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l .O Introduction 

1.1 The Requestor 

The requestors is: 

Molyneux Lifestyle Village Ltd 
c/- Russell Ibbotson 
PO Box 120 
Alexandra 9340 
Email: rwibbotson@gmail.com 

The address for service is: 

1.2 

c/- Paterson Pitts Limited Partnership 
PO Box 103 
ALEXANDRA 9340 

Attn: 
Email: 
Phone: 

Overview 

Peter Dymock 
peter.dymock@ppgroup.co.nz 
(03) 448 8775 (0274) 377 910 

PATERSONP ITTSGR0UP 

Molyneux Lifestyle Village Ltd (MLVL) requests a change to the Operative Central 
Otago District Plan ("the District Plan") to re-zone approximately 16ha of land from 
Rural Residential Resource Area {Ru[RR]) to a proposed Residential Resource Area ( 14) 
[(RRA(14)] that will provide for a minimum lot size of 2000m2, 

The amendments proposed to the Plan are the addition of [RRA(14)] zoning on 
planning Map 12, an addition to policy 7.2.7, an addition to Rule 7.3.3 (i} (c) to provide 
for a new sub-zone to the Residential Resource Area and minor amendments to the 
rules to preclude direct access from lots within the site to Dunstan and Waldron Roads 
and to provide for a minimum side yard of 3m on all side yards 

No changes are proposed to the issues, objectives, methods of implementation, 
principle reasons for adopting objectives, policies and methods and environmental 
results anticipated in Sections 6 & 7 of the Plan. 

The re-zoning of the site will enable "large lot" residential use of the site similar to that 
in various existing residential sub zones in the vicinity of Cromwell and the RRA (9) 
Residential Resource Area at the top of Bridge Hill in Alexandra. 

2.0 The Site 

A plan of the land subject to the request is shown at Appendix 'A". 

The land is contained within the following records of title: 

• Part Lot 13 DP 3194 (4.0469ha) RT OT5B/1137 
• Part Lot 13 DP 3194 ( 4.2543ha) RT OT5B/1138 
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• Part Lot 12 DP 3194 (4. l 708ha) RT OTSB/ 1024 
• Part Lot 12 DP 3194 (4.0620ha) RT OTSB/1025 

All owned by Molyneux Lifestyle Village Ltd. 

A copy of the above titles are at Appendix 'B'. The total land area subject to the 
request is l 6.5340ha. 

3.0 The Existing Environment 

The site is located at 269 Dunstan Road and 38 Waldron Road, some 950m from the 
current Alexandra town limits (i.e. the new Council subdivision off Henderson Drive). 
The site is essentially flat within a location that exhibits a mixture of lot sizes and uses 
that reflects the location's Rural - Residential zoning i.e. predominately that of small 
"lifestyle blocks" averaging 2ha, with existing dwellings. 

The site no longer has access to an irrigation supply suitable for productive use and 
there is no productive use made of the site, the former vineyard occupying the site 
having been removed. 

There are two dwellings within the site and a winery building that continues to operate, 
processing grapes from off-site. 

The Central Otago Rail Trail is directly across the opposite side of Dunstan Road from 
the site, as is the Alexandra Golf Course. 

4.0 Purpose & Reason for the Request (the Objectives of the Request) 

The objectives of the Request are to provide an opportunity for "large lot" residential 
living in close proximity to the Alexandra Township. 

A previous non-complying resource consent application (RC 170337) was made by 
the Requester to subdivide the site into 20 lots. This application was declined, however 
the Sec 42A planner's report RC 170337 opined that: 

"Logical Expansion of Residential Resource Area 
The application has been advanced on the basis that it will assist in alleviating the 
immediate shortage of sections in Alexandra, at a location very close to the town, 
while still maintaining the rural-residential nature of the neighbourhood. If land in 
addition to that included in the Residential Resource Area is required to satisfy a 
shortage of sections in Alexandra we consider that the appropriate mechanism for 
doing so (outside the District Plan Review) is via a plan change in the first instance. 
During the period since the District Plan became operative on I April 2008 there have 
been several plan changes which have rezoned land for urban purposes. 

A logical expansion of the Residential Resource Area at Alexandra could involve the 
rezoning of land in the Rural Resource Area that is subject to the Rural Residential 
notation opposite the existing Residential Resource Area (which includes the freehold 
land including land proposed to be subdivided as discussed under "Positive Effects" 
above). Over time it may well be that such zoning is advanced progressively along 
the east side of Dunston Road towards Hillview Road, in the first instance, and then 
beyond towards the subject site. 
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In our view such an approach to accommodating the need for additional residential 
development in Alexandra (along with the opening up of land in the current 
Residential Resource Ara) is preferable to consenting applications for non-complying 
activity subdivisions, such as the current proposal, which raise significant issues with 
respect to precedent and plan integrity." 
{ my underlining) 

The Vincent Spatial Plan has now identified Dunstan Road as the site for further "large 
lot" development. This Request therefore gives effect to the Sec 42A report 
recommendations and the Vincent Spatial Plan. 

5.0 The Proposed Changes to the Operative District Plan 

The proposed changes to the District Plan are as follows: 

(i) Amend Planning Map 42 to insert a new Residential Resource Area ( 14) 
boundary as shown in Appendix 'C'. 

(ii) Amend policy 7.2.7 as follows: 

7.2.7 Policy - Residential Resource Areas (1) - ~ (14} 

To ensure that subdivision and development in the areas shown as 
Residential Resource Areas (1)-~ (14) complement the character 

and amenity of these areas and provide for the protection of 
significant landscape features, where such features are present. 

Cross Reference 

Objective: 7.1.1, 

7.1.2 

Rule: 7.3.2{ii),(iii) 

(iv), 7.3.3 

The area identified as Residential Resource Area ( 13) is located on Dunstan Road in 
close proximity to Alexandra. The area concerned is considered suitable for large lot 
residential subdivision. 

(iii) Amend Rule 7 .3.3 Discretionary Restricted Activity 

(ij Subdivision 

PROVIDED THAT 

(c) Notwithstanding (a) and (b) above, the following minimum size for 
allotments and other standards shall apply in the areas set out below: 

Residential Reserve Area / 14) 

Minimum Allotment Area - 2,000m2 Cross Reference Policy 7.2.7 Map 42 

(iv) Amended Rule 7.3.6 (iii) Bulk and Location of Buildings f cl Side & Rear Yards 
as follows: 

(ii) Minimum side yards of 3 metres are required on all side yards in 
Residential Resource Areas (l) to (7), (9) and (14) . 

(v) Amend Rule 7.3.6 (vi) Access as follows: 
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{h) No residential lots in the Residential Resource Area ( 14) shall have 
direct access to Dunstan Road or Waldron Road. 

The request includes any necessary consequential changes to the p lan required by 
the Council to accommodate the above proposed changes to the Plan. 

6.0 Statutory Matters 

6.1 Part 2 RMA91 

5. Purpose 

(I) The purpose of this Act is to promote the sustainable management of natural 
and physical resources. 

(2) In this Act, sustainable management means managing the use, development, 
and protection of natural and physical resources in a way, or at a rote, which 
enables people and communities to provide for their social, economic, and 
cultural well-being and for their health and safety while -

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

generations; and 
b. Safeguarding the life-supporting capacity of air, water, soil, and 

ecosystems, and 
c. Avoiding, remedying, or mitigating any adverse effects of activities on 

the environment. 

The request enables the well-being of the Alexandra community and surrounding 
area by expanding the urban area to accommodate the growing population in 
the most logical location for expansion and with a zoning that provides for larger 
lot sizes, differing housing typologies and affordability levels. The life supporting 
capacity of air, water and soil will be maintained by the reticulation and disposal 
of wastewater into an established reticulation and treatment scheme. 

The request includes provisions to avoid, remedy and mitigate adverse effects on 
the environment as to increased traffic generation and provision of suitable 
infrastructure. 

6. Matters of National Importance 

In achieving the purpose of this Act, all persons exercising functions and powers 
under it, in relation to managing the use, development, and protection of natural 
and physical resources, shall recognise and provide for the following matters of 
national importance: 

( a) The preservation of the natural character of the coastal environment {including 
the coastal marine area), wetlands, and lakes and drivers and their margins, 
and the protection of them from inappropriate subdivision, use, and 
development. 
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(b) The protection of outstanding natural features and landscapes from 
inappropriate subdivision, use and development. 

{c) The protection of areas of significant indigenous vegetation and significant 
habitats of indigenous fauna. 

{d) The maintenance and enhancement of public access to and along the 
coastal marine area, lakes, and rivers. 

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

(f) The protection of historic heritage from inappropriate subdivision, use, and 
development. 

(g) The protection of protected customary rights. 
(h) The management of significant risks from natural hazards. 

Paragraphs (a) and (d) are not relevant to this Request. 
(b) The site does not contain any outstanding natural features or landscapes. 
(c) The site does not contain any areas of significant indigenous vegetation and 
significant habitats of indigenous fauna. 
(e) & (g) So far as is known, the site does not contain any sites of particular 
importance to Maori. The best way to deal with this issue is by way of discovery 
protocols as a condition of consent on any subsequent resource consents to 
subdivide or develop the site. 
(f) The site does not contain any items of historic heritage. 
(h) The site is not subject to any significant risk from natural hazards. 

7. Other Matters 

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

{a) Kaitiakitanga 
[{aa) The ethic of stewardship] 
{b) The efficient use and development of natural and physical resources 
[(ba} The efficiency of the end use of energy] 
(c) The maintenance and enhancement of amenity values 
(d) Intrinsic values of ecosystems 
(e) Repealed 
(f) Maintenance and enhancement of the quality of the environment 
(g) Any finite characteristics of natural and physical resources 
(h) The protection of the habitat of trout and salmon 
[{i) The effects of climate change] 
[{j) The benefits to be derived from the use and development of renewable 

energy] 

Paragraphs (a), (aa), (ba), (d), (g), (h), (i), and Ii) are not relevant to this Request. 

(b) It is efficient to expand Alexandra in a location that is well suited for larger lot 
residential development and that is close to and well linked to the existing township 
and the amenity that it provides. 
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(cl & (f) The prosed zoning is in accordance with the Vincent Spatial Plan and the 
objectives, policies and rules of the District Plan for the proposed resource area 
provide for the maintenance and enhancement of amenity values in residential 
subdivision and development. 

No matters arise regarding Sec 8 (Treaty of Waitangi) of Part 2. 

6.2 Section 73 and Schedule 1 RMA91 

Under Section 73[2) of the Act any person may request a territorial authority to change 
a district plan, and the plan may be changed in the manner set out in Schedule 1. 
Clause 22 of Schedule 1 (Form of request) requires that the request: 

• Shall be made in writing and shall explain the purpose of, and reasons for, the 
change to the plan and contain an evaluation report prepared in accordance 
with Section 32 for the proposed plan or change; and 

A Section 32 evaluation is appended at Attachment 'E'. 

• Where environmental effects are anticipated, shall describe those effects, 
taking into account clauses 6 and 7 of Schedule 4, in such detail as 
corresponds with the scale and significance of the actual or potential 
environmental effects anticipated from the implementation of the change. 

An Assessment of Environmental Effects is appended at Attachment 'D'. 

Under Clause 25 of Schedule ( 1) the Council may reject the request in whole or in part 
but only on certain grounds: 

(a) The request or part of the request is frivolous or vexatious: or 
(b) Within the last 2 years, the substance of the request or part of the request -

(i) Has been considered and given effect to, or rejected by, the local 
authority or the Environment Court; or 

(ii) Has been given effect to by regulations made under Section 360A; or 
(c) The request or port of the request is not in accordance with sound resource 

management practice; or 
(d) The request or part of the request would make the policy statement or plan 

inconsistent with Part S; or 
(e) In the case of a proposed change to a policy statement or plan, the policy 

statement or pion has been operative for less than 2 years. 

• The request is not frivolous or vexatious. 
• Within the last 2 years, the substance of the request has not been considered 

by the Council or the Environment Court. 
• The request accords with sound resource management practice. 
• The request would not make the Operative Plan inconsistent with Part 5 of the 

Act. 
• The District Plan has been operative for more than 2 years. 

Preliminary discussions were held with Council's Planning Department in this matter 
and it was confirmed that Council had never refused to accept a request for a 
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private plan change for further processing on any of the grounds outlined in 
Section 25(4) of Part 2 Schedule 1 of the RMA 91. 

6.3 Section 74 RMA91 

Section 74 (2) (a) requires consideration of any Proposed Regional Policy Statement 
(PRPS) or Proposed Regional Plan (PRP). The PRPS is considered in the Sec 32 
evaluation at Appendix 'E' 

In summary, the Request is consistent with and gives effect to the PRPS. There are no 
relevant PRPs. 

With regard to Section 74 (2) (b): 

• The Otago Southland Regional Land Transport Plan prepared under the Land 
Transport Management Act 2003 is considered in the Sec 32 evaluation at 
Appendix 'E'. 

• There are no relevant entries on the NZ Heritage List/Rarangi Korero. 

With regard to Section 74(2A). The Kai Tahu ki Otago Natural Resource Management 
Plan 2005 (NRMP) is considered in the Sec 32 evaluation at Appendix 'E'. 

With regard to Sec 74 (3), the Request does not involve any trade competition {other 
than competition in the residential land and property market). 

6.4 Sec 75 RMA91 

With regard to Sec 75 (3) any relevant National Policy Statement, National 
Environmental Standard and the Regional Policy Statement (RPS) are considered in 
Sec 32 evaluation at Appendix 'E'. 

In summary, the Request is consistent with all relevant NPS and NES and is consistent 
with and gives effect to the RPS. 

Under Sec 75 (4) there are no relevant Regional Plan considerations. Any consents 
required under the Regional Plan to give effect to the development enabled by the 
Request will be applied for at the time of subsequent subdivision and/or development. 
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7.0 Documents to Support the Request 

The following documents are appended: 

Appendix Assessment TIiie/ Author Date 

D Assessment of Paterson Pitts Limited April 2021 
Environmental Effects Partnership [Peter Dvmockl 

E Sec 32 Evaluation Paterson Pitts Limited March 2021 
Partnershio I Peter Dvmockl 

F Market/Economics Economic Assessment: March 2021 
Assessment M E Consulting (Natalie 

Hamosonl 
G Integrated Transport Carriageway Consulting April 2021 

Assessment (Andy Carr) 
Transport Assessment: 

H Soil Contamination Detailed Site Investigation: December 2020 
Assessment WSP (Elizabeth Hannonl 

I Infrastructure Assessment Paterson Pitts Limited February 2021 
Partnership !Myles 

Garmonswavl 
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Land Subject to the Request 
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Identifier 
Land Registration District 
Date Issued 

Prior References 
OT4D/343 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD 

OTSB/1137 
Otago 
15 June 1973 

Search Copy 

Estate Fee Simple 

Area 4.0469 hectares more or less 

Legal Description Part Lot 13 Deposited Plan 3194 

Registered Owners 
Molyneux Lifestyle Village Limited 

Interests 

482177 Transfer creating the following easements - 29.6.1977 at 10.03 am 

/1--
R.W. Muir 

Regisrrar-Generel 
of Land 

Type Servient Tenement Easement Area Dominant Tenement Statutory Restriction 
Store water Section 51 Block VII Storage easement A Part Lot 13 Deposited 

Convey water 

Convey water 

Convey water 

Leaning Rock Survey Transfer 482177 Plan 3194 - herein 
District - CT 
OT6A/1156 
Section 51 Block VII 
Leaning Rock Survey 
District - CT 
OT6A/1156 

Line Pipeline Part Lot 13 Deposited 
easement Diagram A Plan 3194 - herein 
Transfer 482177 

Lot I Deposited Plan Line Pipeline Part Lot 13 Deposited 
12640 - CT OT6A/ 1154 easement Diagram B Pl an 3194 - herein 

Transfer 482177 
Lot 2 Deposited Plan Line Pipeline Part Lot 13 Deposited 
12640 - CT OT6A/ 1155 easement Diagram B Plan 3194 - herein 

Transfer 482177 

Subject to a right to convey water over part marked A DP 417284 created by Easement Instrument 8206380. l -
29.6.2009 at 12:13 pm 

11667841.l Mortgage to Bruce Edward Read and Constance Mary Read - 29.1.2020 at 11 :31 am 

Transaclion Id 63093580 

Client Reference a4814 MLVL 

Search Copy Da/ed 13/01/21 2:58pm, Page 1 of l 

Register Only 
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RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD 
Search Copy 

~ 

~ 
R.W.Muir 

Registrar-General 
of Land 

Identifier 
Land Registration District 
Date Issued 

Prior References 
OT4D/343 

OTSB/1138 
Otago 
15 June 1973 

Estate Fee Simple 
Area 4.2543 hectares more or less 

Legal Description Part Lot 13 Deposited Plan 3194 

Registered Owners 
Molyneux Lifestyle Village Limited 

Interests 

482177 Transfer creating the following easements - 29.6.1977 at 10.03 am 
Type Servient Tenement Easement Area Dominant Tenement Statutory Restriction 
Store water Section 51 Block VII Storage easement Part Lot 13 Deposited 

Leaning Rock Survey diagram A Transfer Plan 3194 - herein 

Convey water 

Convey water 

Convey water 

District - CT 482177 
OT6A/1156 
Section 51 Block VII 
Leaning Rock Survey 
District - CT 
OT6A/l 156 

Line Pipeline 
easement diagram A 
Transfer 482177 

Lot 1 Deposited Plan Line Pipeline 
12640 - CT OT6A/l l 54 easement diagram B 

Transfer 482177 
Lot 2 Deposited Plan Line Pipeline 
12640 - CT OT6A/ 1155 easement diagram B 

Transfer 482177 

Part Lot 13 Deposited 
Plan 3194 - herein 

Part Lot 13 Deposited 
Plan 3194 - herein 

Part Lot 13 Deposited 
Plan 3194 - herein 

Subject to a right to convey water over part marked B DP 417284 and right to take and convey water over part 
marked C DP 417284 created by Easement Instrument 82063 80.1 - 29.6.2009 at 12: 13 pm 

Subject to a right to convey electricity (in gross) over part marked D on DP 506529 in favour of Aurora Energy 
Limited created by Easement Instrument 10659232.4 - 24.4.2017 at 4:06 pm 

1166 7841.1 Mortgage to Bruce Edward Read and Constance Mary Read - 29.1.2020 at 11 :31 am 

lra11saclion Id 63093 580 

Client Keferer,ce a4!114 MLVL 

Search Copy Dated I 3/01/21 2:59 pm, Page I of I 

Register Only 
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RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD 

