 
dwelling types and sizes to 
achieve a range of price 
options, and is effective in 
achieving Objective 20.3.2 (in 
relation to affordability) and 

i Objective 20.3.3 (in relation to 
the quality of design of the 
built environment), 

There are no costs 
associated with this 
policy. 

The policy has the 
following benefits: 
It provides for a range of 
users, to promote a 
diverse community; 
It enables a range of 
price options and this 
gives the best 
opportunity for 

No other options were 
contemplated. 
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Proposed RTRA policy RTRA 
objectives 
intended to 
be served by 
the policy 

Appropriateness, efficiency 
and effectiveness of the 
policy in achieving the 
objective(s) 

Costs Benefits Other Practical Options 
Considered 

affordability and entry 
into the housing market 

Policy 20.4.4 — Parks and 
Open Spaces 
Require development to 
address the recreation and 
amenity needs of residents 
by: 
(a) providing public open 

spaces; 
(b) enabling passive 

surveillance of public 
open spaces by 
ensuring public open 
spaces are generally 
fronted with roads; and 

(c) requiring pedestrian 
and/or cycle linkages 
(including cycle lanes 
within the street 
environment) to connect 
with the public open 
spaces, the 
neighbourhood centre, 
the school area, and the 
retirement living area. 

Objectives 
20.3.3 
20.3.5 

The policy supports the 
objectives by requiring the 
provision of parks and open 
space to meet the needs of 
the new population of this 
area. The policy ensures that 
the parks and open space 
provided are designed in such 
a way that passive 
surveillance can be easily 
undertaken. It is effective that 
the locations of open space 
are interspersed and form 
connections across and 
beyond the Resource Area. 
It is appropriate that at the 
time of the development 
(subdivision), the open space 
and recreation needs are 
assessed and provided for 
through the development. 

There are no costs to 
providing for open space 
and recreation at the 
time of development at a 
scale that supports the 
higher density living 
environment, 

The structure plan 
enables higher densities 
with smaller lot sizes. 
This requires that the 
social and built 
infrastructure be 
designed and provided 
up front in a 
development. This 
enables quality compact 
development, 

Provide recreation and 
parks through the 
subdivision process — 
this option may not 
provide for a 
comprehensive quality 
development. 
Connections between 
stages may not be 
adequately provided for 
under this option. 

Policy 20.4.5 — Form of 
development 
Manage the height, bulk, 
location, form and 
appearance of buildings and 

Objective 
20.3.3 

To enable a higher density 
environment to function well 
and give its community a 
quality living experience it is 
important to manage the 

Owners may need to 
comply with design 
controls when building 
their dwellings which will 
add another layer of 

Good quality urban 
design and designs 
controls are important in 
a higher density living 
environment to enable 

Pre designing all 
dwellings so owners 
need to choose from a 
set bundle of designs and 
plans. This was not 
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Proposed RTRA policy RTRA 
objectives 
intended to 
be served by 
the policy 

Appropriateness, efficiency 
and effectiveness of the 
policy in achieving the 
objective(s) 

Costs Benefits Other Practical Options 
Considered 

site landscaping and fencing, 
to: 

location of buildings to ensure 
the residents can enjoy 

consenting. It is also 
potentially limit owners 

community wellbeing 
and health and safety. 

considered further as it 
would unnecessarily limit 

(a) achieve a variety of 
residential densities and 
character. 

amenity both within their own 
and as part of their 
community. 

in their design and 
dwelling options. 

individual choice. 

(b) provide usable and 
accessible outdoor 
living space and privacy 
and to have access to 
daylight and sunlight. 

The policy is effective as it 
requires that a variety of 
densities is achieved while 
requiring sunlight access and 
privacy. 

(c) allow neighbouring 
properties to have a 
reasonable standard of 
sunlight access and 
privacy. 

Fencing and site landscaping 
is controlled through the policy 
to contribute to public safety 
and passive surveillance. 
Private outdoor living space is 
seen as necessary in the kiwi 
way of life; a well-designed 
environment supports this 
aspiration while also providing 
for neighbourhood spaces to 
allow for increased amenity 
and community wellbeing. 

Policy 20.4.6 — Transport Objective The policy supports the There are no costs. An efficient street Allowing for the 
Require development to be 20.3.6 objective by ensuring that the Effective street design is network designed and development of the 
designed to provide a street development supports street integral to the design of built at the outset of the street network through 
and block pattern which: and block patterns to create a a new greenfields development forms a subdivision. This was 

(a) is easy and safe to use 
for motorists, 
pedestrians and cyclists; 

(b) is safely and efficiently 
connected to State 

safe and efficient network. 
The policy provides for all 
types of transport modes. 

development, strong frame for quality 
development within, 

disregarded as it may 
not achieve the same 
level of comprehensive 
development and 
connections in 
appropriate locations. 
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Proposed RTRA policy RTRA 
objectives 
intended to 
be served by 
the policy 

Appropriateness, efficiency 
and effectiveness of the 
policy in achieving the 
objective(s) 

Costs Benefits Other Practical Options 
Considered 

Highway 6, Sandflat 
Road and any nearby 
public transport routes; 

(c) limits cul-de-sac roads 
where possible; 

(d) is public; 
(e) incorporates principles 

of crime prevention 
through environmental 
design. 

Policy 20.4.7— 
Infrastructure 
Require development to 
provide servicing: 
(a) in a coordinated and 

integrated manner and 
in line with the capacity 
of the networks; 

(b) so that power and 
telecommunications 
services are reticulated 
underground to each 
site; 

(c) so that individual 
dwellings can be 
connected to the 
reticulated wastewater, 
and potable water 
networks. 

Objective 
20.3.7 

Infrastructure is an important 
component of a development - 
the policy supports the 
objective effectively by 
ensuring that new lots are 
serviced with power and 
telecommunications, as well 
as 3 waters infrastructure. 

There is a large financial 
cost up front to ensuring 
new development is fully 
serviced, 

Provision of adequate 
infrastructure designed 
for the Resource Area is 
an integral part of the 
success of the 
development. 

There are no other 
practical options as the 
sites are too small for 
onsite servicing. 
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Proposed RTRA policy RTRA 
objectives 
intended to 
be served by 
the policy 

Appropriateness, efficiency 
and effectiveness of the 
policy in achieving the 
objective(s) 

Costs Benefits Other Practical Options 
Considered 

Policy 20.4.8 — Retirement 
Living Overlay 
Provide adequate land for a 
retirement village within 
Residential Sub-Area A that: 
(a) enables a range of 

residential options for 
retirement-age people, 
including standalone 
villas, terrace housing 
and apartment housing; 

(b) provides for central 
services and amenities 
located to enable 
synergies with the 
neighbourhood centre 
and the open space and 
walkway network; 

(c) integrates with the wider 
Resource Area. 

Objectives 
20.3.1 
20.3.2 
20.3.4 

The policy is effective in 
achieving Objective 20.3.2 in 
relation to a diversity of 
housing product, and 
Objective 20.3.4 in relation to 
a variety of residential 
opportunities and related 
amenities and services for 
retirement age people. This 
is enabled through a variety of 
housing options within the 
Overlay, including standalone 
villas, terrace housing and 
apartment housing. 
The synergies of the Overlay 
with the Neighbourhood 
Centre Overlay, for co-location 
of services and amenities 
(including for example health 
care) is effective in achieving 
efficient, co-ordinated and 
integrated development, as 
sought by Objective 20.3.1. 
This will result in efficient use 
of land and reduce travel 
costs. 

A potential cost 
associated with this 
policy is the loss of land 
that could be used for 
other purposes. This 
cost is outweighed by 
the benefits of directly 
providing for a growing 
sector of the housing 
market. 

Benefits arise from 
providing living options 
for retirement age 
people in an appropriate 
location within the 
Resource Area, close to 
the amenities of the 
Neighbourhood Centre 
Overlay, for ease of 
access and to contribute 
to integrated the 
community. 

Do not provide a 
retirement living overlay 
and let the market or user 
preference prevail. This 
option was discounted as 
it would not achieve the 
objective for providing for 
retirement age people. 

Policy 20.4.9— 
Neighbourhood Centre 
Overlay 
A. Provide fora 

neighbourhood centre 
containing small scale 

Objective 
20.3.1 
20.3.8 

The policy is effective in 
achieving the objective for a 
neighbourhood centre in a 
convenient location to provide 
for day to day needs of the 
residents (Objective 20.3.8), 

A potential cost 
associated with this 
policy is the loss of land 
that could be used for 
other purposes. This 
cost is outweighed by 

Having access to a 
small neighbourhood 
centre within easy 
walking or cycling 
distance removes the 
need for people to travel 

Do not provide for a 
centre and let the market 
provide (through 
resource consents) for 
small scale retail. 
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Proposed RTRA policy RTRA 
objectives 
intended to 
be served by 
the policy 

Appropriateness, efficiency 
and effectiveness of the 
policy in achieving the 
objective(s) 

Costs Benefits Other Practical Options 
Considered 

retail, professional 
services, care facilities, 
community facilities, and 
food and beverage 
premises of a scale and 
in a location to meet the 
local convenience 
needs of residents. 