Identifier OTSB/1024 
Land Registration District Otago 
Date Issued 21 June 1973 

Prior References 
OT4D/344 

Estate Fee Simple 

Area 4.1708 hectares more or Jess 

Search Copy 

Legal Description Part Lot 12 Deposited Plan 3194 

Registered Owners 
Molyneux Lifestyle Village Limited 

Interests 

482177 Transfer creating the following easements - 29.6.1977 at 10.03 am 

~~~ 
,. ~ 

. :, ~ 

~ 
R.W. Muir 

Rewstrar-General 
of Land 

Type Servient Tenement Easement Area Dominant Tenement Statutory Restriction 
Store water Section 51 Block VII Storage Easement Part Lot 12 Deposited 

Leaning Rock Survey diagram A Transfer Plan 3194 - herein 
District- CT 482177 
OT6A/l 156 

Convey water Section 51 Block VII Line pipeline Part Lot 12 Deposited 
Leaning Rock Survey easement diagram A Plan 3194- herein 
District - CT OT6A/156 Transfer 482177 

Convey water Lot 1 Deposited Plan Line pipeline Part Lot 12 Deposited 
12640 - CT OT6A/1154 easement diagram B Plan 3194 - herein 

Transfer 482177 
Convey water Lot 2 Deposited Plan Line pipeline Part Lot 12 Deposited 

12640 - CT OT6A/l 155 easement diagram B Plan 3194 - herein 
Transfer 482177 

l 1667841.1 Mortgage to Bruce Edward Read and Constance Mary Read- 29.1.2020 at 11 :31 am 

Transaction Id 63093580 

Client Reference a4814 MLVL 

Search Copy Dated 13/01121 3:00 pm, Page I of I 

Register Only 
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Identifier 
Land Registration District 
Date Issued 

Prior References 
OT4D/344 

RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD 

OTSB/1025 
Otago 
21 June 1973 

Search Copy 

Estate Fee Simple 
Area 4.0620 hectares more or less 

Legal Description Part Lot 12 Deposited Plan 3194 

Registered Owners 
Molyneux Lifestyle Village Limited 

Interests 

482177 Transfer creating the following easements - 29.6.1977 at 10.03 am 

... ~~ 
'I ' : I . {~ 

4. 
~ZE,>,\. 

~ 
R.W.Mufr 

RegistrHr-General 
oFLand 

Type Servient Tenement Easement Area Dominant Tenement Statutory Restriction 
Store water Section 51 Block VII Storage Easement A Part Lot 12 Deposited 

Convey water 

Leaning Rock Survey Transfer 482177 Plan 3194 - herein 
Di strict - CT 
OT6A/1156 
Section 51 Block VII 
Leaning Rock Survey 
District - CT 
OT6A/l 156 

Pipeline Easement A Part Lot 12 Deposited 
Transfer 482177 Plan 3194 - herein 

Convey water Lot 1 Deposited Plan Pipeline Easement B Part Lot 12 Deposited 
12640 -CT OT6A/1154 Transfer482177 B Plan 3194 -herein 

Convey water Lot 2 Deposited Plan Pipeline Easement B Part Lot 12 Deposited 
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Appendix 'C' 

Amended District Plan Map 42 
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Julia Brown

From: David Campbell
Sent: Thursday, 3 June 2021 12:04 pm
To: Ann Rodgers
Cc: Julia Brown
Subject: FW: Molyneux lifestyle village : Private Plan Change Request 

Follow Up Flag: Follow up
Flag Status: Flagged

-----Original Message----- 
From: Peter Dymock <Peter.Dymock@ppgroup.co.nz>  
Sent: Thursday, 3 June 2021 12:01 PM 
To: David Campbell <David.Campbell@codc.govt.nz>; anne.rodgers@codc.govt.nz 
Cc: rwibbotson@gmail.com 
Subject: FW: Molyneux lifestyle village : Private Plan Change Request  
 
Dear Anne  
 
Please add the below  email to the "consultation"  in the AEE  (sec 2.0) submitted with the Request  
 
Yours faithfully  
 
Peter Dymock 
 
 
 
 
 
-----Original Message----- 
From: jo Robinson <jo.hillview@gmail.com>  
Sent: Thursday, 3 June 2021 10:02 a.m. 
To: Peter Dymock <Peter.Dymock@ppgroup.co.nz> 
Subject: Molyneux lifestyle village 
 
Hi Peter, 
 
Sorry about the delay in getting back to you. I wish to formally state that I am fully in favour of the proposed intention 
for the private plan change to rezone the William Hill site to the new residential living opportunity of smaller sections. 
As you are aware I have an easement running across the proposed site. I am willing to discuss the best way to move 
forward with this so that both parties benefit for the future. 
 
I look forward to hearing from you in due course. 
 
Yours faithfully 
 
Jo Robinson 
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Julia Brown

From: David Campbell
Sent: Thursday, 3 June 2021 1:32 pm
To: Julia Brown
Cc: Ann Rodgers
Subject: FW: Molyneux lifestyle village : Private Plan Change Request : Preliminary 

Consultation
Attachments: Rail Trail letter of support.pdf

Follow Up Flag: Follow up
Flag Status: Flagged

 
-----Original Message----- 
From: Peter Dymock <Peter.Dymock@ppgroup.co.nz>  
Sent: Thursday, 3 June 2021 1:19 PM 
To: David Campbell <David.Campbell@codc.govt.nz>; Ann Rodgers <Ann.Rodgers@codc.govt.nz> 
Cc: rwibbotson@gmail.com 
Subject: FW: Molyneux lifestyle village : Private Plan Change Request : Preliminary Consultation 
 
Dear Ann  
 
Further to below email , please also include the attached letter from the Otago Central Rail Trail Trust  
 
 
Yours faithfully  
 
Peter Dymock 
 
 
 
-----Original Message----- 
From: Peter Dymock  
Sent: Thursday, 3 June 2021 12:01 p.m. 
To: David Campbell <David.Campbell@codc.govt.nz>; anne.rodgers@codc.govt.nz 
Cc: rwibbotson@gmail.com 
Subject: FW: Molyneux lifestyle village : Private Plan Change Request  
 
Dear Anne  
 
Please add the below  email to the "consultation"  in the AEE  (sec 2.0) submitted with the Request  
 
Yours faithfully  
 
Peter Dymock 
 
 
 
 
 
-----Original Message----- 
From: jo Robinson <jo.hillview@gmail.com>  
Sent: Thursday, 3 June 2021 10:02 a.m. 
To: Peter Dymock <Peter.Dymock@ppgroup.co.nz> 
Subject: Molyneux lifestyle village 
 
Hi Peter, 
 
Sorry about the delay in getting back to you. I wish to formally state that I am fully in favour of the proposed intention 
for the private plan change to rezone the William Hill site to the new residential living opportunity of smaller sections. 
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As you are aware I have an easement running across the proposed site. I am willing to discuss the best way to move 
forward with this so that both parties benefit for the future. 
 
I look forward to hearing from you in due course. 
 
Yours faithfully 
 
Jo Robinson 
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1.0 Introduction 

Section 22 of the RMA 91 requires that 

(2) where environmental effects are anticipated, the request shall describe those 
effects, taking into account [[clauses 6 and 71] of Schedule 4, in such detail as 
corresponds with the scale and significance of the actual or potential 
environmental effects anticipated from the implementation of the change, 
policy statement, or plan] 

Schedule [4) provides that the following matters taken into account with any such 
environmental assessment. 

(6) Information required in assessment of environmental effects 
(I) An assessment of the activity's effects on the environment must include the 

following information: 
a) If it is likely that the activity will result in any significant adverse effect on 

the environment, a description of any possible alternative locations or 
methods for undertaking the activity: 

b) An assessment of the actual or potential effect on the environment of 

the activity: 
c) If the activity incudes the use of hazardous installations, an assessment 

of any risks to the environment that are likely to arise from such use: 
d) If the activity includes the discharge of any contaminant, a description of -

i. The nature of the discharge and the sensitivity of the receiving 
environment to adverse effects: and 

ii. Any possible alternative methods of discharge, including discharge 
into any other receiving environment: 

e) a description of the mitigation measures (including safeguards and 
contingency plans where relevant) to be undertaken to help prevent or 
reduce the actual or potential effect: 

f) identification of the persons affected by the activity, any consultation 
undertaken, and any response to the views of any person consulted: 
if the scale and significance of the activity's effects are such that 
monitoring is required, a description of how and by whom the effects 
will be monitored if the activity is approved: 
if the activity will, or is likely to, have adverse effects that are more than 
minor on the exercise of a protected customary right, a description of 
possible alternative locations or methods for the exercise of the activity 
(unless written approval for the activity is given by the protected 
customary rights group). 

(7) Matters that must be addressed by assessment of environmental effects 
( 1) An assessment of the activity's effects on the environment must address the 

following matters: 
a) Any effect on those in the neighbourhood and, where relevant, the 

wider community, including any social, economic, or cultural effects: 
b) Any physical effect on the locality, including any landscape and visual 

effects: 
c) Any effect on ecosystems, including effects on plants or animals and 

any physical disturbance of habitats in the vicinity: 
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d) Any effect on natural and physical resources having aesthetic, 
recreational, scientific, historical, spiritual, or cultural value, or other 
special value, for present or future generates: 

e) Any discharge of contaminants into the environment, including any 
unreasonable emission of noise, and options for the treatment and 

disposal of contaminates: 
f) Any risk to the neighbourhood, the wider community, or the 

environment through natural hazards ... or hazardous installations. 

This assessment takes into account the technical reports in Attachments 'D' to 'I' of the 
Request, which form an integral part of the Request. 

2.0 Affected Persons & Consultctlon 

Letters, including a copy of the preliminary concept plan for a subdivision of the site, 
were sent out to the following owners of neighbouring properties who are considered 
to be affected persons, seeking preliminary comments on the Request: 

307 Dunstan Road A & R Kvick Yes 
Alexandra Golf Course No 

43 Waldron Road D & Y Kidd No 
231 Dunstan Road F Haldom & A O'Neill No 
66 Waldron Road R He ward & C Calhoun Yes 
40 Waldron Road I & L Gare Yes 
305 Dunstan Road K Hi No 
39 Hillview Road M &S No 
41 Waldron Road R &S Williams Yes 

Responses received are attached at Appendix 'A'. None of the responders were 
opposed to the development , but one responder requested they be connected to 
the wastewater reticulation being installed within any future subdivision of the site as 
a "reasonable compromise" . 

Several meetings were held with Council's Planning & Infrastructure staff. No 
infrastructure issues were identified by Council staff. No insurmountable planning 
impediments were raised by Council planners. A preference was expressed by the 
planners that the Request is not anti-pathetic to the outcome of the Vincent Spatial 
Plan consultation exercise. 

Aukaha and the Otego Regional Council (ORC) were emailed on 2 December 2020, 
seeking preliminary comment on the Request. No response has been received from 

the ORC. 

Responses from three ROnanga were received and are attached at Appendix A. Two 
Runanga, Te Runanga o Otakau and Hokonui Runanga, were not opposed to the 
Request, but highlighted various matters of interest to them. The Requester has no 
issues with these, however they are matters that are addressed at the subsequent 
detailed resource consent application stage to subdivide or develop the site. 
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Te Koti Huirapa ROnaka ki Puketeraki do not support the Request on the following 
grounds: 

- This Private Plan Change will result in a large subdivision. It will promote urban 
sprawl and increased residential density, which will impact on the amenity 
value of the area. 

- There are concerns around the appropriate seNicing of residential 
development at the site, particularly with regard to the potential 
contamination of ground and surface of water. 

The ROnaka's concerns over "urban sprawl and increased residential density" are 
addressed elsewhere in this AEE . With regard to servicing of the site and 
contamination of ground and surface water, wastewater from the development will 
be discharged into the Alexandra town sewer reticulation and the development will 
be connected to the Alexandra town water reticulation as outlined in the 
Infrastructure Report at Appendix J. There is no surface water within the site and all 
stormwater will be discharged to land, not water. 

All three ROnaka highlighted their cultural interest in the Mata Au and Manuherikia 
Rivers and Waikerikeri Creek. The site is remote from all three water bodies with no 
connected flow path from the site to the water bodies. Subdivision and development 
of the site will have no effect whatever on these water bodies. 

3.0 Effects Relating to Urban Land Supply & Growth. 

An economic assessment of the Request has been prepared by M E Consulting and 

is attached at Appendix F. 

In summary, the report finds that the key economic benefits arising from the proposed 

plan change include: 

• Provides housing capacity in a location of moderate market demand (i.e. in 
Outer Alexandra). Helps reduce a projected shortfall of dwelling capacity in 

Outer Alexandra in the long term. 
• Provides a greater choice of housing for households wanting to move to or stay 

in Alexandra. The plan change would deliver a lot size not otherwise provided 

for Alexandra. 
• The additional capacity, will facilitate greater ch um in the local housing market 

(which can be a stimulus for redevelopment and infill), allowing households to 
shift within wider Alexandra as their housing needs change with life stage. 

• Facilitates Alexandra's population growth, including growth of the Alexandra 
work force - supporting economic growth within Alexandra businesses and 
increasing the vibrancy of the town centre by facilitating demand for local 
shops and seNices. 
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• The development of the land at a large lot residential density, as opposed to 
operative Rural Residential or RuRA zone densities, increases the efficiency of 
dwelling growth in Outer Alexandro - reducing the consumption of the rural 
land resource for housing and helping to reduce the fragmentation of rural 
land and the dispersal of households. 

• It concentrates 60 net additional dwellings in close proximity to the current 
urban edge. The site offers potential for active transport (particularly biking 
using the Central Otago Rail Trail on the opposite side of Dunstan Road). 

• Although large lot residential properties are not targeted at 'affordable 
housing', it is relatively more affordable than most Rural Residential zone 
alternatives due to the smaller land area. The additional housing capacity will 
help (to a minor degree) alleviate rising dwelling prices and rents driven by the 
type of property delivered to the market and an imbalance between supply 
and demand across wider Alexandra compared with the status quo. 

• The plan change would enable a private landowner to bring 60 new greenfield 
sections to the market in the short-medium term - increasing the 
competitiveness of the Alexandra housing market which is effectively 
controlled by the COD Council. 

• The plan change would implement two out of three options proposed for the 
VSP -being large lot residential land use along this portion of Dunstan Road. It 
is also likely to deliver that proposed land use outcome sooner than if the site 
was reliant on a comprehensive plan change initiated by Council (i.e., will 
deliver housing benefits sooner rather than later). 

• Further, if proposed options I or 2 are adopted the VSP, development of the 
plan change site in the short-medium term may help implement the land use 
outcomes intended elsewhere along Dunstan Rood. i.e. it may stimulate the 
change in land use where zoning is intensified by giving surrounding 

landowners more confidence to subdivide and meet the market. 

The report concludes that the anticipated economic benefits of the private plan 
change will outweigh the potential economic costs. The plan change would 
positively contribute to the economic wellbeing of the Alexandra community and is 
consistent with strategic planning options being considered by Council. 

The request will therefore have positive effects on the environment in relation to urban 
land supply and population growth. 

4.0 Effects in Relation to Transportation 

The effects of the Request on associated transportation issues are addressed in the 
supporting Transport Assessment at Appendix G. The Assessment concluded as 
follows: 

• Overall it is considered that the traffic generated by the development of the 
plan change site can be accommodated on the adjacent roading network 
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without capacity or efficiency issues arising. In practice, the traffic flows on 
Dunstan Road are very low at present, and development of the site 
generates relatively little traffic, meaning that the proposed site access will 
operate under 'free flow' conditions, and Dunstan Road remains operating 
well within its maximum capacity. 

• The crash history in the vicinity of the plan change site does not indicate that 
there would be any adverse safety effects from the proposal. Dunstan Road is 
flat and straight and therefore sigh distances at the proposed site access will 
be excellent. 

• The internal roads within the site are likely to be able to comply with the 
Council's standards. Dunstan Road itself presently does not comply with the 
Council's Engineering Code of Practice, as the carriageway is 6.4m wide rather 
than the 7.0m width expected under the Code. However in practice the 
development of the site generates only one additional vehicle movement on 
the road network at the very busiest of times, and Dunstan Road is already 
lightly-trafficked, meaning that in practice the current carriageway width will 
function adequately. 

• Although there is presently only a Structure Plan proposed, it is likely that there 
will be a high degree of compliance with the transportation requirements of 
the District Plan and at this stage no non-compliances are expected. The plan 
change is also aligned with overarching strategic documents for the area. 

• Overall, and subject to the preceding comments, the plan change request 
can be supported from a traffic and transportation perspective and it is 
considered that there are no traffic and transportation reasons why the plan 
change could not be approved. 

With regard to the comments on access to Dunstan Road in Sec 8.4.4.1 of the 
Assessment, the Request proposes a rule in the District Plan such that no direct access 
to Dunstan Road or Waldron Road by any lot is possible and that all access to the site 
be from a single access onto Dunstan Road. 

5.0 Effects in Relation to Infrastructure 

The supporting infrastructure report addresses stormwater disposal, wastewater, water 
supply, reticulated utility services and roading construction. 

In summary, development facilitated by this Request is able to be serviced for 
infrastructure and no adverse effects will arise in relation to infrastructural services. 

6.0 Effects in Relation to Natural Hazards or Hazardous Installations 

A search of the Otago Regional Council's Natural Hazardous Database showed that 
the Otago Regional Council has no record of any natural hazard adversely affecting 
the site. None of the test pits excavated for the infrastructure report showed any sign 
of deleterious material. The site is flat and ground slope instability is unlikely to be an 
issue. Any engineered fills will need to be placed, compacted and certified in 
accordance with NZS4431 : 1989. This is addressed at the resource consent /land use 
consent stage of subsequent subdivision and development of the site. 

The proposed Residential Resource Area zoning of the site does not anticipate the use 
of hazardous materials or hazardous installations, as per existing District Plan Rule 
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7.3.6(ii) which requires all land use activities to be associated with the use of the site 
only for residential purposes. 

The winery to be retained will have existing use rights and the wastewater from the 
winery will be disposed of entirely within the boundaries of the winery lot , subject to a 
discharge consent from the ORC that is anticipated to include conditions of consent 
that mitigate any environmental effects. 

7.0 Effects in Relation to Soil Contamination 

The Detailed Site Investigation (DSI) prepared by WSP addresses this issue. 

The report found that, apart from a very small area of fuel spill around a former above 
ground storage tank and a small waste pit of burnt material, the site is suitable for 
residential development. 

The remedial work required is to strip the site of the small areas of fuel spill and burnt 
material in the waste pit and remove from the site to a central landfill. The waste pit 
will then be filled with certified compacted hard fill in accordance with NZS4431 : 1989 
(Code of Practice for Earth Fill for Residential Development). 

These matters are addressed at the subsequent resource consent stage, including 
provision of an approved Remedial Action Plan (RAP). Overall, there is no impediment 
to the development of the site for residential purposes from soil contamination that 
cannot be easily remediated. 

8.0 Effects on Cultural Values & Other Special Values 

So far as the Requesters are aware, the site does not contain any special ecosystems, 
natural habitats, or sites of recreational, cultural, scientific, historical or spiritual value. 

Possible disturbance of unknown cultural remains is best covered at the subsequent 
resource consent stage of developing the site by conditions of consent imposing an 
accidental discovery protocol. Possible disturbance of unknown archaeological sites 
by earthworks is governed by the requirements of the Heritage NZ Pouhere Taonga 
Act (2014). 

9.0 Discharge of Contaminants & Unreasonable Emission of Noise 

Wastewater will be discharged to the Council reticulation and stormwater direct to 
land within the site. The residential zoning of the site will ensure that there will be no 
emission of unreasonable noise from the site. Noise emission is governed by existing 
District Plan Rule 12.7.4. As previously stated, Wastewater from the winery will be 
discharged to ground entirely within the confines of the winery lot. 

10.0 Landscape Effects 

The land subject to this Request is in an "Other Rural Landscape" (ORL), the third tier 
landscape classification in the District Plan, being less sensitive than an Outstanding 
Natural Landscape (ONL} or a Significant Amenity Landscape [SAL). Public views of 
the site are available from the immediately adjoining Dunstan & Waldron Roads. 
Because the site is flat and located in a flat landscape, distant views of the site are 
limited. Future residential development on the site will also be visible from 
neighbouring rural lifestyle properties, the Rail Trail and the Alexandra Golf Course. 
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The Request provides for approximately 60 "large lot" residential sections of a 
minimum lot size of 2000m2• 

The attached plan at Appendix 'B' illustrates one possible option for the ultimate 
development of the site, were it to be subdivided to the maximum theoretical lot yield. 
Note that the Requester intends for the two existing dwellings on site to remain and 
for the winery to remain in operation. This will also require relocation of the winery 
waste disposal field, hence the larger (7000m2) size of the winery lot. 

Judging by similar "large lot" areas elsewhere in the District, it can be expected that 
the lots will contain large standalone single-story dwellings with generous garaging 
and extensive irrigated landscaping and other accessory buildings such as large 
sheds/workshops/lofts etc. On-site boat/caravan/motorhome storage is also a 
feature of these areas. 

The inevitable result of the re-zoning of the site will therefore be a change from a 
predominately open rural aspect to that of a more urban character albeit with 
generous spacing and separation of dwellings and larger trees than normaHy prevail 
in higher density residential resource areas. Fig 1 below shows the appearance of the 
RRA [6) "large lot" zone in Cromwell (Bell Avenue). 

A more "softer" semi-rural look to the development can be anticipated with grassed 
swa\es instead of a hard "kerb and channel" edge to road carriageways, street trees 
and no street-lighting or footpaths. 
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Landscape effects cannot therefore be avoided, but they are not necessarily adverse 
and will be mitigated by the semi-rural "large lot" nature of the development. 
Landscape change is inevitable if suitable developed land is to be made available 
to provide for the future growth of Alexandra. 