B. Limit the extent of retail 
to avoid any significant 
adverse effects on: 
(a) the small-scale 

character of the 
neighbourhood 
centre, 

(b) residential amenity 
in the vicinity, 

(c) the vitality and 
viability of existing 
Cromwell 
commercial centres, 
and 

(d) the safe and 
efficient operation 
of the transport 
network. 

and achieves the overall 
imperative of Objective 20.3.1 
for co-ordination and 
integration, 
The policy has two parts, the 
first to provide for a 
Neighbourhood Centre within 
the development and the 
second to ensure that it does 
not undermine the existing 
centres in Cromwell and the 
residential amenity in the 
vicinity of the centre. 
The policy ensures that the 
any neighbourhood centre is in 
a convenient place and is 
does not interfere with the safe 
and efficient operation of the 
surrounding roading network. 

the benefits of directly 
providing a 
neighbourhood centre 
for the residents of the 
Resource Area. 

in their cars for 
convenience items. 
The centre will likely 
form a social hub for the 
community. 

This option was 
discounted as there are 
risks that this option 
could result in ad hoc 
location and form of any 
commercial development. 

Policy 20.4.10 — 
Education Overlay 
Provide for educational 
facilities and for open 
space(s) that suit both the 

Objectives 
20.3.1 
20.3.9 

The policy is effective in 
achieving the objective for an 
education precinct within the 
Resource Area to cater for the 
immediate and wider 
community (Objective 20.3.9), 

A potential cost 
associated with this 
policy is the loss of land 
that could be used for 
other purposes. This 
cost is outweighed by 

The policy provides the 
opportunity for a school 
or other educational 
facility in a location that 
is easily walkable / 

No other options were 
considered. 
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Proposed RTRA policy RTRA 
objectives 
intended to 
be served by 
the policy 

Appropriateness, efficiency 
and effectiveness of the 
policy in achieving the 
objective(s) 

Costs Benefits Other Practical Options 
Considered 

needs of the school and and achieves the overall the benefits of directly cyclable from all parts of 
the wider community, imperative of Objective 20.3.1 

for co-ordination and 
integration, 

providing for the 
opportunity for a school 
to serve the families of 
the Resource Area. 

the Resource Area. 

Policy 20.4.11 — Objectives The policy is effective in There are no costs The benefits of the No other options were 
Compatibility with 20.3.1 achieving compatibility of associated with this policy include the ability considered. 
surrounding established 
land uses 
A Provide for a wide, 

green setback from 
State Highway 6 to 
provide amenity for 
residents of the 
Resource Area and 
highway users. 

B Ensure that sensitive 
activities (including 
residential and any 
childcare or other care 
activity) are 
adequately protected 
from spray drift from 
adjoining rural 
production activities. 

20 3 10 .. 
development in the Resource 
Area with other existing 
activities and physical 
resources in the surrounding 
area (Objective 20.3.10), 
including the highway, the 
motorsport activities, and rural 
productive activities. 
This in turn achieves the 
overall imperative of Objective 
20.3.1 for co-ordination and 
integration. 

policy, to utilise the land for 
residential and related 
activities while avoiding 
any potential adverse 
effects from sensitivities 
and reverse sensitivities. 

C Ensure that potential 
reverse sensitivity 
effects on nearby 
activities, including the 
State Highway and the 
motorsport activities, 
are adequately 
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Proposed RTRA policy RTRA 
objectives 
intended to 
be served by 
the policy 

Appropriateness, efficiency 
and effectiveness of the 
policy in achieving the 
objective(s) 

Costs Benefits Other Practical Options 
Considered 

managed. 

6. Evaluation of the RTRA methods (rules) under s32(1)(b) and 32(2)(a) 

Table 5 evaluates the proposed rules of the RTRA to achieve the objectives of the zone. 

Table 5: Evaluation of methods 

Plan Provisions/Method Discussion 
Appropriateness, Effectiveness and Efficiency, Costs and Benefits 

20.7.1 PERMITTED ACTIVITIES 

(ii) Residential activities and buildings within Residential Sub-Areas A and The zone is to provide for residential activities to meet growing demand 
in the Cromwell community. It is appropriate therefore that buildings and 
residential activities are permitted to ensure that there is minimal 
regulatory barriers and transaction costs to their implementation. 

It is appropriate that common parameters of the buildings for residential 
activities are included in the rules (height, height to boundary, building 
coverage etc.) as these enable residents as high degree of certainty about 
what they are their neighbours can build. 

The Jasmax (DOCUMENT 6) design process has formulated the design 
parameters for the permitted dwellings, with lot layout, sunshine hours 
and roading as important overall considerations. The provisions ensure 
the suitability of the lots for the residential dwellings anticipated. 

The permitted activity rules also ensure that there is sufficient space 
between dwellings, access to sunlight and outdoor areas, outdoor living 
space, and restrictions on fence heights to enable passive surveillance of 
streets and open spaces. 

B 
Residential activities and buildings within Residential Sub-Areas A and B as 
shown on the River Terrace Resource Area Structure Plan, excluding 
buildings and activities within the Retirement Living Overlay for retirement 
living purposes, are permitted activities provided they meet the following 
standards: 

(a) Building Height 
The maximum height of any building shall not exceed 9m. 

(b) Height in relation to boundary 
Buildings shall not project beyond a 45-degree recession plane 
measured from a point 4.5m vertically above ground level along rear 
and side boundaries. 

(c) Building coverage and impermeable surfacing 
The maximum coverage shall be: 
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Plan Provisions/Method Discussion 
Appropriateness, Effectiveness and Efficiency, Costs and Benefits 

An overall separation distance from the Resource Area boundary is 
Maximum building coverage for all buildings 
on any site 

45% applied, to enable some setback from neighbouring properties. 

The driveway length rule ensure that parked cars do not impede the 
Maximum coverage for all impermeable 
surfacing (including building coverage) 

65% adjacent footpath. 

Costs of this option are that development may potentially have some ' 
(d) Setback from boundaries sense of uniformity (although this is more likely to be perceived as a 

The minimum set-back from all boundaries of any building on a site definition of community identity and character). 
shall be 1 m except that, where any units share a common wall, no Benefits are that dwellings can be built without the need for a resource setback is required from the common boundary between the units. consent saving time and costs (to the landowner and the Council) 

provided that the permitted activity rules are met. (e) Outlook from principal living rooms and bedrooms 
One outlook space must be provided from external windows of a These benefits outweigh the costs. 
habitable room (being a living room or a bedroom), in accordance 
with the following: This is turn provides for efficiency in housing construction and timeliness 

of housing being provided to the market. 

(i) Where the room has two or more external faces with windows 
the outlook space must be provided from the face with the 
largest area of windows. 

(ii) The minimum dimensions for a required outlook space are as 
follows: 

• the principal living room must have an outlook space 
with a minimum dimension of 4m in width and 4m in 
depth, all located within the site; 

• the principal bedroom must have an outlook space with 
a minimum dimension of 3m in depth and 3m in width, 
all located within the site; and 

• any secondary bedroom must have an outlook space 
with a minimum dimension of 'Inn in depth and 2m in 
width, all located within the site. 

(iii) The depth of the outlook space is measured at right angles to 
and horizontal from the window to which it applies. 

(iv) The width of the outlook space is measured parallel to the 
window to which it applies. 
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Plan Provisions/Method Discussion 
Appropriateness, Effectiveness and Efficiency, Costs and Benefits 

(v) Outlook spaces required from different rooms within the 
same building may overlap. 

(vi) Outlook spaces may overlap where they are on the same 
building face plane. 

(vii) Outlook spaces must: 

• be clear and unobstructed by buildings; 
• not extend over adjacent sites, except where the 

outlook space is over a public or common space; 
• not extend over an outlook space or outdoor living 

space required by another dwelling. 

(f) Outdoor living space 
An outdoor amenity area of minimum dimensions 4m x 4m that opens 
directly from the primary living area of the dwelling must be provided. 

(9) Boundary fences and walls 
The maximum height of boundary fences and walls shall be: 

• On front boundaries: 0.9m 
• On side boundaries in front gardens (in front of the principal 

front building line): 0.9m 
• On side boundaries (behind the principal front building line) 

when adjoining another private property: 1.8m 
• On rear boundaries when adjoining another private 

property: 1.8m 
• On side or rear boundaries when adjoining a lane, 

accessway, greenway or other public or common space: 
1.2m 

For the purposes of this rule and rule 20.7.1(e) above: 
• Any fence or wall located within l m  of a boundary is deemed 

to be on the boundary; 
• The principal front building line is a line drawn along the 

largest building face which faces an adjoining road and 
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Plan Provisions/Method Discussion 
Appropriateness, Effectiveness and Efficiency, Costs and Benefits 

extending to the side boundaries; 
• Any private land legally accessible to or by more than one 

individual property is a common space. 

(h) Driveways 
Driveways shall be a minimum of 5m in length or a maximum of 1.5m 
in length (but not between 1.5 — 5m). 

(i) Set-back from Resource Area boundary 
The minimum setback of buildings from the Resource Area boundary 
shall be 5m. 

(i) Carparking 
A minimum of 1 carpark space per dwelling shall be provided on site, 
provided that an additional carpark shall be provided in association 
with a home occupation. 

(iii) Activities within the Retirement Living Overlay The retirement Living Overlay is to provide for retirement and residential 
activities to meet growing demand for this demographic in the Cromwell 
community. It is appropriate that residential and centralised activities for 
retirement services are permitted to ensure that there is minimal 
regulatory barriers to their implementation, and in recognition of the 
minimal effects the activities have on the environment. 

There are no particular costs arising from these activities being permitted. 
Any environmental issues arise from the buildings the activities are 
housed within (the external appearance of buildings is dealt through other 
rules, below). 

The benefits are that the activities can be undertaken without the need for 
a resource consent, provided that any other permitted activity rules are 
met, saving time and transaction costs for all parties. 

This is turn provides for efficiency and effectiveness in meeting demand 
for retirement related activities. 

The following activities are permitted activities within the Retirement Living 
Overlay: 

(a) Residential activities including Living Accommodation. 
(b) Centralised activities including food preparation and related activities, 

Care Centre activities, and medical activities limited to the premises 
of doctors and other health care professionals. 
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Plan Provisions/Method Discussion 
Appropriateness, Effectiveness and Efficiency, Costs and Benefits 

(iv) Activities within the Neighbourhood Centre Overlay The Neighbourhood Centre has been located to provide for the day to 
day needs of those living in the Resource Area. This includes specialist 
activities such as doctors and other health care professionals to support 
the community but particularly the Retirement Overlay. 

The Neighbourhood Centre Overlay restricts other activities (thereby 
encouraging location of central activities in the overlay) and provides an 
appropriate area (in size and scale) for these activities while not having 
adverse effects on other areas including the Cromwell Town Centre. 

The inclusion of activities such as retail, café and restaurants and 
community activities supports the creation of a community hub, over 
time, which will contribute to the health and wellbeing of the residents of 
the RTRA and the community that will establish there. 

Buildings to accommodate the activities permitted in the Overlay require 
resource consent in relation to external appearance — this is addressed 
below. 

The following activities are permitted activities within the Neighbourhood 
Centre Overlay: 

(a) Retail activities. 
(b) Cafés, restaurants. 
(c) Care Centre activities, 
(d) Community activities, 
(e) Medical activities, limited to the premises of doctors and other health 

care professionals. 
(f) Residential activities, 
(g) Recreational activities, 
(h) Travellers' Accommodation. 

(v) Activities within the Education Overlay The Education Overlay is a suitable location for education activities to 
support the zone and it is appropriate that they are provided for as a 
permitted activity. 

There are no costs to this method as it is appropriate that those 
interested in land in the vicinity are aware of the purpose of the Overlay 
and that it provides for these activities as of right. 

Buildings to accommodate the activities permitted in the Overlay require 
resource consent in relation to external appearance — this is addressed 
below. 

The following activities are permitted activities within the Education Overlay: 

(i) Community activities, limited to school and pre-school care activities. 

20.7.2 CONTROLLED ACTIVITIES 

(i) Subdivision There are instances where subdivision is required where no new lots for 
residential purposes are being created. A controlled activity status gives Subdivision for the following purposes shall be a controlled activity: 

(a) Network and public utilities. 
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Plan Provisions/Method Discussion 
Appropriateness, Effectiveness and Efficiency, Costs and Benefits 

(b) Reserves, 
(c) Boundary adjustments. 

security to the applicant that consent will be granted subject to the 
matters of control. 

The Council shall exercise its control in respect of the following matters: Controlled activity status is effective in that subdivision to create network 
and public utilities, reserves and boundary adjustments can be enabled 

1. The area of the proposed allotment taking into consideration in an efficient manner. 
the proposed use of the allotment. The matters of control are those for other zones with the same rule. 

2. The location, design and construction of access, and its 
adequacy for the intended purpose of the subdivision. Costs of this option include the need to still apply for consent (through 

3. The amenities of neighbouring properties. necessary as subdivision always requires consent). There may be 
4. Public access requirements. circumstances where the Council would like to decline a consent but as 
5. The provision of services and their adequacy for the intended 

purpose of the subdivision. 
the consent is controlled then this option is not available. 

6. Any amalgamations and easements that are appropriate. A benefit is that the subdivisions of this nature need not to be notified or 
7. Any financial contributions necessary for the purposes set out require the written consent of affected persons, the matters of the 

in Section 15 of the Plan. control can be considered fully by the Council when accessing the 
8. Any other matters provided for in section 220 of the Act. Controlled activity consent. 

Any application made under this rule will generally not be notified or require 
the written consent of affected persons. 

20.7.3 DISCRETIONARY (RESTRICTED) ACTIVITIES 

(i) Breach of Standards for Permitted or Controlled Activities This rule is an appropriate "catch all" to provide the Council to provide 
Any activity or building listed in Rules 20.7.1 and 20.7.2 that does not meet the ability to assess activities or buildings on their merits according to a 
the relevant standards listed with that activity or building is a restricted 
discretionary activity, with the Council's discretion restricted to: 

number of matters of discretion. 

The matters of discretion are to enable the Council to address any 
1. The purpose of the standard; effects that arise from development that does not meet the standards for 
2. The effects of the infringement of the standard; permitted or controlled activities. 
3. The effects on the amenity of neighbouring sites; It is efficient to require assessment in this manner, in these 
4. The effects of any special or unusual characteristic of the site circumstances. The matters of discretion allow for a range of relevant 

which is relevant to the standard; effects to be addressed in the assessment. 5. The characteristics of the development proposed; and 
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6. Where more than one standard will be infringed, the effects of all 
infringements. 

Any application made under this rule will generally not be notified where the 
written approval of affected persons is provided. 

Buildings for residential activities within the Retirement Living Overlay 
Buildings for residential activities within the Retirement Living Overlay used 
for retirement living purposes (including single unit, duplex or multiple unit 
buildings) are a restricted discretionary activity provided that any building 
meets the following standards: 

(a) Building Height 
The maximum height of any building shall not exceed 9m. 

(b) Height in relation to boundary 
Buildings shall not project beyond a 45-degree recession plane 
measured from a point 4.5m vertically above ground level along rear 
and side boundaries. 

(c) Building coverage and impermeable surfacing 
The maximum coverage shall be: 

Maximum building coverage for all buildings on any site 45% 
Maximum coverage for all impermeable surfacing 
(including building coverage) 

65% 

(d) Set-back from Resource Area boundary 
The minimum setback of buildings from the Resource Area boundary 
shall be 5m. 

(e) Carparking 
A minimum of 0.7 carpark spaces per independent residential unit 
shall be provided on site. For central facilities or Care Centre 
activities, one carpark for every 40m2 GFA of the central facilities or 
Care Centre and in addition one carpark for every 10Orn2 GFA for 

The Retirement Living Overlay provides a separate layer of planning 
methods to enable retirement living. Retirement living can be 
established in a variety of forms (single units, duplex, multiple units, 
multi-story). There is no prescription as to the external appearance of 
these forms; rather, each proposal can be assessed on its merits on a 
restricted discretionary consent basis, to ensure that the design is 
appropriate. 

There are development standards ensure that the bulk and location of 
buildings is appropriate in the context. The standards include building 
height, building coverage and setbacks. If these are breached then 
buildings require discretionary consent. 

The discretion is reserved over external appearance and design of 
buildings, vehicle access, earthworks, landscaping, and integration 
between the proposed buildings and other consented development in 
the overlay. 

This method is effective and efficient as it allows for a variety of building 
forms for providing retirement living and imaginative architectural and 
site design. 

A restricted discretionary consenting regime leads to greater transaction 
costs however these costs are outweighed by the benefits from 
providing the mechanism for the Council to reject any inappropriate 
proposals. 
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visitors shall be provided. 

The Council's discretion is restricted to: 

1. The external appearance and design of buildings; 
2. Associated earthworks and landscaping; 
3. Vehicle access; 
4. Relationship with and accessibility to outdoor living space and 

outlook space for each residential unit; 
5. The location and layout of vehicle parking; 
6. Integration between the proposed building(s) and other consented 

development within the Overlay. 

(iii) Buildings for centralised activities within the Retirement Living Overlay A retirement living operation requires social infrastructure and these are 
commonly located in centralised activities, including dining and food 
preparation areas, other communal areas, offices, gym, pool and other 
recreational facilities. The buildings providing for these functions are 
given additional height (12m as opposed to 9m) to enable effective use 
of this area and for the buildings to gain additional visual attraction. 

It is effective and efficient to provide for these activities as restricted 
discretionary to enable appropriate consideration of their environmental 
effects and their design. 