In time, similar development will occur along Dunstan Road extending from the 
current town boundary to this site, as anticipated by the Vincent Spatial Plan. 

It is concluded that the positive effects of this proposal in providing for the future 
growth of Alexandra in a matter that satisfies the demand for "large lot" residential 
living not provided for in the current District Plan outweigh any minor adverse effects 
on landscape values. 

11.0 Effects in Relation to the Land Resource 

The site identified on Landcare Research's land use capability database as having 
"severe limitations for arable or cultivation" {i.e. equivalent to the former "Class IV" 
Land Inventory Unit). See attached map at Appendix 'C'. There is no indication that 
the land subject to this Request is suitable for horticultural development. 

The site is within the lowest rainfall area in New Zealand (350-450mm/annum) and the 
realisation of any productive potential of the land resource is totally dependent on a 
suitable irrigation supply. 
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The site was formerly occupied by the "William Hill" vineyard, but this proved to be 
uneconomic, and the vineyard went into receivership and has since had to be 
removed. The site was formerly irrigated from the Manuherikia Irrigation Scheme, but 
this no longer applies and there are, in any case, no easements to convey and store 
water from the scheme's head race in Hillview Road through adjoining properties to 
the site. The Requester has made strenuous efforts to obtain these easements, to no 
avail. 

The Requester has a 80m3/day (0.9 litres/sec) water right from the Otago Regional 
Council to take water from an on-site bore (RM 2001.148). According to the ORC's 
"Aqualinc Report" (Guidelines tor Reasonable Irrigation Requirements in the Otago 
Region - C15000 dated 2017/07/24), this is sufficient in this location to irrigate only 
l .5ha of stone fruit, 3.3ha of grapes or 1 .5 ha of pasture/crops. 

However, this does not take into account the fact that the bore pump cannot 
operate continuously 24 hours/day, every day. A higher instantaneous rate of take is 
therefore required to apply the same amount of water per day. Therefore, a more 
realistic figure is 1 .Oho of stone fruit and pasture and 2.5ha of grapes. In addition, 
there has to be an allowance for frost fighting as any frost fans located on this site 
would not comply with the permitted activity rules of the District Plan. Frost fighting 
typically requires an application rate of 5mm per hour for a 6-hour frost duration. This 
amounts to some 300m3 per ha at a rate of l 4L/s. The applicant's total take 
allowance is only 80m3 /day at a maximum rate of 4.25L/s 

These small irrigable areas are simply not a realistic economic proposition with the 
water right the Requester holds out of the onsite bore. 

The existing zoning of the site (Rural Residential) also pre-supposes that the 
predominate use of the site will be for residential purposes, as evident by similar 
properties fronting Dunstan Road, none of which are subject to any significant 
productive use. The site can be subdivided into 8 rural residential a llotments (more if 
an element of staging was used) as a controlled activity under its existing zoning and 
it is very unlikely that any significant commercially viable productive use would be 
made of these lots, even if there was a suitable irrigation supply. Given how close such 
lots would be to Alexandra . plus the lack of an irrigation supply, residential use would 
be the primary activity on them. 

It is considered that the Request will have limited effect in terms of maintaining the 
capability of any productive land resource. 

12.0 Effects on Adjoining Properties 

The only productive land use in the vicinity is a vineyard across from the north- west 
corner of the site. However, this is well separated from the site by Dunstan Road and 
the Rail Trail with intervening large pine trees on the Rail Trail and on the Golf Course. 

Reverse sensitivity is unlikely to be an issue. The Rural Amenity Values enjoyed by 
residents of Dunstan and Waldron Roads will be affected to some extent. However, 
such effects are inevitable where rural land in close proximity to an existing urban area 
is released for residential subdivision and development. The Requester believes that 
it is an unrealistic expectation for such residents that their land will remain rural in 
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perpetuity, given the demand for land for housing consequent upon an increasing 
population. 

A restrictive "no complaints" private covenant will be registered on all titles for 
residential lots within the development in favour ot the winery lot, which will address 
any reverse sensitivity issues with a commercial winery operation located in a 
residential resource area. 

13.0 Conclusion 

In summary, the Request will have no significant adverse effects on the environment. 
Any adverse effects are less than minor, have been recognised and their avoidance 
or mitigation has been provided for in the Request. 

The net effects of the Request are, on balance, overwhelmingly positive. 
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• Aul<aha 

23 April 2021 

Paterson Pitts Group 
PO Box 84 
CROMWELL 9342 

Attention: Peter Dymock 

Preliminary Statement- Molyneux Lifestyle Village Ltd 
Private Plan Change 
Dunstan Road, approximately 1km north of the Alexandra Town boundary- Alexandra 

In regards to information received 2 December 2020. We have reviewed the information supplied to date, 
which at this stage of the project is limited. Our preliminary comments are as follows: 

For Te RCmanga o Otakou and Hokonui RCmanga issues would most likely focus on: 

• 

• 
• 

• 
• 

, 

Management and mitigation measures to be considered for archaeological/cultural heritage values 

in the surrounding area. 
Management and mitigation measures to be taken on sediment run-off during any earthworks. 1 

Management and mitigation measures to be taken on effects to any waterway ie. water quality and 
• I 

quantity. · 
Management of excess excavated material. 
Management and mitigation measures to be taken on effects to the vegetation in the proposed area 

of works. 
Management and mitigation measures to be taken regarding the visual and environmental impact of 

the cultural landscape. 
Management and mitigation measures to be considered for ecological restoration and revitalisation 

of local native bird populations. 

The site is in the vicinity of the Mata-au/Clutha River which is a statutory acknowledgement area. The Mata­
au itself is significant as a mahika kai. a means of transport and for the relationship between those living 
there and the water. The ability to provide highly valued food to visitors was, and remains, important for 
the mana for local manawhenua. The river itself was an important trail, providing direct access into Lakes 
Wanaka, Hawea and Wakatipu/Whakatipu-wai-maori from coastal Otago. 

The nearby Manuherekia/Manuherikia River is significant as a kainga nohoanga and kainga mahinga kai, 
particularly for tuna (eels), amongst many other species. 

Waikirikiri/Waikerikeri Creek and Kamoanahaehae (the junction of the Mata-au and Manuherekia) are also 

significant nearby water bodies. 

Aukaha 
Level 1, 258 Stuart Street, P O Box 446, Dunedin 9054, New Zealand 

Phone - 03 477 0071 
info@aukaha.co.nz www.aukaha.co.nz 



Te Runanga o Otakou and Hokonui Runanga would request that the following recommendations be added 
to the archaeological assessment for an archaeological authority: 

• If any Maori material is discovered, NZHP will assist Molyneux Lifestyle Village Ltd in contacting all 
relevant parties, including HNZPT and mana whenua. If any Taoka Tuturu are uncovered, they will, 
prima facie, belong to the Crown. NZHP, in collaboration with mana whenua, shall submit them for 
custody until such time as traditional or actual ownership is determined, with an appropriate 
institution or kaitiaki. 

• A manawhenua representative or archaeologist approved by Te Runanga Otakou, Kati Huirapa 
Runaka ki Puketeraki, and Hokonui Runanga should be contacted and be present should any 
archaeological finds of Maori origin be uncovered. 

Please note that this reply is made without prejudice, and should not be seen as written approval. 
The Runanga reserves the right to reconsider its position in light of additional information and/or research. 

Thank you for seeking our feedback at this early stage and encourage consultation throughout the 
development of the above proposal. 

Naku noa, na 

Tania Richardson 
Consents Officer 

cc Te Runanga o Otakou 
Hokonui Riinanga 



HER.ITAGE NEW ZEALAND 
POUHERE TAONGA 

Heritage New Zealand Pouhere Taonga Accidental Discovery Protocol 

This protocol does not apply when an archaeological authority issued under the Heritage New 

Zealand Pouhere Taonga Act 2014 is in place. 

Under the Heritage New Zealand Pouhere Taonga Act (2014) an archaeological site is defined as any 

place in New Zealand that was associated with human activity that occurred before 1900 and 

provides or may provide, through investigation by archaeological methods, evidence relating to the 

history of New Zealand. For pre-contact Maori sites this evidence may be but is not limited to, 

bones, shells, charcoal, stones etc. In later sites of European/Chinese origin, artefacts including but 

not limited to bottle glass, crockery etc. may be found, or evidence of old foundations, well, drains, 

or similar structures. Burials/koiwi tangata may be found in association with any of these cultural 

groups. 

In the event that an unidentified archaeological site is located during works, the following applies; 

1. Work shall cease immediately at that place and within 20m around the site. 

2. The contractor must shut down all machinery, secure the area, and advise the Site 

Manager. 

3. The Site Manager shall secure the site and notify the Heritage New Zealand Regional 

Archaeologist. Further assessment by an archaeologist may be required. 

4 If the site is of Maori origin, the Site Manager shall notify the Heritage New Zealand 

Regional Archaeologist and the appropriate iwi groups or kaitiaki representative of the 

discovery and ensure site access to enable appropriate cultural procedures and tikanga 

to be undertaken, as long as all statutory requirements under legislation are met 

(Heritage New Zealand Pouhere Taonga Act, Protected Objects Act). 

5. If human remains (koiwi tangata) are uncovered the Site Manager shall advise the 

Heritage New Zealand Regional Archaeologist, NZ Police and the appropriate iwi groups 

or kaitiaki representative and the above process under 4 shall apply. Remains are not to 

be moved until such time as iwi and Heritage New Zealand have responded. 

6. Works affecting the archaeological site and any human remains (koiwi tangata) shall not 

resume until Heritage New Zealand gives written approval for work to continue. Further 

assessment by an archaeologist may be required. 

7. Where iwi so request, any information recorded as the result of the find such as a 

description of location and content, is to be provided for their records. 

8. Heritage New Zealand will advise if an archaeological authority under the Heritage New 

Zealand Pouhere Taonga Act 2014 is required for works to continue. 



It is an offence under S87 of the Heritage New Zealand Pouhere Taonga Act 2014 to modify or 

destroy an archaeological site without an authority from Heritage New Zealand irrespective of 

whether the works are permitted or consent has been issued under the Resource Management Act. 

Heritage New Zealand Archaeologist contact details: 

Nikole Wills 
Regional Archaeologist Otago/Southland 
Heritage New Zealand 
PO Box 5467 
Dunedin 
Ph. +64 3 470 2364, mobile 027 240 8715 
Fax. +46 3 477 3893 
nwills@heritage.org.nz 



Peter Dymock 

From: 
Sent: 
To: 
Subject: 

Hi Peter 

Robert & Annette Kvick <kvick@xtra.co.nz> 
Tuesday, 12 January 2021 9:35 p.m. 
Peter Dymock 
"William Hill" 

Thanks for the information and plans concerning the William Hill site. 

We think the proposed subdivision looks good and strongly recommend that the subdivision goes ahead, Alexandra 

needs progress. 

Regards 

Rob & Annette Kvick 
Alexandra 
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Peter Dymock 

From: 
Sent: 
To: 
Subject: 

Hi Peter 

Kate Colhoun <krhcheyward@gmail.com> 
Sunday, 31 January 2021 8:58 a.m. 
Peter Dymock 
Re: Proposed Private Plan Change - "William Hill" Site - Molyneux Lifestyle Village 

Ltd. 

Thank you for the opportunity to give feedback on the proposed plan change request. We believe the current 
zoning of rural residential is appropriate for the area and we would not support a zone/plan change in respect to 

Molyneaux lifestyle village. 

Best wishes 
Richard Heyward and Kate Colhoun 

1 



Peter Dymock 

From: 
Sent: 
To: 
Cc: 
Subject: 

Hi Peter 

Ian Gare <ianandlyndagare@gmail.com> 
Friday, 12 March 2021 11:49 a.m. 
Peter Dymock 
rwibbotson@gmail.com 
Proposed William Hill Subdivision 

I wanted to send you through an email with our thoughts on the proposed William Hill subdivision as an immediate 
neighbour. 

After reviewing the plans we are very much in support of the proposal as it stands and would strongly recommend 
that the subdivision progresses. 

Our belief is that this subdivision fills a great need in the Alexandra community that has struggled with section 
availability over the last several years. It also sits in a niche part of the market that is currently not available in which 
families want larger residential sections that still have a close proximity to the township. The location of the 
subdivision adjacent to the rail trail and golf course would be extremely attractive to many and would reduce the 
vehicle movements that we are getting from some of the far reaching rural subdivisions currently being undertaken. 

Kind Regards 

Ian & Lynda Gare 
40 Waldron Road, Alexandra 
027 505 4114 
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Peter Dymock 

From: 
Sent: 
To: 
Cc: 
Subject: 

To Whom it may concern, 

Simon Williams < simon_williams@ais.com.sg > 
Saturday, 30 January 2021 5:33 p.m. 
Peter Dymock 
Rebecca Rodgers 
Proposed Private plan change 

In reply to our thoughts on a proposed private plan change on the William Hill site in close proximity to our property 

at 41 Waldron Road. 

The reason we bought property here was the fact that it was semi-rural and more of a lifestyle block that would be 
quieter than living in town. The proposal of building a significant number of houses neighboring our property will 

definitely change this. 

We are also unsure of the impact this might have on the value of our property moving forward as it would no longer 

have the appeal of a lifestyle block when it would be close to a residential area. 

However, while we also don't oppose progress in the area, we would be impacted by this proposal. 

As a close neighbour we would like you to consider the possibility of providing us access and connection to your 
sewage and water system that will be established. We think that connecting us to the systems you put in place for 

the subdivision would be a fair compromise in this instance and would be interested in hearing your thoughts 

around this. 

Thanks, 

Simon & Rebecca Williams 

1 
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1.0 Introduction 

The Request needs to be evaluated in accordance with Sec 32 of the Resource 
Management Act 1992. Sec 32 states: 

"32 Requirements for preparing and publishing evaluation reports 

( 1) An evaluation report required under this Act must -
(a) Examine the extent to which the objectives of the proposal being evaluated are 

the most appropriate way to achieve the purpose of this Act; and 
(b) Examine whether the provisions in the proposal are the most appropriate way to 

achieve the objectives by-
(i) Identifying other reasonably practicable options for achieving the 

objectives; and 
(ii) Assessing the efficiency and effectiveness of the provisions in achieving 

the objectives; and 
(iii} Summarising the reasons tor deciding on the provisions; and 

(c) Contain a level of detail that corresponds to the scale and significance of the 
environmental, economic, social, and cultural effects that are anticipated from 

the implementation of the proposal. 

(2) An assessment under subsection ( 1 )(b)(ii) must -
(a) Identify and assess the benefits and costs of the environmental, economic, social 

and cultural effects that are anticipated from the implementation of the 
provisions, including the opportunities for -
(i) Economic growth that are anticipated to be provided or reduced; and 
(ii) Employment that are anticipated to be provided or reduced; and 

(b) If practicable, quantify the benefits and costs referred to in paragraph (a); and 
(c) Assess the risk of action or not acting if there is uncertain or insufficient information 

about the subject matter of the provisions. 

(3) If the proposal (an amending proposal) will amend a standard, statement, regulation, 
plan, or change that is already proposed or that already exists (an existing proposal), 

the examination under subsection (I) (b) must relate to -
(a) the provisions and objectives of the amending proposal: and 
(b} the objectives of the existing proposal to the extent that those objectives -

(i) are relevant to the objectives of the amending proposal: and 
(ii) would remain if the amending proposal were to take effect ... " 

The objectives of the Request are: 

• To re-zone the site to provide sufficient "large lot" residential development capacity 
to satisfy the reasonably foreseeable demand for such housing in the Alexandra area. 

• To provide for larger section of sizes to enable choice of housing typologies to cater 
for changing demographics and market preferences, which is not currently well 
provided for in the District Plan for the Alexandra area. 

• To retain flexibility to respond to changing market place preferences in an efficient 

manner. 
• To provide for a high level of residential amenity and a safe and efficient transport 

network that integrates well into the existing Alexandra Township. 
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2.0 Options for Achieving the Objectives of the Request 

There are a number of options to achieve the objectives of the Request which are outlined 
and discussed below 

Potential Options Discussion 

Do nothing: Retain the Rural-Residential This option would require resource consents to 
zoning of the site achieve the objectives of the Request. This 

creates the following costs: 
(a) Non-complying subdivision and land use 
consents would be required to breach almost 
all of the Rural Resource Area Rules for 
residential activity. 
(b) This would create significant transaction 
costs for applicants and an administrative 
burden for Council which would be incurred 
repeatedly and be extremely inefficient for 
achieving the objectives of the Request. 
(c) Uncertain outcomes from numerous, public 
processes. 
This potential option is not reasonably practical, 
has already been rejected by Council under a 
previous resource consent application and will 
not be considered further in this evaluation. 

Await Council District Plan Review The Central Ota go District Plan is due for review 
and on option may be to await the review and 
then submit requesting suitable zoning for the 
site. 
(a) There is no firm timetable for this review and 
it is now unlikely to happen given the pending 
repeal and replacement of the RMA91. 
(b) Council initiated changes to the Operative 
District Pion consequent upon the Vincent 
Spatial Plan may be years away. 
Given the market circumstances, the pressure 
on the Alexandra housing market, the 
Requestor wishes to proceed with its re-zoning 
proposal now, rather than wait for Council's 
initiated plan changes. 
Accordingly, this option will not be considered 
further in this evaluation. 

Request a Private Plan Change that seeks to This option is potentially efficient as it utilises and 
rezone the site to an existing resource area, modifies an existing resource area (the 
subject to modifying the zoning provisions to Residential Resource Area) within the District 
enable site specific requirements. Plan. 

This option is reasonably practical and is 
considered further below. 

Request a Private Plan Change to create an This option is for a "Master planned'' form of 
entirely new resource area with bespoke development 
planning provisions. This option may have some advantages and is 

considered further below. 

Based on the evaluation above, the potential options that are reasonably practical and 
worth considering further are: 
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Request a Private Plan Change to change the zoning of the site to an existing 
resource area and to modify the zoning provisions (policies and rules) of the 
resource area to enable site-specific requirements. 

Request a Private Plan Change to create a new bespoke resource area. 

3.0 Evaluation of the Costs & Benefits of the Preferred Options 

Option 1: Re-zone the site with an existing zone (Residential Resource 
Area) 

Benefits * The existing zoning is well understood and can be easily 
implemented. 

* Compatible with the existing zoning provisions in the District Plan. 

* Provides flexibility to respond to changing market and social and 
economic preferences. 

* Provides for a ranae of housina stvles and laraer lot sizes. 
Costs * Provides less certainty to Council and community as to the 

outcome of develooment of the site. 
Efficiency * Only minor amendments required to District Plan, therefore less 

costs to Council and requester. 

* Avoids over-comolicatina the District Plan. 
Effectiveness * Simple and effective method of achieving the objectives of the 

Reau est. 
Risk of acting (or * By not acting, there is the risk that the land ownership would be 
not acting) fragmented by further rural - residential development of the site 

which would be a lost opportunity to achieve a more efficient 
and effective use of the land and infrastructure resources. There 
is no sianificant risk with oroceedina with the Reauest. 

Option 2 : Re-zone the site with a bespoke zoning 

* Providing some certainty to Council and Community as the out 
Benefits come of the development of the site, typically by way of a 

"masterolan". 

* Expensive to implement for both the Council and the Requestors 
Costs requiring detailed design at the outset. 

* Does not respond well to changing market preferences and 
socio-economic conditions which can often require further plan 
changes, and/or non-complying resource consents to implement. 

* Users of the plan mav be unfamiliar with the besooke orovisions. 
Efficiencv * Comolex changes required to District Plan. 
Effectiveness * Can be an effective way of achieving the objectives of the 

Reau est. 
Risk of acting * As above. 
(or not actinal 

On balance, it is considered that the most preferable option is to request a Private Plan 
Change to change the zoning of the site to the District Plan's existing Residential Resource 
Area with minor modifications to the rules and objectives to enable site-specific requirements 

to be met. 

4.0 Evaluation of the Request Against the District Pion's Objectives and 
Policies 

Sections 6 & 7 of the District Plan has a number of objectives and supporting policies that are 
relevant to the proposed change: 
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It is proposed that these existing objectives and policies be retained with only a minor 
amendment to an existing policy. An evaluation of the Request against these provisions 
follows. 

4.1 Objectives 

Obj6.3. I 

Obj 6.3.2 

Obj 6.3.3 

Objl.1.1 

Obj 7.1.2 

Obj 7.1.3 

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 wellbeing and for their health and safety; and 

/b) Meet the present and reasonably foreseeable needs of these peop le and 
comm unities. 

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. 

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. 

Maintenance of Residential Character 

To manage urban growth and development to maintain and enhance the built 
character and amenity values of those parts of the district that have been identified 
as the Residential Resource Area as well as the social, economic and cultural 
wellbeing, and health and safety of the residents and communities within those 
areas. 

Protection of Uvinq Environment 

To manage the use of land to promote a pleasant living environment by ensuring 
that adverse effects of activities are avoided, remedied or mitigated, while 
accommodating appropriate change at the interface with other resource areas. 

Management of Change 

To recognise that it is inevitable that the use of land shall change over the period 
of this plan and beyond in order to enable the community to provide for its 