This method is effective and efficient as it allows for a variety of building 
forms for providing retirement living and imaginative architectural and 
site design. 

A restricted discretionary consenting regime leads to greater transaction 
costs however these costs are outweighed by the benefits from 
providing the mechanism for the Council to reject any inappropriate 
proposals. 

Buildings for centralised activities, including food preparation and related 
activities, residential care and communal facilities, within the Retirement 
Living Overlay are a restricted discretionary activity provided that any 
building meets the following standards: 

(a) The standards in Rule 20.7.1(ii)(a) — (j), except that the following 
standard applies: 

(I) The maximum height of any building shall not exceed 12m. 

(b) Carparking 
A minimum of 0.7 carpark spaces per independent residential unit 
shall be provided on site, in a shared configuration. For central 
facilities or Care Centre, one carpark for every 40m2 GFA of the 
central facilities or Care Centre and in addition one carpark for every 
100m2 GFA for visitors shall be provided, 

The Council shall exercise its discretion in respect of the matters in 20.7.3(vi) 
below. 

(iv) Buildings within the Neighbourhood Centre Overlay The neighbourhood centre overlay provides for a centralised area for 
increased intensity for small scale commercial activities. 

Buildings within the Neighbourhood Centre Overlay are a restricted 
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discretionary activity provided that any building meets the following standards: 

(a) Building Height 
Buildings in the overlay are a restricted discretionary activity provided 
that certain standards are met. The standards relate to bulk and location 
parameters such as height, building coverage and setbacks and if these 
are breached then buildings for retirement purposes require 
Discretionary consent. 

There are increased transaction costs and uncertainty arising from a 
restricted discretionary process, but these costs are outweighed by the 
benefits of encouraging architectural building and site design. The 
matters of assessment (applicable over a number of activities) ensure 
that effects on the environment are avoided, remedied or mitigated. If a 
proposal is not appropriate then Council can decline it. 

It is effective and efficient to provide for these activities as restricted 
discretionary to enable appropriate consideration of their environmental 
effects and their design. 

This method is effective and efficient as it allows for a variety of building 
forms for providing retirement living and imaginative architectural and 
site design. 

A restricted discretionary consenting regime leads to greater transaction 
costs however these costs are outweighed by the benefits from 
providing the mechanism for the Council to reject any inappropriate 
proposals. 

The retail floor area limits in the overlay are necessary to signal, and to 
discourage, larger floor area tenancies, to ensure that the overlay is for 
the purpose for which it is intended and protects the amenity and vitality 
of the Cromwell Town Centre. The thresholds set are based on 
thorough economic effects assessment (see DOCUMENT 5). 

The benefits of this frameworks are for the protection of the existing 
Cromwell Town Centre and for residents in the RTRA. 

The maximum height of any building shall not exceed 12m; 

(b) Building coverage and impermeable surfacing 
The maximum coverage shall be: 75% 

(c) Setback from boundaries 
No set-back of any building from road boundaries is required. 
Buildings shall be set back a minimum of 1.5m from all other 
boundaries. 

(e) Maximum Floor Area per premise 
The maximum gross floor area of any retail or service premise shall 
be 200m2 except that any medical centre / general practitioner facility 
shall have a maximum gross floor area of 400m2. 

(f) Maximum Total Floor Area 
The total combined gross floor area of all retail premises shall be 
1000m2. 

(9) Carparking 
Minimum on-site carparking shall be provided as follows: 

Retail and cafe/restaurant 
activities 

1 carpark per 30m2 GFA for staff 
and visitors 

Childcare facilities 0.10 carparks per child or other 
person other than employees, 
plus 0.5 carparks per FTE 
employee 

Community facilities 
(including medical facilities) 

1 carpark per 10m2 public floor 
area of the facility 

Residential 1 carpark per residential unit and 
one additional carpark shall be 
provided in association with a 
home occupation. 

The Council shall exercise its control in respect of the matters in Rule 
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20.7.3(vi) below. 

(v) Buildings within the Education Overlay The education overlay provides a central area for educational activities, 
that is easily accessible from the RTRA and surrounding areas. 

Buildings are restricted discretionary provided that certain standards are 
met. The standards relate to bulk and location parameters such as 
height, building coverage and setbacks and if these are area breached 
then buildings for retirement purposes require discretionary consent. 

It is effective and efficient to provide for these activities as restricted 
discretionary to enable appropriate consideration of their environmental 
effects and their design. 

This method is effective and efficient as it allows for a variety of building 
forms for providing retirement living and imaginative architectural and 
site design. 

A restricted discretionary consenting regime leads to greater transaction 
costs however these costs are outweighed by the benefits from 
providing the mechanism for the Council to reject any inappropriate 
proposals. 

Buildings within the Education Overlay are a restricted discretionary activity 
provided they meet the following standards: 

(d) Building Height 
The maximum height of any building shall not exceed 15m. 

(b) Height in relation to boundary 
Buildings shall not project beyond a 45-degree recession plane 
measured from a point 4.5m vertically above ground level along rear 
and side boundaries of the Overlay, 

(c) Building coverage and impermeable surfacing 
The maximum coverage shall be 50% 

(d) Setback from road boundary 
The minimum set-back from road boundaries of any building shall be 
1.5m. 

(e) Carparkinq 
Minimum on-site carparking shall be provided as follows: 0.5 
carparks per FTE employee plus 1 visitor carpark per classroom. 

The Council shall exercise its discretion in respect of the matters in Rule 
20.7.3(vi) below. 

(vi) Matters over which discretion is restricted For all restricted discretionary buildings in the overlay areas matters of 
discretion are necessary for the assessment of proposals so that all of 
the building and site design elements of the proposal can be focused on, 
contemplated, and determined as to their appropriateness. 

This is efficient for the same matters to apply to all of the overlay areas 
as it saves repetition within the District Plan and ensures consistent 
assessment across the overlay areas. 

For buildings within the Retirement Living Overlay, the Neighbourhood Centre 
Overlay and the Education Overlay, the Council's discretion is restricted to the 
following matters: 

1. The external appearance and design of buildings; 
2. Associated earthworks and landscaping; 
3. Access; 

RTDL - REQUEST FOR PLAN CHANGE - MARCH 2018 



31 

Plan Provisions/Method Discussion 
Appropriateness, Effectiveness and Efficiency, Costs and Benefits 

4. The location and layout of vehicle parking; 
5. Hours of operation; 
6. Noise; 
7. Signage; 
8. Integration between the proposed building and other consented 

development within the Overlay. 

The matters themselves are effective as they cover the categories of 
effects that are relevant to buildings and their context in the 
neighbourhood. 

(vii) Assessing the external appearance of buildings can involve subjective 
judgement. Including a set of assessment matters to narrow and better 
guide the value judgements by Council planners, as well as those 
providing advice to those developing buildings, are effective and leads to 
more efficient decision-making. 

There are no particular costs arising from this approach. 

The benefits are the more robust assessment of design, which is likely 
to yield better individual designs. 

Assessment matters for the external appearance and design of buildings 

(a) The extent to which designs contribute to a coherent neighbourhood 
theme; 

(b) That the building integrates appropriately with the neighbourhood 
including with the street, open space and pedestrian connections, and 
existing buildings; 

(c) That orientation of buildings takes into account views, sun exposure 
and relationship with open space; 

(d) That building façades help define and give character to open spaces, 
streets, paths, greenways and parks. 

(viii) Subdivision It is appropriate that subdivision for saleable lots in the RTRA is a 
restricted discretionary activity. The zone is anticipated for 
development, including saleable lots, roads, infrastructure, open space, 
and reserves. Accordingly it is necessary for the Council to have 
sufficient control over important infrastructure and design matters 
particularly where the Council will take over the ownership and 
management responsibilities of the infrastructure assets. 

The list of standards is comprehensive and includes the design 
parameters that have been assessed and included as part of the Urban 
Design analysis for the RTRA. 

Costs include costs to developer of having an uncertain consenting 
process where there is a potential for a consent to be declined. 
However, the rule also provides that any subdivision will not generally be 

Except as provided by Rule 20.7.2(i), subdivision is a restricted discretionary 
activity provided that the subdivision complies with the following standards: 

(a) Adherence to the River Terrace Resource Area Structure Plan 
and Movement Plan 
All subdivision must be in general accordance with the River Terrace 
Resource Area Structure Plan at Rule 20.7.8 and the Movement Plan 
at Rule 20.7.9, in respect of the location of sub-area boundaries, 
roads, overlay boundaries, and greenway locations, 

A location variation of up to 50m shall be considered to be in general 
accordance with the Structure Plan and Movement Plan. 

(b) Roading 
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All roads shall comply with the minimum overall width and minimum 
carriageway widths of the Indicative Road Cross Section Plans in Rule 
20.7.10 below; and shall be in general accordance with the other 
features of those cross-sections. 