wellbeing. The process of change can occur randomly within the various resource 
areas but will be most obvious at the interface between different resource areas. It 
is a purpose of this plan to manage that change. 

The Request will enable the people and community of Alexandra to provide for their wellbeing 
by increasing residential capacity to meet the needs of the growth of Alexandra. The request 
will enable larger lot sizes for the community to access residential property relative to their 
needs, an option of which is not currently well provided for in the District Plan. An increase in 
residential capacity will go some way to addressing the shortage of housing supply, a factor 
(but far from the only one) impacting on housing affordability in Alexandra. 

The Request successfully manages change at the interface with the Rural Residential Resource 
Area. 
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4.2 Policies 

Pol 6.4. I Maintenance of Quality of Ufe Within Urban Areas 

Pol 6.4.2 

Pol 7.2.1 

To maintain and, where practicable, enhance the quality of life for people and 
communities within the district's urban areas through: 

(a) Identifying and providing for a /eve/ of amenity which is acceptable to the 
community; and 

/b) Avoiding, remedying or mitigating the adverse effects on the community's 
socio/, economic and cultural we/!being and health and safety which may 
result from the use, development and protection of natural and physical 
resources, and 

(c) Recognising that change is inevitable in the use of land to enable the 
community to provide for its wellbeing 

Expansion of Urban Areas 

To enable the expansion of urban areas or urban infrastructure in a manner that 
avoids, remedies or mitigates adverse effects on: 

{a/ Adjoining rural areas. 
(b/ Outstanding landscape values. 
{c) The natural character of water bodies and their margins. 
(d) Heritage values 
(e) Sites of cultural importance to Kai Tahu ki Otago. 
ff) The integrity of existing network utilities and infrastructure, including their 

safe and efficient operation. 
(g) The life supporting capacity of land resources. 
(h) The intrinsic values of areas of significant indigenous vegetation and 

habitats of significant indigenous fauna. 

Residential Character 

To ensure that the character and amenity values of residential areas are p rotected 
by ensuring that the adverse effects of: 

(a) Excessive noise including noise associated with traffic generation and night­
time operations, 

(b) The generation of traffic over and above that norma!ly associated with 
residential activities and in particular heavy vehicles, and demand for 
parking, 

(c} Glare, particularly from building finish, and security lighting, 
{d) Structures at the street frontages that do not complement the character 

and/or scale of development in the neighbourhood, 
(e) A reduction in privacy, access to daylight and sunlight 
(fl A reduction in visual amenity due to excessive signage large areas of hard 

standing surfaces, and the storage of goods or waste products on the site, 
{g) The generation of odour, dust, wastes and hazardous substances, 
(h) The use and/or storage of hazardous goods or substances, 
(i} The loss of a sense of amenity, security and companionship caused by non­

residential activities are avoided, remedied or mitigated. 

7.2.2 Amenity Values 

To ensure that the amenity values of residential sites, including privacy and ability to access 
adequate daylight and sunlight, are not significantly compromised by the effects of 
adjoining development. 
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7.2.6 Safety and Efficiency of Residential Roads 

To require appropriate access and on-site parking to ensure that the amenity of 
neighbouring properties and the safe and efficient operation of roads is maintained while 
acknowledging that these requirements may be relaxed where this will result in retention of 
a heritage item or site that would otherwise be lost. 

7.2. 7 Residential Resource Areas f 1 I - f 14/ 

The addition of reference to the proposed RRA(l4) sub-zone is necessary to provide policy support 
to the Request. 

The rules that give effect to these policies will remain unchanged, apart from minor site specific 
modifications. This will ensure compliance with Policies 7.7.15, 7.2.2 & 7.26. 

In summary, the Request complies with and gives effect to the District Plan's relevant 
objectives and policies. 

5.0 Evaluation of the Request's Methods & Rules 

Plan Provision/Rule Discussion 

7.3.3 (1) {c) Addition to this rule to provide that This rule is required to give effect to the 
the minimum lot size is the [RRA(l 4)] subzone is objectives of the Request. 
2,000m2 

7.3.6 (Ill) {c) Addition to this rule to provide for 
all side yards in the [RRA ( 14)] sub zone to be 3 
metres. 

7.36 (vi) Addition to this rule to provide that no 
residential lots in the [RRA ( 14)] sub zone shall 
have direct access to Dunstan Road & 
Waldron Road. 

The objective of "large lot" residential 
developments is to provide for more spacious 
areas of land around dwellings and to provide 
a greater degree of separation of dwellings 
and privacy, than prevails in standard low, 
medium and high density residential 
developments. A larger side minimum yard 
gives effect to this and is consistent with other 
"large lot" residential zones elsewhere in the 
district. 
This rule is required to preserve the safety and 
efficiency of Dunstan Road, a rural arterial 
road, by reducing access onto Dunstan Road 
to a single entry point and not increasing usage 
of the Dunstan Road/Waldron Road 
intersection. 

6.0 

6.1 

Evaluation of the Request under Notional Planning Instruments 

National Policy Statements 

The following National Policy Statements (NPS) are in effect: 

- NPS on Urban Development Capacity 
- NPS for Freshwater Management 
- NPS for Renewal Electricity Generation 
- NPS on Electricity Transmission 
- NZ Coastal Policy Statement 
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With a population of under 6,000 Alexandra is not an "urban environment", as defined in the 
NES on Urban Development Capacity (2016) as "an area of land containing, or intended to 
contain, a concentrated settlement of 10,000 people or more and any associated business, 
land, irrespective of local authority and statistical boundaries". 

Nevertheless the NES is of some peripheral relevance as it does reinforce Council's function 
under Sec 31 ( l) (aa) RMA91 for "the establishment, implementation and review of objectives, 
policies and methods to ensure that there is sufficient development capacity in respect of 
housing and business land to meet the expected demands of the district". (my underlining). 

There is no other NPS relevant to this Request. 

6.2 National Environmental Standards 

The following National Environmental Standards (NES) are in effect: 

- NES for Air Quality 
- NES for Sources of Drinking Water 
- NES for Telecommunication Facilities 
- NES for Electricity Transmission Facilities 
- NES for Assessing and Managing Contaminants in Soil to Protect Human Health 
- NES for Plantation Forestry 

The NES for Air Quality makes the Otago Regional Council responsible for managing air 
qualify under the RMA 91 and the Central Ota go District Council responsible for issuing 
permits for qualifying solid fuel heaters in air sheds l & 2 under the Regional Plan: Air. The site 
is not within either air shed ( 1) or air shed (2). 

The NES for Assessing and Managing Contaminants in Soil 1o Protect Human Health has been 
dealt with under the Preliminary & Detailed Site Assessments at Appendix 'H'. 

In summary, there will be no risk to human health from soil contamination by subdivision and 
development of the site. 

There is no other NES relevant to this Request. 
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Evaluation of the Request under Regional Planning Instruments 

Regional Policy Statement 1998 

The Regional Policy Statement 1998 was fully revoked as of 15 March 2021. 

7.2 Partially Operative Regional Policy Statement 2019 IPRPSl 

The objectives and policies of the PRPS are addressed as follows: 

Objectives and Policies Cornrnen1/ Analysis 
2.1 to 2.2 {Kai Tahu values and interests) 

3.1 to 3.2 (Functions and values of Otago's 
ecosystems and natural resources) 

4.1 (Risk that natural hazards pose lo 
Otago's communities ore minimal) 

4.3 (infrastructure managed and developed 
In a sustainable wavl 
4.5 (urban growth and development is well 
designed, occurs in a strategic and co­
ordinated way and Integrates etfecllvely 
wtth adjoining urban and rural environments) 

Sec 32 Evaluation 10 

The PRPS requires that Kai Tahu values and 
interests are recognised and kaitiakitaka is 
expressed. Discovery protocols can best be 
put in place at the subsequent resource 
consent stage to develop the site. The site is 
not subject to any statutory 
acknowledgement in the Ngai Tahu Claims 
Settlement Act 1998. Kai Tahu ki Otego will 
be notified of the Plan Change and will have 
further oooortunitv to submit. 
The site does not contain any significant 
natural ecosystems and habitats of 
indigenous species, fresh water bodies or 
wetlands. 
The site is not in an area of outstanding 
natural features or landscapes. 
The site is not within land classified as landuse 
capability I, II and lll(e) in accordance with 
the NZ Land Resource Inventory and does 
not contain a significant soil resource. 
Any significant use of the site for primary 
production cannot be realised due to the 
absence of a suitable source of irrigation 
water. 
A search of the Otago Regional Council's 
Natural Hazards Database shows that the 
site is not subject to any natural hazard. It 
enables increased development within a site 
that is not hazard prone and does not pose 
a risk to ecosystem values. It does not 
compromise the safety of the loca l road 
network. It contributes to Alexandra's 
resilience by providing more choice in 
housing options. The site is flat and not flood 
prone. The proposal does not increase the 
risk or the consequences of risk of natural 
hazards affecting human life, infrastructure 
and orooertv. 
The site will be connected to the Council 
water and wastewater reticulations 
The Plan Change enables development that 
can integrate effectively with the adjoining 
urban and rural environments, to ensure 
there is sufficient housing land development 
capacity. All necessary infrastructure is, or 
will be, in place to enable residential 
development of the site. The site is underlain 
by a considerable depth of highly 
permeable Qlacial out wash □ravels which 
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will facilitate direct disposal of stormwater to 
ground, in compliance with low impact 
desion principles. 

4.6 Hazardous substances, contaminated A OSI has been provided with the Request 
land and waste materials do not harm and confirms the site is suitable for residential 
human health or the quality of the activity. As the proposed zone is for 
environment in Otago. residential purposes only, there will be no 

potential for storage, use or transportation of 
hazardous substances. 

8.0 Evaluation of the Request Against the Kai Tahu ki Otago Natural 
Resource Management Plan (2005) 

Section 3 of the Operative District Plan puts in place the framework within which issues of 
concern to Kai Tahu ki Otago in the context of the Act are recognised and provided for in the 
Central Otago District. Policy 3.4.l of the Operative District Plan explicitly recognises the 1995 
version of the lwi Management Plan as the principal resource management reference 
planning document for the Central Otago District. 

To the extent that the Request is simply applying an existing (residential) zoning provision to the 
site, the District Plan already incorporates consideration of issues of concern to Kai Tahu on 
any subsequent subdivision development of the site. 

Alexandra is located within the Clutha-Mata-au Catchment, and this is described at Section 
l 0.1 of the 2005 Management Plan as: 

"The Clutha/mata-au Catchment centres on the C/utha/Mata-au River and includes all sub 
catchments within this main Catchment. 

Wai Maori Issues: 
Land Use: 

• Lack of retie u/ated community sewerage schemes. 
• Existing sewage schemes are not effectively treating the waste and do not have the 

capacity to cope with the expanding population. 
• Land use intensification, for example dairying in the Poumahaka Catchment. 
• Increase in the lifestyle farm units is increasing the demand for water. 
• Sedimentation of waterways from urban development. 

Policies: 

Land use: 

9. To encourage the adoption of sound environmental practices, adopted where land use 
intensification ace urs. 
! 0. To promote sustainable land use in the Clutha-Mata-au Catchment. 
11. To encourage all consents related to subdivision and lifestyle blocks are applied for at the 
same time including, land use consents, water consents, and discharge consents. 
12. To require reticulated community sewerage schemes that have the capacity to 
accommodate future population growth. 

10.3 WAHi TAPU 

10.3. 1 Wahi Tapu in the Clutha/mata-au Catchments 
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There are a range of wohi tapu, but physical resources such as mountain tops, springs and 
vegetation remnants are other examples. Urupo and some significant sites of conflict are 
located all along the Clutha Mata-au River. 

10.3.3 Wahi Tapu Policies in the Clutha/Mata-au Catchment 

1. To require that wohi tapu sites are protected from further loss or destruction 
2. To require accidental discovery protocols for any earth disturbance activities. 

The Mata-au/Clutha River is also an area of statutory acknowledgement in schedule 11 RMA 91 
(Ngai Tahu claim Settlement Act 1998). 
The site will connect to reticulated wastewater and water services that have the capacity to 
accommodate the growth. All stormwater will be disposed of direct to ground within the 
confines of the site and the site is not adjacent to the Mata-Au/Clutha River. No water take 
consents will be required to subdivide and develop the site. There is no known waahi tapu 
associated with the site. An accidental discovery protocol can be imposed by resource 
consent conditions. 
The Request therefore accords with the issues, objectives and policies of the Management 
Plan. 

9.0 Evaluation of the Request Against the Otago Southland Regional Land 
Transport Plan 

The Request fully complies with the long-term strategic objectives of the Plan in that: 

- Alternative transport modes are available by the Rail Trail (cycling and walking) within 
l km of the Alexandra township (the Plan provides that 10km for cycling and walking 
and 2km for walking is considered to be the normal limit for these transport methods). 

- A suitable intersection onto Dunstan Road will provide for reliable, resilient and safe 
access to the network. Section (8.2) of the Transport Assessment in Appendix G also 
concludes that the Request complies with the Regional Land Transportation Plan. 

10.0 Evaluation Against the Vincent Spatial Plan (VSP) 

The VSP is not a statutory instrument and can therefore have limited application to the 
consideration of this Request. Nevertheless, it does indicate the strategic direction to 
accommodate growth in the Clyde Alexandra area envisaged by Council and the 
community. 

Options ( l) & (2) of the YSP released in December 2020 identify Dunstan Road as suitable for 
low density large lot residential development, therefore the Request is compatible with these 
options. 

11.0 Conclusion 

The above evaluation has assessed the Request under Section 32 of the Resource 
Management Act 1991. The conclusions from this evaluation can be summarised as follows: 

• The objectives of the Request are necessary and are an appropriate way to achieve 
the purpose of the Resource Management Act. 

• The Request complies with and gives effect to the objectives and policies of the District 
Plan and higher order planning instruments. 

• The provisions of the Request will be efficient and effective in achieving the objectives 
of the Request. taking into account their costs and benefits. 
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• There is no risk. of the activity, given that the provisions of the Request manage the 
effects of the activity or the wider environment and there is no uncertainty in or in 
sufficiency of information about these provisions. There is a risk of nof acting because 
the land and infrastructure resource could be lost to inefficient land uses. 
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1 Introduction 
This report by Market Economics ("M.E'' ) provides a desktop assessment of future housing 

demand and capacity in Alexandra in Central Otago District ("COD" ). This assessment 

provides the relevant context against which the economic cost and benefits of a proposed 

private plan change request by Molyneux Lifestyle Village Limited ("MLVL") can be 

considered. This report is intended to contribute to the requester's section 32 evaluation. 

1.1 Site Location and Operative Zani ng 

MLVL are owners of approximately 16.Sha of land currently zoned Rural Resource Area - Rural Residential 

Notation {"Rural Residential zone") in the operative COD District Plan1
. The site is referred to as "William 

Hill" and is located on the corner of Waldron Road and Dunstan Road, approximately 1km north of the 

current Alexandra town boundary (being the edge of the nearest Residential Resource Area zone for the 

purpose of this report, rather than an officially defined planning boundary). 

Adjoining land uses of the site include rural lifestyle properties, productive rural activities, t he Alexandra 

Golf Course (on the western side of Dunstan Road) and the Central Otago Rail Trail (located between the 

western side of Dunstan Road and the Golf Course}. The site is not actively utilised for primary production 

although was once the William Hill vineyard, and it contains some existing buildings that includetwo 

dwellings and a working winery which are to be retained. 

Under operative zoning, M. E understands that the site cou Id be subdivided into 8 rural resident ia I lots 

(average minimum lot size of 2ha) as a controlled activity. Currently, the site is made up of 4 lots/titles. 

1.2 Proposed Zoning 

The concept MLVL wishes to pursue is to provide the Alexandra community with a similar provision to the 

"large lot" residential zones that the District Plan provides for in other parts of the district/ but particularly 

within the Cromwell Ward. For the purposes of this report1 M.E considers large lot residential density to 

span lots greater than or equal to 1,500sqm2 and less than a hectare. Appendix A provides a summary of 

Residential Resource Area ("RRA") and Rural Resource Area ("RuRA'1 ) zones in the District Plan. Zones that 

M .E consider supply a low density or large lot residential development form include (in ascending mini mum 

lot size areas); RRA8
1 

RRA41 RRA1, RRAS, RRA6, RRA2, RRA9, and selected sites within RuRA3. 

Of these zones, only the RRA9 (Bridge Hill, minimum lot size of 6,000sqm) and RuRA3 (Conroy's Road, a 

few select lots with a minimum of 1,SOOsqm) can be found in the rural fringe of Alexandra. Both provide 

very limited capacity for large lot residential living near Alexandra. The RRA3 zone is also in the urban fringe 

of Alexandra and provides for a minimum lot size of 1,000sqm and so while M.E considers that a zone which 

supplies 'resident'1al' properties, it could have supplied large lot residential properties if the landowner was 

1 A portion of the site is also subject to the Airport Protection Zone notation. 

2 Based on minimum or average lot size. 
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minded to supply lots well above the minimum. Based on parcel data sourced by M.E, this small spot zone 

has delivered 30 lots, most of which are just above the threshold of the minimum lot size, with one larger 

parcel around 1,300sqm - making this zone distinctly residential rather than large lot residential. 

The proposed yield of the William Hill site would be around 60 large lot residential sections with lot sizes 

of around 2,000-2,200sqm according to the site plan provided by MLVL (Figure 1.1). This is a large lot 

residential density not otherwise provided in Alexandra but is similar to the RRA4 zone provided in 

Bannockburn where lots must have an average size of 2,000sqm. 

Figure 1.1 - Indicative Site Plan Showing Density and Lot Yield - William Hill 
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The objective of this report is to focus on housing demand, supply and capacity in the area that includes 

the urban township of Alexandra and its urban/rural fringe. This combined extent covers the housing 

market of Alexandra (being those households that want to live in or near the township). 

M.E has focused on recent growth trends from a Census data and land subdivision perspective (Section 2). 

The spatial analysis of land parcels created over time provides helpful context on the way that land 

development has occurred in response to demand and the parameters of the District Plan and provides 

insight on potential supply constraints. Understanding recent trends is key to estimating future housing 

supply patterns, particularly what is reasonably expected to be realised in land development in the short-
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medium terms under a business as usua l outlook {given that housing preferences tend to be slow to 

change). 

Section 3 of this report examines a selection of housing market Indicators and how these have changed 

over time and where Alexandra is today. These indicators are useful to help frame the problem statement 

against which the proposed plan change can or cannot offer a degree of solution in Alexandra's housing 

market. 

Section 4 looks to the future, with an analysis of future dwelling demand in and around Alexandra based 

on available data. This provides the context against which the sufficiency of estimated plan enabled 

capacity3 can be assessed in both the urban and rural/rura l lifestyle zoning context. M.E then provides brief 

commentary on the proposed Vincent Spatial Plan growth options - reflecting on how effective they may 

be in addressing the housing market issues identified throughout this report. Section 5 draws conclusions 

on anticipated costs and benefits ofthe proposed private plan change in William Hill in light of the evidence 

base collated by M.E, including the degree to which it supports (or ot herwise) the strategic planning options 

ident ified in the proposed Vincent Spatial Plan. 

3 A detailed assessment of plan enabled and commercially feasible urban dwelling capacity within Alexandra is not addressed in 

the scope of this report. This report also does not touch on infrastructure constraints to future housing development. 
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2 Housing Growth & Supply in Alexandra 
This section examines recent changes in private occupied dwelling counts taken from 

Census data for Alexandra and the district overall. It highlights where growth has been 

occurring and Alexandra's changing role in the resident household market. This is followed 

by a brief overview of operative zoning in Alexandra and a detailed spatial analysis of LI NZ4 

land parcel data in the Vincent Community Board Area. The spatial analysis includes a 

current snapshot of parcel size patterns and a temporal analysis of Alexandra's growth and 

supply patt erns. 

2.1 Recent Occupied Dwelling Growth 

Figure 2.1 summarises Census statistics on private occupied dwellings in COD based on Statistical Area 2 

(SA2) boundaries (Appendix B). The combined area of Alexandra North and Alexandra South SA2s include 

the current development footprint of the township, as well as land immediately fringing the town, including 

the Alexandra Golf Course, although not the proposed plan change site. It therefore includes a mix of urban 

zones, large lot residential zones (to the limited extent that they are provided), Rural Residential zoning 

and RuRA zoning. The occupied dwelling data relates closely to resident households. The data is not a 

complete picture of residential dwellings as it excludes usually unoccupied dwellings such as holiday homes. 

Relevant findings from Figure 2.1 include: 

• Alexandra grew by 348 private occupied dwellings between 2013 and 2018. This is an average 

annual growth rate (demand} of 47 resident households per year. 

• In 2006, Alexandra accounted for 29.3% of total occupied dwellings in the district and in 2018, 

this reduced to a 26.5% share. 

• This is driven by a below average growth rate of 17% between 2006 and 2018, compared to 30% 

for the district as a whole, and 47% in Cromwell and 115% in the Lindis-Nevis Valley (which 