(c) Development Parcels 
An application to subdivide any Development Parcel shown on the 
Development Parcel Plan at Rule 20.7.10 within Residential Sub- 
Area A shall include an access lane that: 

Serves all lots within the Development Parcel, except any lots 
that have access direct from an adjoining road; 

(ii) Have a width of 5m — 6m (for two-way access) or 3m (for a 
subsidiary one-way access or pedestrian only access); 

(iii) Integrates with the adjoining road(s); 
(iv) Integrates with the adjoining Development Parcel(s) where it 

is logical to connect the access lane to access lanes in the 
adjoining Development Parcels. 

(d) Minimum and maximum lot sizes 
The minimum and maximum lot sizes shall be: 

Sub-Area Minimum lot 
size 

Maximum 
lot size 

Residential Sub-Area A 160m2 500m2 
Retirement Living Overlay No minimum No maximum 
Residential Sub-Area B 400m2 1000m2 
Neighbourhood Centre 
Overlay 

No minimum No maximum 

Education Overlay No minimum No maximum 

(e) Open Space Sub-Areas and Greenways 
The Open Space Sub-Areas and Greenways shown on the Structure 
Plan at Rule 20.7.8 and the Movement Plan at Rule 20.7.9 shall be 
designed and implemented in stages, as part of the development of 
the adjacent Development Parcels, in accordance with the following: 

notified or require written approval, which will allow efficiency of 
resource consent processing. 

The costs impose a necessity for the developer to ensure that all design 
and infrastructural matters are addressed properly, to avoid breaching 
standards. 

The benefits of the standards are that the individual subdivision 
proposals will, overall, yield development across the RTRA that is 
consistent with the Structure Plan and the Movement Plan, which 
themselves reflect the high-quality design methodology adopted during 
the formulation of the RTRA. 

The Development Parcel planning method provides for comprehensive 
subdivision of individual parcels of land within the RTRA, as shown on 
the Development Parcel Plan. The subdivision of an individual 
Development Parcel will allow for a variety of lot sizes, to meet market 
demand, and in an efficient way in relation to common access, 
relationship of individual properties to one another, and relationship with 
surrounding open space. 

The minimum and maximum lot size table reflects the masterplanners' 
research into how Development Parcels can be developed to provide 
variety of lot sizes, taking into account building parameters, and 
providing for affordable housing product for the market. 

The open space sub-areas and greenways are fundamental and critical 
components of the Structure Plan, and the rules necessitate their 
creation, in stages as the development proceeds. 

Periphery treatment in the form of a vegetation row is provided for at the 
western and southern boundaries of the Resource Area to avoid or 
mitigate any potential effects from, or reverse sensitivity effects on, rural 
activities (particularly horticulture) on the neighbouring properties. 
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(i) An application for subdivision of any Development Parcel that The greenways on the Structure Plan are to be of sufficient width to 
adjoins an Open Space Sub-Area and/or Greenway shall ensure their open space and movement function are fulfilled, and a 
include the adjoining Open Space Sub-Area and/or Greenway minimum 15m width is therefore promoted for this. 
(unless that Open Space Sub-Area and/or Greenway has 
been previously consented); Subdivision necessarily involves earthworks. Protocols for accidental 

(ii) The application for subdivision of the Development Parcel discovery of any archaeological items are appropriate and necessary in 
shall be accompanied by a design plan(s) for the adjacent part 
of the Open Space Sub-Area and/or Greenway; 

fulfilling duties under the Act for heritage protection. 

(iii) The design plan(s) shall show the layout of the open space 
and outdoor recreational purpose of the relevant part of the 
Open Space Sub-Area and/or Greenway, including 
walkways, cycleways, and associated landscaping, and shall 
show how these integrate with any adjoining sections of the 
Open Space Sub-Area and/or Greenway; 

(iv) The approved design plan(s) shall be implemented as part of 
the works required to achieve s224(c) approval for the 
subdivision of the relevant Development Parcel. 

(f) Periphery treatment at boundaries of the Resource Area 
At the time of subdivision, every lot within Residential Sub-Areas A 
or B with a boundary adjoining the western or southern boundary of 
the River Terrace Resource Area shall be planted in vegetation to 
provide a suitable buffer from the potential effects of rural activities 
on the opposite side of the boundary. The planting shall: 

(a) Be a width of 2m parallel with the Resource Area boundary. 
(b) Be evergreen, and have a minimum height at planting of 2m 

and planted at a density of not less than l m  centres; 
(c) Be retained and maintained in perpetuity, and this shall be 

ensured by the imposition of a consent notice on the title of 
each affected lot. 

This rule, and mechanisms to implement it, shall cease to apply 
when, and to the extent that, the adjoining land is not zoned Rural. 
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(g) Greenways 
The width of the Greenways as shown on the Movement Plan at Rule 
20.7.9 shall be at least 15m. 

(h) Infrastructure 
All lots (other than any lot created for the purpose of roads, utilities, or 
reserves) shall be connected to reticulated services for potable water, 
wastewater, and power. 

(i) Accidental archaeological discovery protocol 
Any subdivision consent shall include a condition requiring that, if 
during site works pre-European (Maori) material is discovered, Kai 
Tahu ki Otago and Heritage New Zealand must be consulted, and all 
work is to cease immediately with a 20m exclusion zone established 
around the find with damage to any material minimised or avoided, 
until Kai Tahu ki Otago and/or Heritage New Zealand have finished 
assessing the find. 

(j) The matters set out in [1 — 81 of Rule 20.7.2(i)] for controlled 
activity subdivision 

(x) For subdivision, the Council shall restrict the exercise of its discretion to the 
following: 

. 1 The provision of adequate network utility services and in 
particular the location, design and construction of these 
services. 

2. The location, design and construction of access to public roads. 
3. Earthworks necessary to prepare the site for development 

and/or use. 
4 Subdivision design including the shape and arrangement of . allotments to: 

• Facilitate convenient, safe and efficient access to all 
lots. 

• Facilitate the safe and efficient operation and the 

The list of matters that the Council exercises discretion over is 
necessary for efficient administration of the subdivision rules. The 
Council is in the best position to assess an application's suitability 
particularly as the Council will own and administer the public assets. 

T The matters assist in ensuring appropriate and intended subdivision 
outcomes. The items direct assessment to important factors for 
subdivision including access, lot arrangement, street widths, and 
amenities such as street trees and car parks, and provision for 
pedestrian movement. 

It is appropriate that restricted discretionary consents for subdivision do 
not need notification (unless there are special circumstances) or written 
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economic provision of roading and network utility 
services to secure an appropriate and coordinated 
ultimate pattern of development. 

• Maintain and enhance amenity values. 
• Facilitate adequate access to any rear lots, 

6. The design of the Open Space Sub-Areas and Greenways, to 
provide for the open space and recreational needs of the 
community. 

7. The design of street amenities including the species and 
spacing of street trees to provide a coherent streetscape 
throughout the Resource Area. 

8. Provision for pedestrian movement, including the provision of 
walkways and cycleways. 

9. Any financial contributions necessary for the purposes set out 
in Section 15 of this Plan. 

10. Any amalgamations and easements that are appropriate. 

Note: see Section 16.7 General Standards (page 16:14) for the standards 
that are likely to be imposed as conditions of consent. 

Any application made under this rule will generally not be notified or require 
the written approval of affected parties. 

approvals as once zoned, the subdivision and subsequent use of the 
land is anticipated. 

There are no costs arising from this approach. The benefits arise from 
the quality of information and assessment, which leads to better 
decision-making and physical outcomes. 

(ix) Visitor Accommodation in Residential Sub-Areas A and B Visitor accommodation tends to have larger buildings and potentially 
different effects than normal residential uses, and it is appropriate tha 
the Council retains the ability to assess and impose conditions, or 
potentially refuse an application if there is potential for effects on 
amenity values enjoyed by full time residents of an area. 

This is efficient and effective, conditions can be put on consents (such 
as the use of outdoor areas for entertaining needs to be cease at 10pm) 
to ensure adverse effects are mitigated. 

The additional transaction costs of consenting and outweighed by the 
benefits of requiring consent and for the resulting assessment. 

Visitor accommodation in Residential Sub-Areas A and B is a restricted 
discretionary activity. The Council's discretion is restricted to the effects of 

1. Compatibility with surrounding landuse, character and amenity 
values; 

. 2 Noise, lighting and loss of privacy; 
3. Traffic generation, vehicle access and parking; 
4. The nature and scale of the buildings and activities; 
5. Hours of operation. 
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20.7.4 DISCRETIONARY ACTIVITIES 

(i) Breach of General Standards in Rule 20.7.7 It is appropriate for any breaches of general development standards to 
be assessed and for the Council to have the power to impose conditions 
or to refuse consent. The default rule (Discretionary) allows this. 

Costs include higher transaction costs for applications and the 
uncertainty of the process, but these are outweighed by the benefits (for 
all parties) arising from the full assessment of potential effects. 

Any proposal that does not meet the general standards at Rule 20.7.7. 

(ii) Breach of subdivision standards in Rule 20.7.3(viii) It is appropriate for any breaches of subdivision standards to be 
assessed and for the Council to have the power to impose conditions or 
to refuse consent. The default rule (Discretionary) allows this. 

Costs include higher transaction costs for applications and the 
uncertainty of the process, but these are outweighed by the benefits (for 
all parties) arising from the full assessment of potential effects. 

Any subdivision that does not meet the standards for discretionary (restricted) 
subdivision in Rule 20.7.3(viii). 

(iii) Breach of standards for buildings in Overlay areas It is appropriate for any breaches of development standards to be 
assessed and for the Council to have the power to impose conditions or 
to refuse consent. The default rule (Discretionary) allows this. 

Costs include higher transaction costs for applications and the 
uncertainty of the process, but these are outweighed by the benefits (for 
all parties) arising from the full assessment of potential effects. 

Any proposal that does not meet the standards for buildings in the Overlay 
areas at Rules 20.7.3(ii) — 20.7.3(v) 

20.7.5 NON-COMPLYING ACTIVITIES 

(i) Noxious effects Noxious effects have the potential to adversely affect the amenity, health 
and safety enjoyed by residents of the zone. It is therefore efficient and 
effective for noxious activities to be discouraged in the RTRA and 
imposing the non-complying consent. Any proposal would require full 
scrutiny and assessment to ensure any activities do not create adverse 
effects. 

Rule 7.3.5(i) of the Residential Resource Area (Noxious Effects) applies in the 
River Terrace Resource Area. 
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The cost of this options is an uncertain consenting process, but this is 
outweighed by the benefits to future residents of the Zone from 
discouraging activities with potential for any noxious effects. 

(ii) Direct Access onto Sandflat Road The structure plan includes provisions for connections through the 
development. The proliferation of private accesses onto Sandflat Road 
would affect the safety and efficiency of the use of that road and is 
therefore discouraged by the non-complying status. 

The cost is that potentially more land is required within the RTRA for 
access to lots at the eastern boundary, but these are outweighed by the 
benefits to the safety and efficiency of traffic on Sandflat Road. 

Any direct vehicle access from a private property onto Sandflat Road. 

(iii) Any proposal that infringes Rule 20.7.3(vi) (el or (0 (for retail floor areas in Non complying status for breach of the retail floor area limits in the 
Neighbourhood Centre Overlay is necessary to discourage over- 
expansion of the overlay and larger floor area tenancies, to ensure that 
this overlay is for the purpose for which it is intended and protects 
amenity and vitality of the Cromwell Town Centre. 

The benefits of this frameworks are for the protection of the existing 
Cromwell Town Centre and for residents in the RTRA. 

These outweigh the costs arising from the transaction costs of 
applications. 

The rules are effective and efficient in ensuring the overlay's purpose is 
defined and that it does not have adverse effects on existing centres. 

the Neighbourhood Centre Overlay). 

(iv) In Residential Sub-Area A. any subdivision that creates an individual The framework for the RTRA includes a Structure Plan and the need to 
undertake comprehensive subdivision, through Development Plans, to 
give effect to the Structure Plan. 

The non-complying status signals the intention of the RTRA to be 
developed comprehensively and in accordance with the Structure Plan. 

residential lot that is not part of a comprehensive subdivision of all of a 
Development Parcel. 
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It is effective and efficient to ensure that residential development is 
provided for in a comprehensive manner and is not ad hoc and 
piecemeal. The benefits of this approach outweigh any potential costs. 

(v) Activities not listed as permitted, controlled, discretionary (restricted) or It is appropriate for a default status of non-complying for activities that 
are not listed and therefore not anticipated by the RTRA provisions. The 
non complying status allows the stringent assessment of an activity that 
is not covered by the permitted, controlled, discretionary (restricted) or 
discretionary activities in the Zone. 

Costs include higher costs associated with an uncertain consenting 
regime, the benefits outweigh this by ensuring the assessment of 
adverse effects. 

discretionary activities in Rules 20.7.1 — 20.7.4 and not listed as 
prohibited activities in Rule 20.7.6 

(vi) Horn's Shaft setback area The geotechnical report identifies the potential hazard associated with 
development near Horns Shaft, even though that shaft is on a 
neighbouring property and has been filled in. The non-complying status 
discourages any development close to the shaft and if there is such 
development it would be assessed thoroughly. This method is efficient 
and effective in managing any potential risk. 

Within the area marked on the Structure Plan: 
(a) No buildings shall be constructed; and 
(b) There shall be no stormwater discharge to ground. 

20.7.6 PROHIBITED ACTIVITIES 

(i) Any road or direct vehicle access from the River Terrace Resource Area Direct access onto the State Highway is prohibited to prevent any 
adverse effects on the safety and efficiency of the highway. This is 
effective and efficient in that it removes the possibility of any person 
contemplating direct access. 

The benefits of this outweigh the costs of any process and the potential 
risk of allowing direct access. 

onto State Highway 6. 

20.7.7 GENERAL STANDARDS The Operative District Plan already contains a number of standards for 
the District. These standards have existed for some time and are known 
to both plan administrators and plan users. It is beneficial and efficient 

Except as set out in Rules 20.7.1 — 20.7.3 above, the following standards 
shall apply in the River Terrace Resource Area: 
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for them to be referred to as part of the RTRA provisions rather than 
creating new, identical or near-identical standards in the RTRA. 

There are no costs of this option. 

(i) Traffic generation and characteristics of activities The RTRA promotes development that is very similar, with respect to 
traffic generation and characteristics, to the Residential Resource Area. 
It is therefore beneficial and efficient to cross reference Rule 7.3.6 (i) in 
the Residential Resource Area rather than repeating the rule in the 
RTRA. 

There are no costs to the option. 

Rule 7.3.6(i) in the Residential Resource Area. 

(ii) State Highway 6 / Sandflat Road intersection upgrade It is appropriate that thresholds are provided to ensure that any 
amendments to the roading network at the state highway are made in a 
timely manner in association with development of the RTRA. 

This is effective and efficient as it allows for roading infrastructure 
investment at a similar time that the RTRA develops. 

(a) No more than 40 residential lots shall be created within the Resource 
Area until a left-turn deceleration lane is constructed at the State 
Highway 6 / Sandflat Road intersection in accordance with Austroads 
Guide to Road Design Part 4A ("Unsignalised and Signalised 
Intersections), 

(b) No more than 300 residential lots shall be created within the Resource 
Area until a left-turn acceleration lane is constructed at the State 
Highway 6 / Sandflat Road intersection in accordance with Austroads 
Guide to Road Design Part 4A ("Unsignalised and Signalised 
Intersections). 

The Council's discretion is limited to the safety and efficiency effects at the 
intersection. 

(iii) Signs in the Residential Sub-Areas The RTRA and the Residential Resource Area have similar 
characteristics and it is efficient to cross reference Rule 7.3.6 (vii) in the 
Residential Resource Area for signage. 

There are no costs to the option. 

Rule 7.3.6(vii) in the Residential Resource Area applies in the Residential 
Sub-Areas A and B. 
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(iv) Signs in the Neighbourhood Centre Overlay The RTRA's Neighbourhood Centre Overlay has similar characteristics 
to the Business Resource Area and it is efficient to cross reference Rule 
7.3.6 (iv) in the Residential Resource Area for signage in the overlay. 

There are no costs to the option. 

Rule 8.3.6(iv) in the Business Resource Area applies in the Neighbourhood 
Centre Overlay. 

(v) Keeping of animals The RTRA and the Residential Resource Area have similar 
characteristics and it is efficient to cross reference Rule 7.3.6 (viii) in the 
Residential Resource Area for the keeping of animals. 

There are no costs to the method. 

Rule 7.3.6(viii) in the Residential Resource Area. 

(vi) Significant urban design analysis has been undertaken to support areas 
for development and their possible subdivision potential, and their 
impact on infrastructure networks. It is effective to impose an overall 
limitation on the number of dwellings in the RTRA to ensure that the 
RTRA when built out is consistent with the urban design intent of the 
RTRA and the wider infrastructure capabilities. 

Total number of residential units within the Resource Area 
The maximum number of residential units (including retirement living units) in 
the River Terrace Resource Area shall be 900. 

(vii) Acoustic insulation of dwellings near State Highway 6 This rule is a standard rule requested by NZTA when development 
adjoins a state highway. It therefore anticipates a submission by NZTA 
to that effect. 

Inclusion of this requirement on a consent notice then alerts potential 
buyers to this increased level of building requirement as part of their due 
diligence in purchasing a property. 

The costs include the cost of the insulation but these are outweighed by 
the benefit of mitigating direct effects from highway noise and avoiding 
any potential reverse sensitivity effects. 

Any new residential buildings, or buildings containing activities sensitive to 
road noise, located within 80m of the boundary with State Highway 6 shall be 
designed, constructed and maintained to ensure that the internal noise levels 
do not exceed 35 dB LAeq(1 hr) inside bedrooms or 40 dB LAeq(1 hr) inside 
other habitable spaces in accordance with AS/NZ2107:2000. 