includes satellite urban/large lot residential areas and Rural Residential zone areas close to the 

Cromwell urban area). 

• In the rural area surrounding Alexandra, the area to the north and east and excluding Clyde 

(Dunstan-Galloway SA2) grew by an above average of 36% between 2006 and 2018. While this 

area makes up 7.0% of total district occupied dwellings in 2018, it accounted for 8.0% of the 

district growth since 2006 (i.e. is punching slightly above its weight). Conversely, Alexandra makes 

up 26.5% of total district occupied dwellings in 2018 but accounted for just 17.2% of district 

growth since 2006 (punching below its weight). 

4 Land Inform at ion New Zealand. 
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• For every 13 private occupied dwelling added in the areas defined as Alexandra between 2013 

and 2018, there were 6 added in Dunstan-Galloway. For every 11 private occupied dwelling added 

in Alexandra between 2013 and 2018, there was 1 added in the rural Earnscleugh SA2. 

Figure 2.1- Private Occupied Dwellings by SA2 in Central Otago District 2006-2018 Census 
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Figure 2.1 indicates that Alexandra is unlikely to retain its position as the largest concentration of occupied 

private dwellings in the district in the near future unless considerable capacity for growth is provided and 

it can attract a greater share of growth than it has done in recent years. It also shows that strong growth is 

occurring in the rural areas surrounding Alexandra - a trend not dissimilar to what has been occurring 

around Cromwell. 

This data does not identify the cause of that trend, including whether it is driven by a lack of readily available 

housing capacity or supply in the urban area, or simply demand for larger property sizes, or both, Unlike 

in Cromwell, we know that it is not driven by the provision of zoning of urban residential and large lot 

residential density housing in satellite areas of the rural fringe5 as this is not provided for in the District Plan 

around Alexandra in any material way, as discussed in Section 1.2 above This demonstrates that the 

dwelling growth taking place in the rural surrounds of Alexandra is not occurring in an efficient manner (in 

terms of consumption of the rural land resource}, rather is resulting in continued low intensity 

fragmentation of rural land close to Alexandra, as enable under the Ru RA and Rural Residential zones. This 

pattern of land supply is discussed further below. 

2.2 Subdivision Supply Patterns 

M.E has sourced current land parcel boundaries as at February 2021 from LINZ in map {GIS6
) format. In 

order to include 'date of title issue' information, the parcel data is not Ii mited to primary parcels and 

therefore includes overlapping parcels where they are registered (including for easements, cross leases, 

leases and other reasons) to more than one owner. To help remove (as far as practical) the overlap, M. E 

has cleaned the data using a range of techniques. We have also excluded some parcel types (such as 

-' A lot of the growth occurring in the Lindis-Nevis Valleys is attributed to zoned development areas in Pisa Moorings, Lowburn and 

Bannockburn, including subdivisions such as Queensberry. 
6 Geographic Information Systems software, 
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legislated or crown land) to help focus the data on developable land areas. A consequence of this is that 

there are a sma II number of gaps in the data, and this is evident in the maps produced (particularly on the 

river margins). 

Where parcels are cross leases, we have calculated the implied average lot area of each dwelling so as not 

to under-represent this higher density development. We have also tagged parcels to operative District Plan 

Zones - although this is approximate (and subject to minor errors) in some locations where zone 

boundaries do not follow pa reel boundaries. The zone coding is considered broadly representative of the 

District Plan zoning and suitable for the purposes of this report but is not an exact replication of Dist rict 

Planning maps. The following sub-sections summarise four key outputs of the analysis of land parcels in 

and around Alexandra that are relevant to the context of the proposed plan change. 

2.2.1 Zoning Patterns 

Figure 2.2 shows the general land use zoning pattern in and around Alexandra. Key observations are : 

• Alexandra township is highly constrained by natural barriers, particularly the Clutha and 

Manuherekia Rivers. Urban growth has however been enabled 'across' the rivers in the RRA 10 

zone and in Bridge Hill to the south. 

• At a high level, the greatest potential for cohesive urban expansion is away from the rivers: to the 

north (including east of the Dunstan Road axis) and to the south west (Bridge Hill), other 

development constraints notwithstanding7
. 

• The dominance of the RRA zone is clear and there is limited alternative residential or large lot 

residential density zones provided in Alexandra. 

• The RRA 3 zone is small in scale and makes up a very small share of residential capacity on the 

fringes of the RRA zone. 

• The RRA 10 zone is small in scale and makes up a very small share of residential and large lot 

residentia I ca pa city on the fringes of the R RA. 

• The RRA 9 zone is larger in extent and enables large lot residential (at the higher end of the size 

range) on the fringe of the RRA zone in Bridge Hill. 

• The area of Rural Residential zone to the north is extensive and immediately abuts the urban 

township. While this provides a transition to the RuRA zone further to the north, it provides a 

stark transition from the RRA zone or RRA 3 zone. 

• Overall, Alexandra has a well-defined/strong urban edge from a zoning perspective which is 

advantageous in containing/constraining urban sprawl provided it contains sufficient 

commercially feasible and reasonably expected to be realised capacity for long term growth, 

7 Includes ONLs, SNAs, amenity areas, protected areas, land ownership, slope, landscape effects etc. 
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Figure 2.2 - Current Land Use Zoning Patterns in the Wider Alexandra Area 
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• However, a disadvantage of the current zoning pattern is that it does not enable much variation 

in property types available to the market At the moment, there is mainly residential or rural 

lifestyle, with very little (large lot residentia I) in between 8. 

• A likely market response to a lack of zoning for low density or large lot residential zoning is that: 

2.2.2 

o The market/landowners supply it in the RRA zone despite being able to develop the land 

to higher intensities. This is not the most efficient use of land zoned for intensive 

residential development close to the town centre and reduces the capacity of the RRA 

zone to provide for urban growth. 

o This segment of demand compromises on preferred section size and opts for a smaller 

residential property. 

o This segment of demand opts for the next size up (Rural Residential zone) but may be 

less likely to use the land productively as this was not the primary purpose of purchasing 

in the zone. 

o This segment of demand chooses not to live in/near Alexandra and looks elsewhere 

where large lot residential living options are provided. 

Lot Size Patterns 

Figure 2.3 shows the general land parcel size patterns in and around Alexandra (refer Appendix C for a 

closer view of the township). M.E has blocked out the business and industrial zone area (where able to be 

identified using parcel boundaries), as well as designation sites, to focus the patterns on zones that enable 

dwellings. Figure 2.4 shows a summary of the equivalent data - split according to parcels in t he extent of 

the two SA2s that make up the township and immediate surrounds (Appendix B), and tota l parcels in the 

Vincent Community Board - which includes the rural/rural lifestyle land near Alexandra but outside the 

town SA2s {including the proposed plan change site), but also other urban and rural areas such as Clyde 

and rural settlements within Vincent. 

Key observations are: 

• The effect of the zoning in and around Alexandra (discussed above) is evident in t he lot sizes 

created through subdivision. The urban area has a very clear edge where residential lots generally 

adjoin much larger rura I lifestyle properties. 

• The RRA zone9 has resulted in the supply of a range of residential parcel sizes, with most in the 

main (central) urban area (township) between 600-800sqm each (parcels this size make up 36% 

of residential parcels in the town area, Figure 2.4). There is also a substantial number of smaller 

residential lots in this area, including lots down to 250sqm as enabled by the zone. 

8 M.E acknowledge that prescribing minimum lots sizes in many zones means that landowners have t he ability to supply a variety 

of land parcel sizes above that minimum [and where an average lot size is not also imposed). This can create variation where 

landowners are not motivated to maximise yields. 
9 Including the legacy effect of previous planning regimes. 
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Figure 2.3 - Current Residential Land Supply Patterns - Parcel Sizes in the Wider Alexandra Area 
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Figure 2.4 - Distribution of Current Residential Land Supply - Parcel Sizes in Alexandra & Vincent Ward 
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• The supply of large lot residential properties in fringe areas of Alexandra is apparent despite only 

limited targeted provision for it in the District Plan zoning: 

2.2.3 

o Parcels sized between 1,S00sqm-lha make up 6.7% of residential parcels in the 

township, and 8.8% of residential parcels in the tota l Vincent Ward (Figure 2.4). 

o The Bridge Hill area, despite enabling a density of housing down to 250sqm per dwelling 

in the RRA zone has largely delivered residential lots at the upper end of the size range 

as well as large lot residential properties. This area is highly constrained for 

development because of steep slopes and other features. 

o Similarly, the RRA 10 zone (Shaky Bridge) has (in accordance with the concept plan) also 

delivered large lot residential despite a stated minimum lot size of 800sqm. 

o About half the lots in the RRA 9 zone (Bridge Hill) delivered large lot residential 

properties, with the other half delivering rural lifestyle properties (i.e. those larger than 

lha). 

• A small number of large lot residential properties are scattered throughout the Rural Residential 

zone where the 2ha average lot size requirement can be met. 

Title Date Patterns (Growth Location) 

Figure 2.5 shows the general land parcel date patterns in and around Alexandra -that is the date when the 

parcel title was issued by LINZ (generally a period of time after subdivision consent has been issued). Refer 
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Appendix D for a closer view of the township. M.E has blocked out the business and industrial zone area, 

as well as designation sites, to focus the patterns on zones that enable dwellings. Figure 2.6 shows a 

summary of the equivalent data -again split according to parcels in the extent of the two SA2s that make 

up the township and immediate surrounds (Appendix BL and total parcels in the Vincent Community Board 

-which includes the rural/rural lifestyle land near Alexandra but outside the town SA2s (including the site), 

but also other urban and rural areas such as Clyde and rural settlements within Vincent. 

Key observations are : 

• While large areas of the township are old (titles unchanged since issued in the 1990s, or even 

1960s or older), intensification of some older lots has occurred sporadically and at a relatively 

slow annual rate. Going forward, intensification (which has been enabled for the duration of the 

operative District Pian) should not be relied on to cater for anything but a minor share of dwelling 

growth in M.E's view if past trends continue. This reflects the often low level of commercial 

feasibility for this type of development. 

• Only 26% of current residential titles in the township SA2s were created/ modified since and 

including the year 2000 (707 out of an estimated 2,675 qualifying parcelsrn)_ 

• Just 7.5% were created/modified since and including the year 2015 (201 parcels out of 2,675). By 

comparison, 12, 1 % of current pa reels in the rest of the Vincent Ward (i.e. excluding the Alexandra 

township SA2s) were created/modified since and including the year 2015 (445 pa rcels out of an 

estimated 3,687 qualifying parcels). While not all titles yield a new dwelling, this is the general 

presumption enabled by the Plan. This further confirms that more growth (and subdivision) 

activity is focussed on land outside of Alexandra township and in the rest of the Vincent Ward, 

which includes rural/rural lifestyle areas near to Alexandra. This is highlighted by the considerable 

subdivision activity occurring in recent years in the rural/rural lifestyle areas surrounding 

Alexandra in Figure 2.5. The rura I areas are experiencing considerable change and fragmentation. 

• Most recent residential growth of the township has occurred in greenfield sites rather than 

through intensification, with stages of development clearly visible in Figure 2.5 (i.e. Molyneux 

Estate and the Pines). 

• The largest single year of supply growth was in 2005 when an estimated 145 residential titles 

were issued in the Alexandra township area. This is also the largest single year of supply growth 

across the total Vincent Community Board area (Figure 2.6). 

• Since 2005, the next biggest year of supply growth in the town area was 2007 (57 new residential 

titles), then 2015 (55 new residential titles) and 2017 (49 new titles). All of these increases are 

linked to greenfield developments on the north east or north west urban fringe of Alexandra. In 

other years, supply has been almost non-existent (as low as 6 or 8 residentia I lots created per 

annum), In those years of very limited supply growth 11, between 40 and 50 new titles were issued 

per annum outside of the Alexandra township (in the rest of Vincent Community Board) showing 

that there was not an absence of demand in those years. 

10 Parcels excluding those in a business or industrial zone or in a designation site. 

11 2010, 2013 and 2014, 
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Figure 2.5 - Residential Land Supply Patterns - Parcel Title Issue Year in the Wider Alexandra Area 
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Figure 2.6 - Distribution of Current Residential Land Supply - Title Issue Date in Alexandra & Vincent Ward 

1,200 

■ Alexandra Town (SA2 Defined) ■ Total Vincent Ward 

• Supply of new residential titles in the Alexandra township has been steadily declining since 2017 

(with just 14 titles issued in 2020). Growth is once again coming to a standstill in the absence of 

greenfield development, although we understand that a 60 lot (joint venture} subdivision has 

been recently consented adjacent to Molyneux Estate}. By comparison, new titles issued in t he 

rest of the Vincent Community Board (outside Alexandra town area) increased strongly between 

2017 and 2019 (from 50 per annum to 105 per annum) although dropped slightly to 73 tit les 

issued in 2020. 

2.2.4 Title Date and Lot Size Trends 

M.E has looked at the relationship between title size and date of issue trends to help understand where 

and when growth has occurred in qualifying land parcels. Matrices for the Alexandra town SA2 area and 

the total Vincent Community Board area are included in Appendix E. When applied in other districts or sub­

district catchment, this same analysis has often shown very clear trends towards smaller section sizes over 

time in urban areas in response to both changing planning rules and market demand/supply preferences 

towards relatively higher residential densities 12. That trend is somewhat evident in the Alexandra town SA2 

area 13, but clear trends are hindered by the general lack of supply in many years within which changing 

preferences might be revealed. The samples in any one year are very small which limits the reliability of the 

distributions over time. 

12 M.E most recently carried out this analysis for Rotorua Lakes Council residential zones where it showed that the more recent the 

supply growth, the more it delivered smaller section sizes despite constant planning rules. 

13 Readers should focus on the darker green cells as they move down the table. 
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Notwithstanding these limitations, the data shows that there is limited variation in supply patterns in the 

township over the past 10 years, although in years when there has not been greenfield sections released, 

the mix of titles issued is weighted towards small sections as would be expected when growth is limited to 

infill intensification. When greenfield stages have been released, that have generally delivered a consistent 

range of lot sizes averaging around 750sqm. 

When looking at the patterns across the total Vincent Community Board area, the key trend is the 

increasing share over time of rural lifestyle lots (sized 1-8ha). Of all the titles issued in the 1960's for 

example, just 6% fell into this size range 14 . In 2000, this increased to 28% of titles issued. In 2005 - a year 

of relatively more supply growth - this dropped to 10% of titles issued. In 2013, it grew to 58% of tit les 

issued15. This stabilised to a still significant 25-28% of titles through the period of 2015-2018. For the last 

two years, it has been consistently high with 54% and 43% of all titles issued in 2019 and 2020 respect ively 

being in the rural lifestyle size category. 

This highlights that a substantial share of growth in housing supply is not directed at the urban areas of the 

Vincent Ward. If these trends continue, it will lead to a less and less efficient urban from, with more and 

more households living longer distances from urban services and more rural land being fragmented. 

14 Likely influenced by zoning rules at the time. 

15 The current District Plan was made operative in 2008. 
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3 Current Housing Market 
This section takes a brief look at selected housing market indicators for the Alexandra 

township. These indicators, sourced from a combination of Statistics NZ and MHUD16
, help 

to monitor the implications of demand, supply and capacity, and how these three factors 

interact in economic terms. They provide further insight on the potential relevance and 

effect of additional residential dwelling capacity in Alexandra, as would be enabled through 

the proposed private plan change. 

3.1 Housing Market Indicators 

Figure 3.1 contains MHUD data on the count of dwellings for each CAU of COD (Appendix F). The data 

(stated as being reported quarterly) is derived from building consents (lagged to allow for building 

completion). Alexandra is represented by the light green line in the graph. The number of dwellings in 

Alexandra has historically been much greater than any other CAU in the district but now is only margina lly 

higher in dwelling count than in the Cromwell CAU and the sumi-rural/rural Dunstan CAU, which have been 

growing more rapidly over the last two decades. If these trends continue, the Alexandra CAU wil l be 

surpassed by both Cromwell and Dunstan CAUs in the near future. The MHUD data is consistent with 

Statistics NZ census data which shows that the Alexandra urban area is slowly decreasing as a share of total 

district dwellings and the land parcel supply patterns which shows that supply growth in Alexandra 

township has been increasingly limited relative to other areas (including rural surrounds). 

Figure 3.1 - Central Otago District Count of Dwellings - Broken Down by CAU (M HUD) 
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Figure 3.2 compares the median prices of residential dwellings sold in each quarter by CAU in COD. This 

median price series is not adjusted for size and quality of dwellings. Prices are presented in nominal terms; 

they have not been adjusted for general price inflation17
. 

Sale prices are determined by the interaction of demand and supply, including for investment property as 

well as the type of dwelling and property size. Across COD1 there was little variation in house prices back in 

the early 2000s, but things are very different today where there is a broad range of values depending on 

location. Between 2010 and 2015, Alexandra had the fourth highest median house price in the District 

(after Dunstan CAU which is strongly influenced by rural lifestyle properties but also satellite areas like Pisa 

Moorings and Bannockburn, Cromwell CAU and Clyde CAU}. During this period of slow growth in dwellings 

in Alexandra
1 

prices remained relatively stable. Since 2016, prices in Alexandra have accelerated rapidly (as 

they have elsewhere in the district) and the median now sits slightly lower relative to the top three CAUs. 

The median price peaked in March 2020 at $533,625, $20,000 below the district median. 

Figure 3.2 - COD Dwelling Sales Prices - Broken down by CAU (MHUD} 

12-month rolling Dwelling sales prices (actual) 
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Figure 3.2 suggests a strong sellers' market in Alexandra (moderate demand and limited supply). If supply 

is further constrained in Alexandra township (due to the absence of the release of greenfield land or 

expansion potential), prices can be expected to continue to rise. This may further limit the affordability of 

Alexandra for certain segments of the housing market. 

Figure 3.3 reflects mean18 rents as reported in new rental bonds lodged with MBIE by CAU across COD. 

Prices are presented in nominal terms; they have not been adjusted for general price inflation. The data is 

for private bonds only and so excludes any social housing. The data shows that the rental market is primarily 

focussed on Cromwell, Clyde, Alexandra and Dunstan and not all CAUs in the District. At times in recent 

11 The inflation adjusted graph looks similar. 
18 The mean used is a geometric mean. The reason for using this mean is that rents cluster around round numbers and tend to 

plateau for months at a time (spiking up by say $10 or $20 at a time). This makes analysis of time series difficult and using the 

geometric mean is a way of rernovingthis clustering effect. 
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years, mean rent prices in Alexandra have been very similar to those in Cromwell and Clyde, but of late, 

they sit slightly below. Rent prices have risen steadily since 2000 and currently (December 2020) sit on an 

average of $403 per week. Of interest, mean rent prices in Cromwell have stabilised and even decreased 

in the last two quarters (likely Covid-19 related), while rents in Alexandra continue to rise. If this trend 

continues, rents in Alexandra may once again match those in Cromwell or even surpass them. If the supply 

of rental properties is constrained in the light of continued household growth (demand), it is likely that 

landlords will be able to command higher and higher rents in Alexandra, further contributing to affordability 

issues. 

Figure 3.3 - COD Dwelling Rent Prices - Broken down by C/1.U (MHUD) 

12-month rolling Dwelling rents (actual) 
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Figure 3.4 represents estimated growth in resident households versus estimated growth in new dwelling 

consents for tota I COD (sub-district data is unavailable for this indicator). It shows that the rate of 

household growth in the district has increased significantly since 2012, from around 20 households per 

annum to nearly 480 per annum in 2018. While the rate has slowed slightly in the past two years, the 

annual increase is still high (around 350 per annum estimated in June 2020). Since 2013, the growth rate 

of new dwelling consents has not always kept pace with demand. It is evident from the t itle issue data 

discussed in Section 2.2.3 that Alexandra township has done little to contribute to the supply of district 

residential lots (akin to new dwellings) in recent years. 
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Figure 3.4 - COD Household Growth cp Dwelling Consent Growth (MHUD) 
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4 Future Housing Demand & Capacity 
The section examines future growth projections for dwellings in and near Alexandra using 

a range of data sources. Future housing demand is then compared with high level 

estimates of plan enabled capacity for housing growth. The proposed Vincent Spatial Plan 