The titles affected shall be encumbered with a consent notice requiring 
ongoing compliance with this standard in perpetuity. 

(viii) Reverse sensitivity— Motorsports Activities The surrounding area contains the Motorsports Park and the Speedway. 
Given the proximity of the RTRA to these activities there is the potential 
for reverse sensitivity effects whereby residents complain about the 
noise from the motorsports activities. 

(a) Activities enabled under Rules 20.7.1, 20.7.3 and 20.7.4 must be 
subject to a restrictive no-complaint covenant in favour of: 
(i) Cromwell Motorsport Park Trust Limited in respect of Lot 400 
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DP466637 as the benefitting land; 
(ii) Central Otago District Council in respect of Lot 1 DP 403966 as 

the benefitting land. 
(b) For the purposes of this rule a "restrictive no-complaint covenant" is a 

restrictive covenant which: 
(i) is registered against the title(s) to the servient land on which the 

activities will take place in favour of the benefitting land; 
(ii) in the case of Lot 400 DP466637, prevents any owner or 

occupier of the servient land from complaining about or taking 
any steps to prevent motorsports and related activities lawfully 
carried out as authorised by the terms and conditions of 
resource consent number 070149 (as finally confirmed by 
Environment Court decision C132(2009)) including any 
variations effective prior to [date RTRA notified]; 

(iii) in the case of Lot 1 DP 403966, prevents any owner or occupier 
of the servient land from complaining about or taking any steps 
to prevent speedway and stock car track and related activities 
lawfully carried out as authorised by the terms and conditions of 
the planning consent for those activities issued by the (former) 
Vincent County Council dated 29 September 1980 including any 
variations effective prior to [insert date RTRA notified]; 

(iv) is binding on successors in title. 
(c) This rule does not apply if the owner of the benefitting land does not 

allow registration of the restrictive covenant. 

It is essential that the new residents are cognisant of and accept the 
potential for noise effects, and that they do not take measures to limit 
the lawful activities allowed on the motorsports lands. The restrictive 
covenants recognise and enshrine this restriction. 

The method is effective, having been used successfully in other 
circumstances where a new sensitive activity locates nearby an 
established activity that generates noise effects that go beyond the site 
boundaries. 

The cost to the residents is the inability to complain about any lawful 
noise effects from the motorsports activities. This cost is outweighed by 
the benefits from ensuring that the two activities can occur nearby each 
other, in the Cromwell circumstances where land resources are 
otherwise finite and their efficient use is important. 

20.7.8 STRUCTURE PLAN 

20.7.9 MOVEMENT PLAN 

20.7.10 DEVELOPMENT PARCEL PLAN 

20.7.11 INDICATIVE ROAD TYPE CROSS-SECTIONS 

These plans are the product of a comprehensive urban design process 
which identified, evaluated and tested various options for the spatial 
layout of activities, roading and open spaces through the RTRA site. 
The chosen plans are the most efficient and effective in delivering a 
resource are that will fulfil the demand for more housing for the 
Cromwell market, with a variety of options for market choice and in a 
range of affordability. The retirement area, neighbourhood centre and 
education overlays are located for best and most convenient and 
efficient access to residents of the resource area. The open space 
areas and greenways provide for the amenity of residents and enable a 
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strong identity and sense of place. The road cross sections provide for 
consistency across the resource area and will assist in establishing a 
sense of place. The Development Parcel plan works alongside the 
Development Parcel provisions to ensure comprehensive and integrated 
subdivision across the resource area. 
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7. The risk of acting or not acting — section 32(2)(c) 

7.1 Risk of acting 

There is no significant risk of acting (i.e. proceeding with this plan change). Any environmental risk has 
been addressed in the provisions of the proposed RTRA. There are no other risks. 

7.2 Risk of not acting 

The risks of not acting are: 

• Under-provision of residential zoned land for the future needs may result in adverse housing supply 
and cost consequences within the Cromwell area; 

• There is a risk that in not rezoning this land for urban activities the land could be subdivided into 
rural residential sized or small rural lots (in line with much of the operative zoning), therefore 
missing the opportunity to utilise a finite land resource efficiently in a way this will better meet 
market needs for residential capacity in the District; 

• Overall, there is a risk of failing to achieve a potentially important component of enabling housing 
to contribute to the social, economic and cultural well-being in the Cromwell area in a timely and 
efficient manner. 

8. Evaluation of the RTRA Change under the higher order District Plan provisions 
—s32(3) 

The Central Otago District Plan was made operative in 2008 and has been updated progressively through 
Council-initiated Plan Changes and Private Plan Changes. 

The relevant Significant Issues of the ODP are set out in Section 2 are as follows: 

• Central Otago's Unique and Distinctive Landscape 

• Soil Resources 

• Management of the District's town and Associated Services 

• Transportation Network 

• Increasing Building Numbers 

The significant issues are then developed through the remaining chapters of the District Plan. 

Chapter 6 of the District Plan has a number of objectives and supporting policies that are relevant to the 
proposed Change: 

6.3.1 Needs of People and Communities 
To promote the sustainable management of the urban areas in order to: 
(a) Enable the people and communities of the District to provide for their social, economic 

and cultural welling and for their health and safety; and 
(b) Meet the present and reasonably foreseeable needs of these people and communities 

6.3.1 Amenity Values 
To manage urban growth and development so as to promote the maintenance and 
enhancement of the environmental quality and amenity values of the particular 
environments found within the District's urban areas. 

6.3.3 Adverse Effects on Natural and Physical Resources 
To avoid, remedy or mitigate the adverse effects of urban areas on the natural and physical 
resources of the District. 
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6.3.4 Urban Infrastructure 
To promote the sustainable management of the District's urban infrastructure to meet the 
present and reasonably foreseeable needs of the District's communities 

The objectives and their policies are supported by the Proposed RTRA in the following manner: 

• The increased residential capacity will provide for the needs of the growth of Cromwell; 

• The masterplanned development which includes reserves and open space will ensure that needs 
of residents' passive and active recreational needs are meet; 

• The proposed neighbourhood centre area will enable people to provide for their economic 
wellbeing and enable residents to not need to travel far for essential services; 

• The proposed plan change enables the provision of a retirement village; 

• The proposed provisions enables lot sizes of a mix of lower, medium and higher density lots for 
members of the community to access residential property relative to their needs, and provides 
affordable options. 

• The provision for a school enables the future community's education and wellbeing within the site; 

• Proposed landscaping and planted areas will enhance the environment and provide for amenity 
for those living in and visiting the Resource Area. 

• Provision of infrastructure upgrades necessary to support urban activities in this location. 

8.1.3 Summary - the Operative District Plan 

The Change to the OPD will ensure that the RTRA implements the higher order issues set out in Chapter 
2 and the objectives and supporting general policies of the ODP. The Change is likely to better enable 
use of land to contribute positively to the District's growth in a high quality manner that also provides 
increased housing stock. 

9. Evaluation of the RTRA Change under the regional planning instruments — s32(3) 

The District Plan must give effect to the operative Regional Policy Statement and must have regard to 
any proposed Regional Policy Statement. 

instruments are addressed as follows. 

9.1 The Operative Otago Regional Policy Statement 

The operative Regional Policy Statement contains objectives that are relevant to this proposal, including: 

• 4.4.1 to 4.4.5 (Manawhenua Perspective) 

• 5.4.1 to 5.4.5 (Land) 

• 6.4.2 to 6.4.7, 6.57 (Water) 

• 7.4.1 (Air) 

• 9.4.1 to 9.4.3 (Built Environment) 

• 10.4.1 (Biota) 

Each objective has related policies which have also been considered. The plan change provisions for the 
RTRA are consistent with, and give effect to, the relevant operative RPS provisions, as addressed in 
Table 6 below. 
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Table 6: Assessment of the RTRA under the 0 erative Reciional Policy Statement 
Objectives and policies Discussion 

4.4.1 to 4.4.5 
(Manawhenua Perspective) 

The RTRA objectives ensure recognition of the special significance of 
the culture of Kai Tahu. This is reflected by the protocol for the 
accidental discovery of koiwi, waahi taoka, waahu tapu or other 
artefacts. 
The site is not in close proximity to a waterbody. 

5.4.1 to 5.4.5 (Land) The RTRA supports these objectives (and related policies) by using a 
structure plan to ensure development, open space and connections are 
appropriately located. The RTRA promotes diversification of, and 
sustainable, land use, provides for suitable access, and provides for 
additional residential capacity. 
Rezoning land in this location close to the existing Cromwell township 
enables use of appropriate and developable land, therefore reducing 
pressure on inappropriate areas (such as outstanding natural 
landscapes). 
The RTRA achieves diversification, providing for a range of housing 
typologies and retirement living and a mix of uses. It represents a 
sustainable use of the land resource. 

6.4.2 to 6.4.7, 6.57 (Water) The objectives and allied policies provide for the protection and 
enhancement of Otago's generally high standard of water. 
The site is not adjacent to any waterbody. 
As indicated in the report by Paterson Pitts Partners (DOCUMENT 8) 
domestic and firefighting will be provided by the preferred option of a 
300mm pipe duplication along Bannockburn Road. Water for irrigation 
of the proposed reserves will be provided for by an independent bore 
from the Cromwell terrace aquifer. 

7.4.1 (Air) Discharges to air resulting from the development will adhere to relevant 
regional rules. 

9.4.1 to 9.4.3 (Built 
Environment) 

The objectives recognise that urban development and settlement can 
impact on the quality of the built environment. It is proposed to rezone 
to enable increased density in this area to meet future needs. Care has 
been taken to ensure that the proposed development achieves a high 
quality of urban design and appearance, through the structure plan, 
design controls for buildings, and design guidelines for subdivision and 
development. 
The increased density will be able to be serviced by infrastructure (as 
outlined in the supporting documents) and provides for growth without 
adverse environmental impacts. 
Setbacks from adjoining properties and the road provide for the 
minimising of reserve sensitivity. 

10.4.1 (Biota) Plant and animal pests threaten the diversity and productivity of the 
Otago's natural eco-systems and the indigenous vegetation and 
habitats. It is proposed to plant the new reserve and access ways in 
mostly native planting in order to contribute to local biodiversity. 

Accordingly, the amended RTRA provisions are consistent with, and give effect to, the relevant operative 
RPS provisions. 
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9.2 The Proposed Regional Policy Statement (Decisions Version) (Proposed RPS-DV) 

The operative RPS is currently under review. Decisions on submissions to the Proposed Regional Policy 
Statement have been issued and the appeal period has closed. A number of appeals have been received 
and are being progressed through the Environment Court at present. 

The Proposed RPS-DV contains various objectives that are relevant to this proposal. These are 
addressed in Table 7 below. 

Table 7: Assessment under the Proposed RPS-DV 

Objectives and Policies Discussion 

2.1 to 2.2 (Kai Tahu values and 
interests) 

The RPS requires that Kai Tahu Ki Otago values and 
interests are recognised and kaitiakitaka is expressed. In 
particular this requires the ability to participate in resource 
management process and implementation. 

Kai Tahu Ki Otago will be notified of the Plan Change and 
will have the opportunity make a submission. Given that 
the site is not in proximity to any water body, is not within 
an outstanding landscape, and will be connected to 
reticulated services, pre notification consultation was not 
deemed to be necessary. 

3.1 to 3.2 (Otago has high quality 
natural resources and ecosystems) 

Fresh water, air quality, soil values, ecosystems and 
indigenous biodiversity are managed to the extent 
necessary by the Change. 

4.1 (communities are resilient, safe and 
healthy) 

The RTRA is not subject to or will exacerbate any 
significant risk from natural hazards. 

4.3 (infrastructure managed in a safe 
way) 

Water and wastewater infrastructure will be provided to 
service the RTRA. 
The effects from traffic to, from and within the zone can be 
accommodated on the adjacent roading network. The 
development will comply with up to date standards which 
aims to reduce vehicles speeds and promote road safety. 

4.5 (urban growth and development is 
well designed, reflects local character 
and integrates effectivity with adjoining 
urban and rural environments) 

The development is shaped by a structure plan which 
provides for suitable development areas, green spaces, 
and walkway linkages in the most appropriate locations. 
Design and appearance of built form is managed through 
specific design guidelines for the RTRA. 

5.1 to 5.4 (public access, historic 
heritage, economic production, adverse 
effects of using and enjoying Otago's 
natural and physical resources are 
minimised) 

A public walkway, linear park, suburban park and 
greenways are provided through the RTRA. 

The amended RTRA provisions are therefore consistent with, and give effect to, the relevant Proposed 
RPS-DV provisions. 

9.3 Regional Plans 

A District Plan must not be inconsistent with a Regional Plan. There are two relevant regional plans: the 
Regional Plan: Water, and the Regional Plan: Air. 

The development relies on consents that will be applied for under the Regional Plan: Water in relation to 
water supply and wastewater disposal both by the applicant and as part of the Council's consents. 
Stormwater disposal will be possible without consent under this regional plan. The proposed Change is 
therefore consistent with the Regional Plan: Water and no further analysis is necessary. 
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10. Evaluation of the National planning instruments 

10.1 Introduction 

The following national policy statements (NPS) have very limited applicability to this requested Change: 

• The National Policy Statement for Freshwater Management 

• The National Policy Statement for Renewable Electricity Generation 

• The National Policy Statement on Electricity Transmission 

To the extent that these statements are relevant, the requested Change will be consistent with them. 

10.2 Assessment under the National Policy Statement on Urban Development Capacity 2016 

The National Policy Statement on Urban Development Capacity 2016 is relevant to this Change. It came 
into effect on 1 December 2016. It recognises the national significance of: 

(a) urban environments and the need to enable such environments to develop and change; and 

(b) providing sufficient development capacity to meet the needs of people and communities and future 
generations in urban environments. 

The following objectives apply to all decision makers when making a planning decision that affects an 
urban environment. 

Objective Group A — Outcomes for planning decisions 

0A1: Effective and efficient urban environments that enable people and communities and future 
generations to provide for their social, economic, cultural and environmental wellbeing. 

0A2: Urban environments that have sufficient opportunities for the development o f  housing and 
business land to meet demand, and which provide choices that will meet the needs of  people and 
communities and future generations for a range of dwelling types and locations, working environments 
and places to locate businesses. 

0A3: Urban environments that, over time, develop and change in response to the changing needs of 
people and communities and future generations. 

Objective Group B — Evidence and monitoring to support planning decisions 

0131: A robustly developed, comprehensive and frequently updated evidence base to inform planning 
decisions in urban environments. 

Objective Group C— Responsive planning 

0C1: Planning decisions, practices and methods that enable urban development which provides for the 
social, economic, cultural and environmental wellbeing of  people and communities and future 
generations in the short, medium and long-term. 

0C2: Local authorities adapt and respond to evidence about urban development, market activity and the 
social, economic, cultural and environmental wellbeing of  people and communities and future 
generations, in a timely way. 

Objective Group D — Coordinated planning evidence and decision-making 

OD1: Urban environments where land use, development, development infrastructure and other 
infrastructure are integrated with each other. 

0D2: Coordinated and aligned planning decisions within and across local authority boundaries. 

All of these objectives are relevant to the RTRA Change and they are assessed generally as follows: 

(a) The urban environment facilitated by the new Structure Plan and provisions is effective and efficient 
because it co-locates and consolidates the core commercial functions (retirement area, small scale 
commercial area) in a single village centre with walkable neighbourhoods and gradation of 
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residential densities around the core. This will enable the residents and visitors to provide for their 
social, economic, cultural and environmental wellbeing. 

(b) The urban environment facilitated by the new Structure Plan and provisions has sufficient 
opportunities for the development of housing and adequate open space areas and provides 
choices that will meet the needs of people and communities and future generations for a range of 
dwelling types and locations, retirement and places to locate businesses. 

(c) The urban environment will, over time, develop and change in response to the changing needs of 
people and communities and future generations; the provisions are sufficiently flexible to allow 
such evolution. 

(d) The RTRA Change is based on sound economic evidence that supports the Change and which 
has informed the planning decisions made in respect of this Change. 

(e) This Change represents an opportunity for the local authority to allow the RTRA to provide for 
urban development, market activity and the social, economic, cultural and environmental wellbeing 
of people and communities and future generations, in a timely way. 

(f) Development within, and the infrastructure necessary for, the RTRA will be integrated with each 
other. 

The key objectives of the National Policy Statement on Urban Development Capacity 2016 are therefore 
achieved by this Change. 

11. Conclusions 

The above evaluation has examined the RTRA plan change under section 32 of the Act. The broad 
conclusions from that evaluation are that: 

(a) Under section 32(1)(a), the objectives of the RTRA are necessary and the most appropriate way 
to achieve the purpose of the Act, taking into account the existing higher order provisions of the 
District Plan and the Regional Policy Statement; 

(b) The policies and methods are the most appropriate way to achieve the RTRA objectives, taking 
into account the locational context, the background reports, the design methodology and resulting 
nnasterplan and Structure Plan for the Resource Area; 

(c) The RTRA provisions will be efficient and effective in achieving the objectives, taking into account 
their costs and benefits including the environmental, social and economic costs and benefits, and 
the opportunities for economic growth and employment anticipated; 

(d) There is no risk of acting given that the provisions manage effects of the activities on the wider 
environment; there is no uncertainty in or insufficiency of the information about the subject matter 
of the provisions. There is risk of not acting as the finite land resource could be lost to inefficient 
land uses. 

Overall, for the reasons expressed above, and in the supporting reports including the assessment of 
effects on the environment, the RTRA will achieve the higher order objectives of the District plan and the 
purpose and principles of the Act. 
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