options are a direct response to both existing issues in the Alexandra housing market and 

future demand growth - these options are discussed briefly. The proposed Plan Change is 

considered in the context of those strategic growth outcomes. 

4.1 Household and Dwelling Demand Projections 

Household and population projections produced by Statistics NZ ( "SNZ") for statistica I areas below the 

district level have not yet been produced using a 2018 Census base year. The latest SNZ projections are 

therefore 2013 based (by CAU). In those projections, the medium growth series projected households in 

2018 (and beyond to 2038). When checking these short term projections against the Census household 

counts for 2018, they were accurate (within 1%) for the district overall and the Alexandra CAU. However, 

the 2013 SNZ high growth projections slightly over-estimated short term growth in the District and in 

Alexandra for 2018. 

COD Council has commissioned Rationale Ltd to prepare sub-district population, household and dwelling 

projections on a number of occasions as an input to strategic and infrastructure planning. These custom 

projections are based on SNZ projections and other inputs and assumptions. In 2017, the Rationale 

projections contained a Modified and High growth series. The Modified growth series adopted low, 

medium and high SNZ growth rates as considered Ii kely in each location of the District (i.e. a blend of SNZ 

projections across the District). We understand the High growth series by Rationale, broadly adopted the 

SNZ High across all locations. By way of example; 

• the Rational 2017 Modified projections estimated growth of nearly 260 occupied dwellings (i.e. 

resident households) between 2018 and 2038 in the Alexandra CAU. The 2013 SNZ medium 

growth projections estimated a similar amount of growth - around 280 additional occupied 

dwellings in the Alexandra CAU in that same period. 

• The Rationale 2017 High projections estimated growth of nearly 650 occupied dwellings between 

2018 and 2038 in the Alexandra CAU. The 2013 SNZ high growth projections estimated a similar 

amount of growth (around 600 additional occupied dwellings in the Alexand ra CAU in that same 

period. 

While the boundaries that define Alexandra township have not changed since the 2013 SNZ projections, a 

limitation of the SNZ projections is that they are by 2013 CAU boundaries (Appendix Fl and the large extent 

of the rural CAUs used at that time do not allow the Vincent Community Board area, or the Vincent Spatial 

Plan ("VSP"J Let's Talk Options19 area of interest (discussed further in section 4.3) to be aggregated in the 

,,, Report dated December 2020. 
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data. This means that demand in the rural/rural lifestyle areas surrounding Alexandra cannot be easily 

estimated, As such, M .E has not considered the 2013 SNZ projections further for this analysis. 

In order to understand future demand for dwellings in and near Alexandra over the long term, M.E 

requested the Council's latest dwelling projections by location across the district, or at the least, for the 

locations in the VSP area of interest. In response, Council provided a 2 page document to M.E containing 

selected data for the "Vincent Ward" from an assessment prepared by Rationale20
. The only informat ion 

provided on dwelling growth in that document was the following graph (Figure 4.1). 

Figure 4.1- Occupied and Unoccupied Dwelling Projections for Vincent 2019-2050 (Council) 
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We note that the Census 2018 occupied dwelling count for the Vincent Community Board was 4,158. While 

it is difficult to accurately gauge the 2018 occupied dwelling count from the graph provided, it is considered 

broadly similar to the Census figure {although probably slightly higher). In another report prepared by 

Rationale for Council21, it stated that the Vincent Community Board/Ward had 4,987 total dwellings in 2019, 

This does not reconcile with the much higher 5,253 stated in Figure 4.1. 

In the absence of more detailed data supplied by Council (or more up to date SNZ projections), M.E has 

adopted the dwelling growth figures as provided in order to maintain consistency with Council information 

and on the assumption that they relate to the total Vincent Community Board area and not a sub-set of 

that catchment given that base dwelling figures are already higher, not lower that other figures reported 

for that catchment. 

These latest Council projections for the Vincent Community Board area - with stated growth of 2,519 

additional dwellings by 2050 (Figure 4.1) represent a significant rise in expected growth rates compared to 

Rationale's 2017 projections for the same area. In those earlier projections, long term growth (2018-2048) 

was 1,050 additional dwellings in the Modified growth series and 2,058 additional dwellings in the High 

20 The Vincent Ward as used by Rationale equates to the SNZ Vincent Community Board area (defined in 2018). 

21 Central Otago Housing Stocktake, March 2020. 
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growth series. These current growth projections (Figure 4.1) now surpass even the High growth projections 

over a 30 year period. M.E considers them a reasonable basis for future strategic planning. 

The projections (as provided) do not provide a breakdown of growth specifically in and around Alexandra 

that would provide relevant context for the proposed plan change. M.E has relied on the structure of total 

dwellings in Rationale's 2017 High projections22 and applied these to the latest dwelling counts supplied. 

We have provided a range of outcomes for each location as follows: 

• M.E High Scenario - while we believe the projections provided by Council relate to the total 

Vincent Community Board area, we assume in this scenario that all of t he growth is attributed to 

the VSP area of interest. This approach reflects the statement in the VSP Let's Talk Options report 

(page S) that says, "population projections indicate that by 2050 Alexandra/Clyde area will need 
over 7,500 more houses". This statement would leave no growth to the rest of the Community 

Board Area if the projections supplied are the same as those underpinning the VSP. 

• M.E Low Scenario - this scenario attributes around 11% of the stated growth of 2,519 dwellings 

by 2050 to the rest of the Vincent Community Board, leaving 89% of growth in the VSP area of 

interest. This is on the basis that we understand the projections to cover the total Vincent 

Community Board catchment23
. 

Figure 4.2 summarises growth by location in the VSP area of interest only under both M .E allocation 

scenarios. Key results: 

• Total long term projected dwelling growth in the area defined as the Alexandra township (by CAU 

or SA2s) is between 1,270-1,430 or between 42-46 dwellings per annum on average. 

• This rate of growth is similar to actual growth rates experienced in Alexand ra between the 2013 

and 2018 Census (an average of 47 additional occupied dwellings per annum, Figure 2.1). 

• In Outer Alexandra (Appendix F), total long term projected dwelling growth is estimated between 

340-390 or between 11-13 dwellings per annum on average. 

• Combined, the wider Alexandra area is projected to require an additional 1,610-1,820 dwellings 

by 2050 (on average 54-59 additional dwellings per annum). 

21 These projections provide useful area breakdowns including Alexandra, Outer Alexandra, Clyde, Outer Clyde, Omakau/Ophir and 

total Vincent Community Board. These areas are shown in Appendix F, taken from the Rationale 2017 projections report. 

23 M.E did not pursue further information from Council to help understand which of these two M.E scenarios was most consistent 

with the assumptions underpinning the VSP on the basis that our initial request for data (of this nature) was not met by Council. 
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Figure 4.2 - Estimated Long Term Dwelling Growth by Location in the VSP Area of Interest (M.E) 
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This section examines at a high level the current plan enabled capacity available in and around Alexandra 

to cater for the projected dwelling growth over the long term. As discussed earlier in the report, while 

intensification of existing urban areas can cater for a portion of demand growth, this is likely to occur at a 

slow rate, spread throughout the older parts of the RRA zone. The most commercially feasible option for 

meeting the major share of growth is via greenfield development. As such, this section identifies a small 

number of already zoned greenfield sites (estimated by M.E to be vacant and generally developable) in the 

Alexandra township. The sites are mapped in Appendix H, with 2 currently being developed or consented 

for subdivision. M.E did identify four other zoned greenfield sites but discounted these because the 

constraints of each site mean that they are not reasonably expected to be realised24
• Figure 4.3, 

summarises zoning, ownership, developable zoned area and potential dwelling yield of those sit es 

according to two different densities (delivering S00sqm to 700sqm residential lots unless otherwise 

constrained to larger lots). 

24 RRA zoned sites excluded from M.E's growth capacity estimates were: north west of Walnut Grove (privately owned) -

constrained by flood and slippage hazards and underground coal mine activity; east of Gillaly Way {privately owned)-constrained 

due to being a steep gully covered in wilding pines; south of Gillaly Way (privately owned) -const rained due to severe steepness; 

east of Molyneux Estate (Council owned) - identified as future playing fields by the community board in a management plan. It 

was considered that all of these sites offered no feasible development potential. 
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Assuming no other constraints to development (not investigated by M.E for this report although some 

noted below Figure 4.3), we indicatively identify 46ha of existing plan enabled greenfield land in the RRA 

zone. This is estimated to potentially yield between 420-580 additional dwellings if/when developed. This 

yield may be considered an upper limit as there may be a number of reasons why development of these 

sites is constrained to the extent that it limits the yield of residential lots. The presence of this plan enabled 

capacity is a positive result for Alexandra as it is better than having no greenfield growth potential and it 

provides direction on where future growth is anticipated in the urban area. However, that benefit is eroded 

if that land is not released to the market in a timely manner. 

Figure 4.3 - Estimated Plan Enabled Urban Greenfield Sites [M.E Desktop Only) 
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A key feature of these greenfield sites is that in the main urban area, a significant 100% of vacant capacity 

is owned by CODC or the Crown. Greenfield land in the Bridge Hill area is all privately owned but 

contributes just 2% of all urban greenfield development capacity identified. Overall, based on the sites 

identified by M. E, the Crown/Council control a significant 98% of potential growth capacity in t he township. 

This is a very high percentage (and we suspect somewhat unique situation) and does not represent a 

competitive market. This may partially explain why supply of new residential titles has been low in 

Alexandra, particularly in recent years25
. 

4.2.2 Sufficiency of Plan Enabled Capacity in the Township 

Setting aside whether the plan enabled greenfield land is infrastructure ready (or will be at some point over 

the long term), this indicative greenfield capacity would cater for between 29% (Low Yield and High 

Demand Scenario) and 46% (High Yield and Low Demand Scenario) of projected demand within Alexandra 

township if fully developed as estimated in Figure 4.3. This equates to between 9 and 14 years of projected 

growth ( based on average annual growth rates over the long term) if brought to the market at a rate of 42-

46 sections per annum. 

While intensification/infill is likely to cater for a sma 11 portion of demand in addition to greenfield capacity, 

M. E find that there is insufficient capacity in existing zoned areas to cater for projected long term dwelling 

growth. This suggests that if Council are to provide for projected demand, additional dwelling capacity 

7~ At the time of drafting this report (19th March), just 3 urban sections were listed for sale in Alexandra. Only 1 was in a greenfield 

subdivision and the other 2 are result of infill subdivision. Prices ranged from $265,000-$325,000. 
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needs to be enabled in the Alexandra township. Given that the RRA zone is already enabling of medium 

density development, greenfield expansion is likely to be the most effective option. 

4.2.3 Capacity in the Rural/Rural Lifestyle Areas Surrounding Alexandra 

Based on M.E's desktop analysis, there is still potential for further fragmentation of lots in the Rura l 

Residential zone in Outer Alexandra (cohesive zone areas immediately adjoining the Alexandra township 

but excluding those zone areas adjoining Clyde township}. There are an estimated 92 parcels that are 

greater than 4ha in this zone area that could yield 264 2ha parcels. This is a potential net increase in parcels 

able to take a dwelling of 172. 

4.2.4 Sufficiency of Plan Enabled Capacity in Areas Surrounding Alexandra 

This indicative plan enabled capacity {172 lots} could cater for an estimated 44-51% of long term growth 

projected in Outer Alexandra over the long term {14-15 years of demand growth based on an average 

growth rate of 11-13 new dwellings per annum}. Further fragmentation of the Ru RA zone could provide 

for an additional but small portion of demand (at a cost to rural character and productive potential), but 

overall, M.E does not expect that the Ru RA and Rural Residential zones combined will be sufficient t o cater 

for long term demand projected in Outer Alexandra. This suggests that if Council are to provide for 

projected long term demand in this location, additional dwelling capacity needs to be enabled in Outer 

Alexandra. 

4.3 Vincent Spatial Plan Options 

The housing market trends and issues set out in this report are not unknown. Council has commissioned a 

number of reports, including the Central Otago Housing Stocktake (March 2020), and carried out 

community consultation, that high light similar concerns and provide recommendations/guidance to 

Council. The proposed Vincent Spatial Plan is a proactive response by Council to address Alexandra's 

housing issues and future growth in a strategic and coordinated way. The area of interest of the VSP is 

shown in Appendix I. 

The VSP Let's Talk Options report (December 2020) identifies three potential options for managing growth 

in and around Alexandra. In summary, these options area: 
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1. Managed growth through urban expansion and rural residential infill. 

o Key aspects of this option, from M.E's perspective and based on the examples of 

different densities set out in pages 11 and 12 of the VSP report, is t hat it may further 

lower the minimum lot size in the operative RRA zone to encourage medium density 

development {although this is a marginal change from current provisions), ident ifies 

low density residential in areas already zoned for RRA (so not net change), up-zones 

an area of low density residential east of Dunstan Road (greenfield expansion), up­

zones land north, east and west to create a large lot residentia l living option, 

provides for greater intensification of parts of the Rural Residential zone and 

provides expansion for rural lifestyle living (new area focussed on Chapman Road. 
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a This option responds to recent patterns of demand where an increasing share of 

Alexandra's growth has been focussed outside of the urban area, although seeks to 

use that land more efficiently than in the past. It provides a more diverse range of 

living options and a better transition of density from core urban through to ru ral, 

although places a greater share of Alexandra's future residents in locations with a 

longer drive to town facilities and services. 

2. Managed growth balanced between urban and rural. 

o Key aspects of this option, from M.E's perspective, is that it is likely to halt/lessen 

fragmentation of the Rural Residential zone north east of Dunstan Road, while 

directing further fragmentation (intensification) in the Rural Residential zone 

between Alexandra and Clyde. It provides some new rural residential living options 

along Chapman Road and up zoning of the RRA 9 zone to low density housing. Low 

density housing is allowed to expand along a short stretch of State Highway 85. It 

encourages more extensive areas of (up-zoned) medium density housing including 

on vacant greenfield land which is likely to be effective (relative to the infill of 

existing RRA zone areas up-zoned around the current town centre). It provides one 

area of large lot residentia I along Dunstan Road. 

o This option partially responds to recent patterns of demand for dwellings outside of 

the township but sets some limits to that growth compared to option 1. It shifts t he 

weight of urban capacity more towards medium density. It provides a more diverse 

range of living options and while it creates a better transition of density from core 

urban through to rural along Dunstan Road, it effectively retains a 'hard' urban edge 

elsewhere. Compared to option 1, this option is likely to help direct more future 

growth to within the township while still providing for dwelling growth in a range of 

types and locations. 

3. Managed growth mostly contained in existing urban areas and some urban expansion. 

o Key aspects of this option, from M.E's perspective, is that it is likely to curb most 

dwelling growth in Outer Alexandra while requiring more of the growth to be met 

within the urban area, which itself is only slightly expanded beyond current zone 

areas. A small portion of the greenfield land north of The Pines (already zoned RRA 

zone) is up-zoned to medium density (but with no additional amenity provided in 

that location to attract households to this fringe location). And extensive areas of 

the existing central urban area up-zoned to medium density. Urban expansion is 

limited to east of Dunstan Road and up-zoning of the RRA 9 zone. No large lot 

residential living option is provided and only a very small area of proposed rural 

residential living (i.e. 5,000sqm-2ha lots as per the VSP report) is provided on 

Dunstan Road. 

o This option retains a compact urban form but provides the least va riation in 

dwelling/property types. There is a risk that it will not provide for projected dwelling 

demand in Outer Alexandra, and with the urban area expected to transition to even 

smaller lots, there is more chance that the segment of demand looking for large lot 



or rural residential living options will look elsewhere. This option would require a 

significant increase in the rates of infill development and redevelopment compared 

to rates achieved in recent years (these have been low even when there has been 

limited or no greenfield growth competition). Relying extensively on infill 

intensification is risky when the capacity is spread over a very large number of 

individual property owners. 

All of these VSP options provide capacity for growth but in different ways although much of it is already 

plan enabled under the operative Plan. All options use land more efficiently than has been done in t he past. 

Option 1 moves with current market preferences/supply trends and reflects more of a business as usual 

growth path, while Options 2 and 3 require a degree of shift in the market {by both developers and buyers), 

particularly towards more intensive forms of urban development. A more prescriptive approach to 

identifying areas of medium density housing may help improve housing affordability (by reducing lot sizes 

and therefore land prices as a share of total property costs). Options 1 and 2 create greater va riety in 

dwelling/property types (a current housing issue) and would bring Alexandra more in line with the housing 

options provided in Cromwell -which has been effective in attracting household growth in recent years. 

Figure 4.4 - Plan Change Site Relative to VSP Options 1 and 2 
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Figure 4.5 - Large Lot Residential Typology as Defined in the VSP Let's Talk Options Report 

LARGE LOT RESIDENTIAL 
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TYPES on a large 
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Importantly, the proposed plan change at William Hill is consistent with the strategic outcomes sought in 

options 1 and 2 of the VSP as shown in Figure 4.4. In both of these options, the site is proposed for large 

lot residential dwellings and the plan changes proposes a density that fits within t he definition provided in 

the VSP (Figure 4.5). While it is too soon to know what growth option will become the preferred option for 

Alexandra, it is positive that the plan change could effectively implement two of the three options. 
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5 Conclusions 
This section considers the proposed private plan change in the context of Alexandra's 

projected dwelling demand growth and current plan enabled dwelling capacity. It then 

summarises the anticipated costs and benefits of the proposed plan change from an 

economic perspective. 

5.1 Providing for Growth in Alexandra 

As discussed in Section 4.1, growth in dwellings in Outer Alexandra (see map in Appendix G) is projected to 

occur at a rate of 11-13 additional dwellings per annum over the long term (M.E Low and High Scenario 

respectively). Section 4.2 estimates that the indicative remaining capacity in the Rural Residential Zone 

contiguous with Alexandra township (and assuming no changes in operative zoning over the long-term) is 

172 net additional lots, with subdivision of the RuRA zone providing some additional capacity. Figure 5.1 

combines both demand growth and Rural Residential zone capacity over time, showing that capacity is 

likely to be exhausted at around 2035 (or slightly sooner under the M.E High Scenario). Figure 5.1 also 

shows the cumulative effect of the proposed capacity for an additional 60 large lot residential dwellings in 

Outer Alexandra (net additional 56 dwellings given that 4 dwellings are already counted in the Rural 

Residential zone capacity). 

Figure 5.1- Proposed Plan Change Capacity Relative to Demand Growth in Outer Alexandra 
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The proposed plan change would help extend capacity in Outer Alexandra such that projected demand to 

2040 (or slightly before under the M.E High Scenario) could be catered for. The plan change does not 
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provide for all of the projected long term shortfall in capacity in Outer Alexandra but does delay the time 

within which more capacity would need to be zoned. A key effect of the plan change is that it would provide 

for between 4.5 and 5.5 years' worth of dwelling growth in Outer Alexandra in a considerably more efficient 

way-taking up just 16ha of land, while the equivalent capacity in the Rural Residential zone would take up 

120ha of land (at an average size of 2ha each). It also consolidates the capacity into a single locat ion on a 

main road. 

Figure 5.2 - Proposed Plan Change Capacity Relative to Total Demand Growth in Wider Alexandra 
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Figure 5.2 compares projected dwelling demand in both urban Alexandra and Outer Alexandra combined 

(Appendix G). It also combines indicative estimates of plan enabled greenfield capacity in t he RRA zone 

(high yield scenario) with the estimated dwelling capacity in the Rural Residential zone. As discussed in 

Section 4.2, zone capacity in wider Alexandra is likely to be exhausted soon after 2032-2033 unless further 

changes are made to District Plan zoning. Figure 5.2 includes the cumulative capacity proposed by the 

private plan change (60 additional large lot dwellings or a net additional 56 dwellings for the purpose of 

this graph). While the plan change makes a meaningful and efficient contribution to capacity in Outer 

Alexandra (Figure 5.1), it makes only a minor contribution in the context of overall plan enabled capacity 

and demand in wider Alexandra. M.E considers this relevant, because if there was any concern that the 

plan change will draw growth away from the urban area in the short-medium term, any such effect would 

be minor. 

5.2 Economic Costs and Benefits of Request 

There are a number of economic benefits arising from the proposed private plan change. Care is however 

needed to distinguish the benefits of providing for growth per se from the benefits of providing for growth 
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in this location. The reason for this is that COD may still achieve the same overall growth if demand for 

dwellings in Outer Alexandra is deflected elsewhere in the district in the absence of any add itional growth 

capacity. 

The key economic benefits arising from the proposed plan change include: 

• Provides housing capacity in a location of moderate market demand (i.e. in Outer Alexandra). 

Helps reduce a projected shortfall of dwelling capacity in Outer Alexandra in the long term. 

• Provides a greater choice of housing for households wanting to move to or stay in Alexandra. The 

plan change would deliver a lot size not otherwise provided for Alexandra. 

• The additional capacity, will facilitate greater churn in the local housing market (which can be a 

stimulus for redevelopment and infill), allowing households to shift within wider Alexandra as 

their housing needs change with life stage. 

• Facilitates Alexandra,s population growth, including growth of the Alexandra work force -

supporting economic growth within Alexandra businesses and increasing the vibrancy of the town 

centre by facilitating demand for local shops and services. 

• The development of the land at a large lot residential density, as opposed to operative Rural 

Residential or RuRA zone densities, increases the efficiency of dwelling growth in Outer Alexandra 

- reducing the consumption of the rural land resource for housing and helping to reduce the 

fragmentation of rural land and the dispersal or households. 

• It concentrates 60 net additional dwellings in close proximity to the current urban edge. The site 

offers potential for active transport (particularly biking using the Central Otago Rail Trail on the 

opposite side of Dunstan Road. 

• Although large lot residential properties are not targeted at 'affordable housing', it is relatively 

more affordable than most Rural Residential zone alternatives due to the smaller land area. The 

additional housing capacity will help (to a minor degree) alleviate rising dwelling prices and rents 

driven by the type of property delivered to the market and an imbalance between supply and 

demand across wider Alexandra compared with the status quo. 

• The plan change would enable a private landowner to bring 60 new greenfield sections to the 

market in the short-medium term - increasing the competitiveness of the Alexandra housing 

market which is effectively controlled by the COD Council. 

• The plan change would implement two out of three options proposed for the VSP - being large 

lot residential land use along this portion of Dunstan Road. It is also likely to deliver that proposed 

land use outcome sooner than if the site was reliant on a comprehensive plan change initiated by 

Council (i.e. will deliver housing benefits sooner rather than later). 

• Further, if proposed options 1 or 2 are adopted for the VSP, development of the plan change site 

in the short-medium term may help implement the land use outcomes intended elsewhere along 

Dunstan Road. I.e. it may stimulate the change in land use where zoning is intensified by giving 

surrounding landowners more confidence to subdivide and meet the market. 
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The potential economic costs of the private plan change are those typically associated with housing 

development (and are not unique to this location}. This includes loss of capacity for rural residential 

dwellings on the fringe of Alexandra (assuming no change to operative zoning), the potential opportunity 

cost of slower price rises for current Outer Alexandra dwelling owners (as a result of greater supply and 

competition) and the additional pressure on local services, schools, roads, parking and infrastructure 

associated with additional households using the town centre. There is a cost associated with meeting this 

demand, although that cost depends on the ability of services and infrastructure to absorb further growth 

using current resources26
. 

There is a potential opportunity cost on the uptake of residential capacity in the urban area - particularly 

if this is one of only two options for moderately scaled greenfield growth in or near to Alexandra in the 

short-medium term27. That said, there is other plan enabled residential capacity that can and should be 

released In the urban area as growth is currently being constrained in the township in our view. There is 

sufficient growth in Alexandra and Outer Alexandra to support the plan change and other greenfield 

residential developments at the same time. The proposed plan change also offers a complementary and 

not competing density to urban plan enabled capacity. Further, this effect is only a potential redistribution 

of growth in the short-medium term and not a change in overall growth. The economic benefits to t he 

town centre would be effectively the same. 

Overall, M.E considers that the anticipated economic benefits of the private plan change will outweigh the 

potential economic costs The plan change would positively contribute to the economic wellbeing of the 

Alexandra community and is consistent with strategic planning options being considered by Council. 

26 E.g., the ability of the local schools to take additional enrolments without needing a new classroom. 

27 Here we take account of the 60 lot (approx.) subdivision consented in the urban area (joint venture with Council). 
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Appendix A- COD Zone Schedule 
Rural and Residential District Plan Zone: 
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Appendix B - District SA2 Boundaries 
Statistics NZ 2018 Statistical Area 2 boundaries in Central Otago District. 
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Appendix C- Lot Size Patters Town Extent 
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Appendix D - Title Date Patterns Town Extent 
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Appendix F - District CAU Boundaries 
Statistics NZ 2013 Census Area Unit boundaries in Central Otago District. 
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Appendix G - Rationale Projection Areas 
2017 
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Appendix H - Estimated Zoned Urban 
Greenfield Capacity (Realisable) 
The following parcels are identified as vacant land not otherwise occupied by a lifestyle 

property and that are zoned Residential Resource Area zone in urban Alexandra and 

reasonably able to be developed for one or more dwellings. Details of each parcel sourced 

from Grip.co.nz. 
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Appendix 1-VSP Area of Interest 
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1. Introduction 

1.1 . Molyneux Lifestyle Village Limited proposes to lodge a private plan change to rezone an area 
of Rural-zoned land to facilitate the future development of up 62 large.lot residential properties, 
at a location towards the north of Alexandra ("the site"). 

1.2. This Transportation Assessment sets out a detailed analysis of the transportation issues 
associated with the proposed plan change including changes in travel patterns that are likely 
to arise from development of the site. Where potential adverse effects are identified, ways in 
which these can be addressed are set out. 

1.3. This report is cognisant of the guidance specified in the New Zealand Transport Agency's 
'Integrated Transport Assessment Guidelines' and although travel by private motor vehicle is 
addressed within this report, in accordance with best practice the importance of other transport 
modes is also recognised. Consequently, travel by walking, cycling and public transport is 
also considered. 

Molyneux Lifestyle Village Limited Proposed Residential Plan Change 



2 / 17 

2. Site Overview 

2.1. Location 

2.1.1 . The plan change site is located towards the immediate south of the Dunstan Road / Waldron 
Road intersection, towards the north of Alexandra. The site has frontage onto both of these 
roads. It is currently zoned as Rural Resource Area in the Central Otago District Plan ('District 
Plan') and is currently used for rural activities. 

2.1.2. The location of the site in the context of the local area is shown in Figure 1 and in more detail 
in Figure 2. 

Figure 1: General Location of Plan Change Site 

Figure 2: Aerial Photograph of Plan Change Site and Environs 
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2.2. Roading Classification 

2.2.1. The District Plan classifies Dunstan Road as a Rural Arterial Road. On this basis, it is 
reasonable to conclude that the primary role of the road is to carry through traffic, with direct 
property access being limited. 

2.2.2. Waldron Road is a Local Road, meaning it provides for local journeys and property access. 
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3. Current Transportation Networks 

3.1. Roading Network 

3.1.1. In the vicinity of the site, Dunstan Road is characterised by having a straight and flat 
carriageway, which is subject to a 100km/h speed limit. The traffic lanes are each 3.2m wide 
and the road has a 0.3m wide sealed shoulder. The carriageway is marked with a centreline, 
edge lines and has marked posts on each side. There are swales on each side. The legal 
width of Dunstan Road is in the order of 20m. 

Photograph 1: Dunstan Road Looking South (Site on Left) 

3.1.2. The location where the proposed site access is located is presently formed as a private 
driveway with stone walls on each side. The presence of the driveway enables an assessment 
to be easily made of the sight distances available in each direction. 

Photograph 2: Existing Driveway Serving Site 
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Photographs 3 and 4: Sight Distances along Dunstan Road to Left and Right 

3.1.3. The photographs show that sight distances in each direction are excellent. 

5/ 17 

3. 1.4. Waldron Road lies on the northern side of the site. It has a legal width of 20m but is formed as 
a 4.5m wide unsealed carriageway. The Dunstan Road/ Waldron Road intersection is formed 
as a priority intersection with no auxiliary turning lanes or seal widening. 

Photograph 5: Dunstan Road I Waldron Road Intersection 
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Photograph 6: Dunstan Road Looking North (Site on Right) 

3.2. Non-Car Infrastructure 

3.2.1 . The Central Otago Rail Trail lies to the immediate west of Dunstan Road and is separated 
from it by a landscaping strip of around 25m. The Rail Trail itself is around 4m wide and is 
gravelled. 

Photograph 7: Rall Trail (Site on Right) 

3.2.2. Other than the landscaping strip, there are no impediments to gaining access to the Rail Trail 
from Dunstan Road (and vice versa) and accordingly there is a network of informal routes 
through the landscaping (as can be seen on the right of the photograph above). 

3.2.3. There is no specific provision for walking or cycling alongside the formed roads in the area. 
There is no public transport in the area. 
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3.3. Future Changes 

3.3.1. There are no known changes to the roading environment in the immediate area that are set 
out in any overarching strategies or guides. 
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4. Current Transportation Patterns 

4. 1. Traffic Flows 

4.1.1. According to the MobileRoad website, Dunstan Road carries 850 vehicles per day (two-way) 
with Waldron Road recorded as carrying 35 vehicles per day (two-way). 

4.1.2. A road typically carries around 10% of its daily traffic flows in the peak hours. This suggests 
that the peak hour traffic flows on Dunstan Road and Waldron Road are around 85 and 3 
vehicles per hour (two-way). 

4.1.3. The Austroads Guide to Traffic Management Part 3 ('Traffic Studies and Ana/ysis1 sets out 
thresholds regarding the need for detailed traffic analyses at intersections, and the traffic flows 
below which detailed analyses of unsignalised intersections are unnecessary since the 
intersection operates under 'free-flow' conditions. An extract from this is replicated below. 

Major Road Type 
Traffic Volumes (Vehicles Per Hour) 

Major Road Minor Road 

400 250 

Two lane road 500 200 

600 100 

Table 1: Extract from Table 6.1 of Austroads Guide to Traffic Management Part 3 (Intersection 
Volumes below which Capacity Analysis is Unnecessary) 

4.1.4. It can be seen that the volumes fall well below these thresholds, and accordingly, no analysis 
has been carried out. In essence, at present the reading network will operate under 'free-flow' 

conditions. 

4.2. Non-Car Modes of Travel 

4.2.1 . Given that the area is predominantly rural, it can reasonably be expected that it will be relatively 
lightly used by pedestrians and cyclists. It is considered that the absence of infrastructure for 
these road users is therefore not unreasonable. 

4.2.2. The exception to this is the Rail Trail, with conservative estimates of 15,000 users per year 
and up to 3,000 users per month1 (March and April are the most popular months with little use 
during June, July and August). 

4.2.3. There are no regular bus services that pass the site. Although several longer-distance services 
pass nearby on the highway, there are no bus stops provided within walking distance. 

https:/lwww .codc.govt.nz/repository/libraries/id :2apsqkk8g 1 cxbyoqohn0/hierarchy/sitecollectiondocurnent 
s/reports/other-reports/Otago%20Central%20Rail%20Trail%20User%20Survey%20Analysis%202014-

15.pdf 
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4.3. Road Safety 

4.3.1. The NZTA Crash Analysis System has been used to establish the location and nature of the 
recorded traffic crashes in the vicinity of the site. All reported crashes between 2011 and 2020 
were identified2, plus the partial record for 2021, for Dunstan Road for 1 km to the north and 
south of the site plus the full length of Waldron Road. 

4.3.2. This showed that there have been three crashes recorded: 

• around 700m south of the site (at Hillview Drive), one crash occurred when a 
northbound truck driver was overtaking a scooter rider who then turned right across 
the path of the truck. The crash resulted in serious injuries; 

• around 400m south of the site, one crash occurred when a northbound truck driver 
overtook a car in front that was moving slowly, but the car then turning right, across 
the path of the truck. The crash resulted in minor injuries; 

• around 150m north of the site, one crash occurred when a northbound driver 
experienced sunstrike, swerved to avoid a perceived obstruction, and lost control of 
their vehicle. The crash resulted in minor injuries; 

4.3.3. The historic pattern of crashes does not indicate any particular safety-related deficiencies on 
this part of the reading network. 

2 A ten-year period has been used due to the traffic volumes on Dunstan Road being below 1,000 vehicles 

per day. 
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5. Proposal 

5.1. The proposed plan change will facilitate the development of up to 62 large-lot residential 

dwellings. 

5.2. Since the proposal is for a plan change, it is understood that there is no confirmed scheme 
plans for the area. However a Structure Plan has been produced, as shown below. 

Figura 3: Structure Plan for Site (Extract from Paterson Pitts Drawing) 

5.3. It can be seen that access onto the roading network is proposed to be gained onto Dunstan 
Road, in the location of the existing driveway. The access road will serve a loop road located 
approximately centrally within the site, but with two small cul-de-sacs to the northeast and 

southeast. 
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6. Traffic Generation and Distribution 

6. 1. Traffic Generation 

6.1.1. Traffic generated by residential developments is known to vary for a variety of reasons, with 
one such reason being the proximity (or otherwise) to employment and community facilities. 
Where a dwelling is some distance from these types of facilities, the traffic generation rates 
tend to be lower than for residences that are closer due to 'trip chaining', that is, the tendency 
of a resident to carry out multiple visits to different destinations during the same trip away from 
the dwelling. 

6.1.2. In this case, it is likely that traffic will be associated with employment locations in Alexandra or 
further afield in Cromwell, and there is also likely to be travel to schools in Alexandra. As 
Alexandra is less than 3km away, for this analysis a rate of 8 vehicle movements per day per 
residence has been used, with 1 vehicle movement per residence occurring in each of the 
peak hours. 

6.1.3. In the morning peak hour, 85% of these vehicles are likely to be exiting the site, with 65% of 
the generated vehicle movements entering the plan change site in the evening peak hour. 

6.2. Trip Distribution 

6.2.1. With regard to the distribution of these vehicles, it is anticipated that the vast majority will be 
associated with travel to/from Alexandra and therefore for the purposes of this analysis, an 
allowance has been made for 90% of vehicles to travel to/from the south. 
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7. Effects on the Transportation Networks 

7. 1. Roading Capacity 

7.1.1. Based on the traffic flows above, the increases due to development of the site will be: 

• Daily Traffic Volumes: 
o Dunstan Road (south of site) prior to plan change: 850 vehicles (two-way) 
o Dunstan Road (south of site) after plan change: 1,296 vehicles (two-way) 
o Dunstan Road (north of site) prior to plan change: 850 vehicles (two-way) 
o Dunstan Road (north of site) after plan change: 900 vehicles (two-way) 

• Peak Hour Traffic Volumes: 
o Dunstan Road (south of site) prior to plan change: 85 vehicles (two-way) 
o Dunstan Road (south of site) after plan change: 141 vehicles (two-way) 
o Dunstan Road (north of site) prior to plan change: 85 vehicles (two-way) 
o Dunstan Road (north of site) after plan change: 91 vehicles (two-way) 

7 .1.2. These volumes are still well with in the capacity of the roads. The heaviest flow of 141 vehicles 
per hour equates to just one vehicle movement every 15 seconds. 

7 .1. 3. No modelling has been undertaken for the proposed access between the plan change site and 
Dunstan Road. Given that the volumes on both roads will be low, the thresholds set out in the 
Austroads Guide will not be met and the intersection(s) will operate under free-flow conditions. 

7.1.4. Overall then, the traffic generated by full development of the plan change site can easily be 
accommodated on the road network. 

7.2. Non-Car Modes of Travel 

7.2.1 . The development of the site may result in increased levels of walking and cycling in the 
immediate area. These will only be moderate because of the scale of development. 

7 .2. 2. It is typically accepted that people will walk a maximum of 1 km to reach a particular destination, 
and will cycle a maximum distance of 3km. In this regard, there are few destinations within 
1 km, but in practice, the Rail Trail provides a high-quality and largely off-road connection of 
less than 3km to The Terrace primary school and Dunstan High School, as well as to the 
leisure facilities at Molyneux Park. There are also a number of employment opportunities 
towards the south (for instance at Ngapara Street) which also lies within 3km of the site. 

7. 2. 3. The size of the subdivision is not sufficient that it will give rise to the need for a public transport 
service. 

7.3. Road Safe'ly 

7. 3.1. Based on a review of the road safety records, the proposal is unlikely to result in adverse road 
safety effects arising as a result of the increase in traffic flows on the road network. 

7.3.2. The location of the access into the site (as shown on the Structure Plan) means that sight 
distances towards the north and south well in access of 300m are available, which exceeds 
the minimums required for the prevailing speed limits. 

7.4. Dunstan Road Cross-Section 
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7.4.1 . Development of the site will increase traffic flows on Dunstan Road. As noted above, the traffic 
lanes are a total of 6.4m wide and the shoulders are 0.3m wide. The Council's Engineering 
Code of Practice does not specify a width for a Rural Arterial Road as it only goes as far as a 
Collector Road. However since it also states that roads with an AADT of more than 2,500 
vehicles per day requires a specific design, this implies that roads of less than 2,500 vehicles 
per day do not require specific design and therefore that the Code of Practice can be used. 

7.4.2. The highest specification of road is shown with a 7.0m carriageway width and 0.25m wide 
shoulders. The existing road is therefore of a lesser standard than required under the Code of 
Practice. 

7.4.3. The proposal will result in traffic flows increasing by around 500 vehicles per day. The resultant 
daily traffic remains below the threshold of 2,500 vehicles where specific design is required, 
suggesting that the same cross-section of road is required after development of the site, of a 
7.0m carriageway and a 0.25m shoulder. 

7.4.4. In view of the road reserve width available and the favourable topography, this widening can 
easily be accomplished. However it is considered that the need for this widening should be 
assessed and confirmed when land use and/or subdivision consents are sought, since in 
practice, the increase in traffic relates to just one additional vehicle movement per minute at 
the very busiest of times, which can be easily accommodated within the existing formation. 

7.5. Site Access 

7.5.1. The proposal will create a priority intersection on Dunstan Road. The width of the legal road 
means that there is no impediment to achieving an intersection layout that meets relevant 
guides and standards. Sight distances are excellent, as shown on Photographs 3 and 4 above. 

7.5.2. At the busiest time there could be up to 36 vehicles turning right into the site. Under the 
warrants set out in the Austroads Guide to Traffic Management Part 6 ('Intersections, 
Interchanges and Crossings'), and taking into account the through traffic on Dunstan Road, a 
n auxiliary right-tum lane is not required. Similarly, the traffic flows do not warrant an auxiliary 
left-turn lane at the access. 

7.5.3. The proposal will also lead to an increase in crossing movements of Dunstan Road associated 
with cyclists, and potentially some pedestrians, accessing the Rail Trail. Sight distances 
between all road users are excellent but the high speed limit on Dunstan Road means that in 
the event of any collision, it is likely that injuries will be serious. However as with any other 
new roading infrastructure, it can be expected that a road safety audit will be carried out of the 
detailed design, and this will include addressing matters relating to walking and cycling. The 
legal width of Dunstan Road is such that measures can be introduced to support crossing 
movements at that time, such as a formally marked crossing location or a pedestrian refuge. 

7.5.4. The proposed site access is located 220m from Waldron Road (measured centreline to 
centreline). The Council's Engineering Code of Practice adopts Standard NZS4404:2004, with 
the latter setting out that "the separation between any two roads intersecting a road of local 
distributor class or high than this class shall be a m;nimum distance of 1 SDm centreNne to 
centreline" (paragraph 3.3.7). This separation is therefore achieved by the Structure Plan. 
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8. Statutory Framework 

8.1. Introduction 

8.1.1 . There are a number of statutory documents that are relevant to plan change requests. These 
are discussed in detail below, together with an assessment of whether the plan change request 
aligns with the strategic guidance given. 

8.2. Otago Regional Land Transport Plan 2015-2021 

8.2.1 . The purpose of the RL TP is to "set our vision of transport in the future and how intend to 
achieve this by funding and providing transport services and infrastructure". The June 2018 
update of the document also adds ·' .. . and by concentrating over the next few years on 
achieving a safer and more sustainable transport system that supports and enhances regional 
developmenr. 

8.2.2. The key long-term strategic objectives are: 

• A transport system that is safe; 
• A transport system that delivers appropriate levels of service; 
• A transport system that supports economic activity and productivity; 
• A transport system that provides appropriate transport choices; 
• A transport system based on effective coordination; and. 
• Mitigating the effects of the transport system on the environment 

8. 2. 3. The traffic generated by development of the site can be accommodated on the reading network 
with appropriate levels of service, and there are no reasons to anticipate that adverse road 
safety effects would arise as discussed further above. The location of the site is within 3km of 
a number of likely destinations (employment, schools and leisure facilities) meaning that 
cycling is a practical option. This route would largely be on the Rail Trial and separated from 
vehicle movements. 

8.2.4. If there was to be a local bus network within Alexandra in future, then it is possible than 
Dunstan Road could form parr of a route. This would therefore result in the site being 
accessible by public transport. 

8.3. Otago Regional Public Transport Plan 2014 

8.3.1 . This Plan focusses on areas with higher numbers of residents, specifically the Wakatipu Basin 
and Dunedin. As such, there is little mention made of Alexandra or surrounding areas. 
However the plan change request does not preclude the ability to implement public transport 
in future. 

8.4. Central Otago District Plan 

8.4.1 . The District Plan sets out a number of transportation-related rules with which any development 
is expected to comply. Although the proposal is for a plan change, consideration of these rules 
is important at this stage in order to identify whether the plan change provisions should seek 
to exempt development from any rules, or conversely, to introduce new rules specific to the 
zone. 
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8.4.2. Consequently an assessment of the plan change provisions against these rules has been 
undertaken and the results are summarised below 

8.4.3. District Plan Part 12.7.1: Access Standards from Roads: Part (ii): Sight Distances 

8.4.3.1. Under the District Plan, assuming that roads within the site are subject to a speed limit of 
50km/h (being typical for a residential subdivision) then each lot requires a sight distance of 
40m at its access. This can be achieved through careful site layout design, as the Structure 
Plan shows that lots typically have a frontage of at least 33m onto any of the internal roads. 

8.4.4. District Plan Part 12. 7. 1: Access Standards from Roads: Part (iiij: Access to Rural Arterial 
Roads 

8.4.4.1.This part of the District Plan requires accesses to be constructed to particular layouts. However 
it is unlikely that there would be direct accesses onto Dunstan Road due to the presence of 
the internal network which provides a lower speed environment and thus reduces the potential 
road safety risk. Also under these provisions, as the speed limit on Dunstan Road is 100km/h, 
there needs to be a spacing between accesses of at least 200m which could not be achieved 
in view of the size of the lots. 

8.4.S. District Plan Part 12.7.2: Parking: Part (i): Number of Spaces 

8.4.5.1.At this stage, no detailed layout has been produced for the individual lots. However their likely 
size means that each will be able to provide several car parking spaces, meeting Plan 
requirements. 

8.4.6. District Plan Part 12.7.2: Parking: Part (ii): Parking in Excess of Three Spaces 

8.4.6.1.lt is not expected that any lots will provide more than three parking spaces. 

8.4. 7. District Plan Part 12. 7.3: Loading and Manoeuvring: Part (i): Servicing Activities 

8.4.7.1.The proposal is for residential activities and therefore the loading and unloading of goods is 
not expected to occur frequently. 

8.5. Council's Engineering Code of Practice 

8.5.1 . The Council has a Code of Practice which sets out appropriate widths for the internal roads 
within the plan change site. It is not considered that there are any reasons why these could 
not be met. If it is proposed to deviate from the Code of Practice, an application would need to 
be made and considered at the appropriate time. 

8.6. Summary 

8.6.1 . It is considered that the plan change request is aligned with the strategic objectives of the 
Otago Regional Land Transport Plans 2015-2021, as relevant to this particular area. The 
Otago Regional Public Transport Plan is not particularly relevant due to the focus on other 
areas, but the plan change request is not contrary to it. 

8.6.2. The site layout is likely to be able to comply with all the transportation requirements of the 
District Plan. 
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8.6.3. In view of the situation, it is not considered that the plan change proposal needs to include any 
specific transportation-related Rules. Rather, the existing Rules of the District Plan are 
appropriate, and resource consent applications can be made in the event that the detailed site 
layout design introduces non-compliance with these. 
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9. Conclusions 

9.1 . This report has identified, evaluated and assessed the various transport and access elements 
of a plan change request for large-lot residential activities (facilitating up to 62 lots) at 
Alexandra. 

9.2. Overall it is considered that the traffic generated by the development of the plan change site 
can be accommodated on the adjacent roading network without capacity or efficiency issues 
arising. In practice, the traffic flows on Dunstan Road are very low at present, and development 
of the site generates relatively little traffic, meaning that the proposed site access will operate 
under 'free flow' conditions, and Dunstan Road remains operating well within its maximum 
capacity. 

9.3. The crash history in the vicinity of the plan change site does not indicate that there would be 
any adverse safety effects from the proposal. Dunstan Road is flat and straight and therefore 
sigh distances at the proposed site access will be excellent. 

9.4. The internal roads within the site are likely to be able to comply with the Council's standards. 
Dunstan Road itself presently does not compty with the Council's Engineering Code of 
Practice, as the carriageway is 6.4m wide rather than the 7.0m width expected under the Code. 
However in practice the development of the site generates only one additional vehicle 
movement on the road network at the very busiest of times, and Dunstan Road is already 
lightly-trafficked, meaning that in practice the current carriageway width wilt function 
adequately. 

9.5. Although there is presently only a Structure Plan proposed, it is likely that there will be a high 
degree of compliance with the transportation requirements of the District Plan and at this stage 
no non-compliances are expected. The plan change is also aligned with overarching strategic 
documents for the area 

9.6. Overall, and subject to the preceding comments, the plan change request can be supported 
from a traffic and transportation perspective and it is considered that there are no traffic and 
transportation reasons why the plan change could not be approved. 

Molyneux Lifestyle VIiiage Limited 

Carriageway Consulting Limited 
April 2021 
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Disclaimers and Limitations 
«insert here» 

IMPORTANT - Please read and follow instructions below: 

All technical reports must include a disclaimer I limitation statement. The 
author of the report, in consultation with the Project Director. must ensure 
that the disclaimer is appropriate for the report and services provided. 

Please comolete the infoanot,on in the yellow h1czh/Jghted sections below 
and then delete this.fJlml. text box 

Please contact the WSP Legal Team 1f you have any questions. 

This report ('Report') has been prepared by WSP exclusively for [insert Client Name] ('Client') in 
relation to [insert short description of purp0se of report] ('Purpose') and in accordance with t he 
[insert description and date of our contract with client eg. Short form Agreement with the Client 
dated ~ ]. The findings in this Report are based on and are subject to the assumptions specified 
in the Report [and ... list any other documents that contain our assumption~ Offer of Setvices 
dated xxx). WSP accepts no liability whatsoever for any reliance on or use of this Report. in whole 
or in part. for any use or purpose other than the Purpose or any use or reliance on the Report by 

any third party. 

Option: Add disclaimer of liability for reliance on client-supplied data if appropriate 
In preparing the Report, WSP has relied upon data, sutveys, analyses, designs, plans and other 
information ('Client Data') provided by or on behalf of the Client. Except as otherwise stated in the 
Report, WSP has not verified the accuracy or completeness of the Client Data. To the extent that 
the statements, opinions, facts. information, conclusions and/or recommendations in this Report 
are based in whole or part on the Client Data, those conclusions are contingent upon the accuracy 
and completeness of the Client Data. WSP will not be liable in relation to incorrect conclusions o r 
findings in the Report should any Client Data be incorrect or have been concealed, withheld, 
misrepresented or otherwise not fully disclosed to WSP. 
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Executive Summary 
Molyneux Lifestyle Village Ltd (herein referred to as 'the Client') commissioned Opus International 
Consultants Ltd (Opus) to undertake a Detailed Site Investigation (DSI) for a piece of land located 
at 269 Dunstan Road (herein referred to as 'the site'). The site is proposed to be subdivided with 
land use change and ground disturbance. 

Prior to this commission CPG had undertaken a Preliminary Site Investigation (PSI) with 
preliminary sampling and analysis of the property in order to give an indication of the risks to 
human health and the environment. The findings of the PSI indicated that t he site investigated, 
which constitutes part of the subject site, is currently suitable for rural residential living, inclusive of 
consumption of up to 25% of dietary produce from produce grown on site with respect to NES 

SGVs. 

This DSl assessment has been undertaken to further investigate the remainder of the site and to 
supplement and confirm the existing CPG report findings: subsequently addressing the 
requirements of Central Otago District Council (CODC) for a Land Use Change in accordance with 
the provisions of the National Environmental Standards (NES) regarding subdivision of potentially 
contaminated land. 

A Detailed Site Investigation programme was undertaken on 7 th and 10th June 2077, by an Opus 
SQEP. Soils samples were taken from near surface soils to depths of up to 300mm. Sample 
locations were determined by the SQEP prior to commencement of site works and were located 
randomly within a grid basis to cover all areas of the site, filling in gaps of analytical data gained 
from the PSI. The results of both the PSI investigation and the subsequent DSI are included within 

this report. 

Thirty five samples of soil were taken as part of this investigation, with samples from within the 
vineyard composited on a 2:1 basis for analysis, along with four samples from previous 
investigations. 

Results from these screening analyses have initially been compared against soil guideline values 
(SGVs) from the National Environmental Standards (NES) Appendix B: Soil Contaminant Standards. 
Chemical analysis results have revealed no elevated concentrations of heavy met als, PAH's, MAH's 
and pesticides within the near surface soil sampled. In addition, with the exception of ClO - Cl4 
within one sample, TPH's were not encountered in elevated concentrations across the remainder 
of the site. It should be noted that this result was not unexpected as S79 was collected at 0.20m 
bgl in an area situated directly below the above ground fuel tank located on the site. A 
landfill/waste disposal pit was noted on the eastern side of the site which will require remedial 
measures should development of this area be undertaken. The remaining site area is considered 
suitable for rural residential purposes. As such, it is considered highly unlikely that there is a risk to 
human health should the proposed residential activity be undertaken on the proposed residential 

subdivisions of the site. 

Remedial options for the fuel tank area include doing nothing if the land use in the vicinity of the 
above ground fuel tank is to remain unchanged and localised site stripping with associated 
validation testing if there is a proposed land use change and ground disturbance within the 
vicinity of the fuel tank. The merits of each option are discussed in more detail within the 

conclusion of thls report. 

©WSP New Zoa\and Limited 2020 2 
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l Introduction 
Molyneux Lifestyle Village Ltd (herein referred to as 'the Client') commissioned Opus International 
Consultants Ltd (Opus) to undertake a Detailed Site Investigation (DSI) for a piece of land located 
at 269 Dunstan Road (herein referred to as 'the site').Since that commission the plans for the 
development site have changed and this report, completed by WSP New Zealand Ltd, includes 
the amendments for the proposed site layout. The Site is proposed to be subdivided with a land 
use change and ground disturbance providing the development w ith residential living in a rural 

setting. 

Prior to this commission CPG had undertaken a Preliminary Site Investigation (PSI) (Job number: 
70565216 April 2072) with preliminary sampling and analysis of the property in order to give an 
indication of the risks to human health and the environment. The CPG report did not investigate 
the whole of the site; their report only investigated the southern quadrant an area used to dispose 
of winery wastewater (herein referred to as 'the CPG site). The findings of the PSI indicated that 
the portion of the site investigated is currently suitable for rural residential living, inclusive of 
consumption of up to 25% of dietary produce from produce grown on site with respect to NES 

SGVs. 

This DSI assessment has been undertaken to further investigate the remainder of the site and to 
supplement and confirm the existing CPG report findings in order to address the requirements of 
Central Otago District Council (CODC) for a Land Use Change in accordance with the provisions of 
the National Environmental Standards (NES) regarding subdivision of potentially contaminated 

land. 

l.l Objectives 

This report has been prepared in order to assess the potential for ground contamination across the 
site and to supplement and confirm the existing CPG report findings. The presence of vineyard 
activities on site indicates that the site is considered to be within the remit of the National 
Environmental Standards (2011), Appendix C - Hazardous Activities and Industries List (HAIL) 

namely: 

Al 0: Persistent pesticide bulk storage or use including sport turfs, market gardens, orchards, glass 
houses or spray sheds. 

As such the following objectives have been identified: 

• Determine whether potentially contaminating activities have been undertaken on the site or 
its surrounds; 

• Assess the potential risk of these activities to affect human hea Ith or the environment, 
particularly within the surrounds of the proposed development area; 

• Assess whether further assessment or action is required with respect to the risks assessed; 

• Determine the likely impact upon sensitive receptors including site users, occupiers and 
construction workers on site; and 

• Provide recommendations where appropriate. 

7.2 Scope of Work 

In order to achieve the objectives set out above the following scope of works was undertaken: 

• l=<eview of all Preliminary Site Investigation data and findings; 

©WSP New Zealand Limited 2020 3 
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• A site investigation comprising near surface soil sampling in order to provide additional 
information regarding the soil chemistry with respect to heavy metals, pesticides, and 
hydrocarbon concentrations at the site; 

• Characterisation of the soils taking in to consideration the findings of nearby investigations to 
determine the risk to human health and the environment. 

• Characterisation of the site in line with NES guidance. 

=P New Zeeland Limited 2020 4 
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2 Previous Investigation Summary 
In May 2012 CPG carried out a PSI on 4.5 hectares of land at 269 Dunstan Road, Alexandra on 
behalf of SBS Bank in order to determine whether contaminants were present at levels high 
enough to warrant further action subject to being suitable for subdivision. The investigat ion 
carried out by CPG relates to the southern quadrant of the site being investigated in this DSI. A 
summary of the report corresponding to this investigation is given below. 

2.1 Background Information 

Located at 269 Dunstan Road, Alexandra the CPG site is listed on Central Otago District Council 
files under identifiers OTSB/1024 and OTSB/1025 and is zoned rural residential. 

The land was first leased to William Hill Grant in 7960, and has been occupied and managed by 
the Grant family to the present day. A winery has been run on part of the land adjacent to the 
CPG site since 1973, the CPG site itself has not seen significant use during this time. For a period, 
the cultivation of asparagus, was trialled before being discontinued. Intermittently, sheep have 
been allowed to graze on the land. Since 2003 the site has been used to discharge winery 
wastewater (ORC consent 2003.384) and to dispose of grape peels and seeds. 

Due to a past land use for waste disposal activities, the site may be interpreted to be a HAIL site 
(Hazardous Activities and Industries List site). As the waste that has been recently disposed to land 
at the site is a product of agricultural activity, potential contaminants are similar to that which 
might be anticipated from historical agricultural activities, i.e. pesticides, heavy metals and 
impurities that might be present in certain soils. Whilst there is some potentia l for the disposal of 
winery wastewater to land to cause contamination, the probability of this is low as the waste 
generated by the winery is primarily constituted of materials that are intended for human 
consumption. Additionally strong corrosive cleaning agents are reportedly not used. 

Furthermore, the site has only been very marginally and sporadically cultivated. thus the present 
and recent potential for agrichemical accumulation and persistence is low. While grapes are 
grown on adjacent land, a few rows of which overlap onto the site boundary, it was noted that the 
grape growing operation is GrowSafe certified. GrowSafe is a scheme that trains people to apply 
agrichemicals in a safe, responsible and effective way with minimal adverse impact on human, 
environmental and animal health. 

The ground surface at the CPG site and its immediate surroundings is flat The area on which the 
CPG site is situated overlies a geological basement that is primarily composed of a schist/fertiary 
mudstone that is overlain by sandy gravels and mixed glacial and alluvial deposits. 

There is no surface water at the site; the site is close to the Clutha River, which lies just on the other 
side of the golf course that is immediately opposite the CPG site, across Dunstan Road to the west. 
Rainfall averages 350 mm/year, much of which reaches the Dunstan Flat sub-aquifer underling 
the site, depth to groundwater is highly variable. and most likely to be l-3m. 

2.2 CPG Results and Recommendations 

Four samples were taken and then combined prior to testing as a composlte sample for heavy 
metals and pesticide residues. Due to the use of composite sampling the soil guideline values 
(SGV) are divided by the number of samples composited resulting in adjusted soil guideline values 
(ASGV). The analysis of the composite sample resulted in all determinands being below the ASGV 
apart from an arsenic concentration of7mg/kg which was higher than the ASGV of4.3 mg/kg 
resulting in a technical exceedance for arsenic. 

As such further investigation was warranted and the four individual samples were individually 
tested for arsenic, in order to determine any individual exceedances above the SGV. The results 
categorically confirmed that the arsenic concentrations in all of the samples tested were well 

©WSP New Zealand Limited 2020 5 
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below the SGV of 17mg/kg as the highest result was 8mg/kg in Sub-sample 2, as such there were 
no exceedances of the SGV across the CPG site tested. CPG determined that the levels of arsenic 
detected are noted to probably arise due to a slightly elevated baseline value originating from the 
weathered schists found throughout the area. 

In summary there was no evidence of HAIL activity or previous investigations and as no 
contaminants were found at levels above SGVs, and by this criterion the CPG slte is not deemed to 
be contaminated. As such the PSI report concluded that the CPG site is currently suitable for rural 
residential living, inclusive of consumption of up to 25% of dietary produce from produce grown 
on site with respect to N ES SGVs. 

Based on the results obtained in this investigation CGP recommended that this report be provided 
to the Otago Regional Council with a request for a status update reflecting that the CPG site has 
been investigated with regards to being a potential HAIL site, with a negative result. 

©WSP New Z@ala~d Limited 2020 6 
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3 Site Identification and Description 

3.1 Location and Description 

The site is located at 269 Dunstan Road, Alexandra, as shown on the Site Location Plan in Figure l. 

Figure 1: Site Location Plan 

The site comprises four land parcels legally described as 

_Approximate 
· ite Location 

• Pt Lot 13 Deposited plan 3794 (Certificate of Title OTSB/1137) ~4.0Sha. Owned by William Hill 
Holdings Limited. 

• Pt Lot 13 Deposited plan 3194 (Certificate ofTitle OTSB/1738) ~4.25ha. Owned by William Hill 
Holdings Limited. 

• Pt Lot72 Deposited plan 3194 {Certificate ofTitle OTSB/1024) -4.17ha. Owned by David 
James Grant 

• Pt Lotl2 Deposited plan 3194 (Certificate ofTitle OTSB/1025) -4.06ha. Owned by William Hill 
Holdings Limited. 

The site has a total approximate area ofl6.Sha. 

Adjacent land uses to the site generally comprise rural residential land, lifestyle blocks with 
Dunstan Road immediately bounding the west of the site. At its closest point the site is located 
550m east of the Clutha River. 

Details of the land surrounding the site are shown on the Quickmap plan in Figure 2. 

©WSP New Zealand Limited 2.020 7 
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Figure 2: Quickmap plan of site and surrounds 

3.2 Geology and Hydrogeology 

. 

. -r-~ 

~ 

The geology of the site is shown on the l:250,000 scale GNS Geology Web Map extract (accessed 
July 2077) as shown in Figure 3. 

This map indicates the site to be underlain by the Albert Town Advance superficial deposits 
comprising Late Pleistocene outwash deposits unweathered to weathered loose sandy to silty well 
rounded gravel, usually on large outwash plains. Basement geology consists of the Caples Group a 
well foliated schist with common quartz veins1

. 

Naturally occurring arsenic bearing rocks associated with Otago Schist are well publicised2 with 
weathering of natural rocks along with human mining activities in the area potentially allowing 
transportation of mineral rich debris across the area. 

A review of the GNS Active Faults Database indicates that the nearest active fault, the Damsite 
Fault, lies some 7.5km north west of the site, as shown in Figure 4. This sinistral fault is described to 
have an unknown slip rate with a recurrence inteNal of between 5,000 and 10,000 years. 

The property is located within the Dunstan Flats Aquifer catchment which was noted to have 
good water quality3

. 

1 http://www.orc.govt.nz/Publications-and-Reports/Research-and--Technical-Reports/Groundwater/Alexandra-Basin· 
Allocation-Study/ 
2 Craw & Pacheco (2002). Mobilisation and bioavailability of arsenic around mesothermal gold deposits in a semiarid 
environment, Otago, New Zealand 
3 httpJfwv,;w.orc.govt.nz/Publications-and-Reports/Research-and-·Technical-Reports/Groundwater/Alexandra-Basin­
AI location-Study/ 
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All surface water flow in the area follows the general topography in a general south-westerly 
direction towards the Clutha River which is in hydraulic continuity with the aquifer. 

Grow Otago4 rainfall data indicated an annual median rainfall of between 351-400 mm in the 
vicinity of the site with a median annual potential evaporation of around 100 mm. However, t he 
extremely well drained soils on the site indicate that the site typically has a water deficit prior to 
any irrigation measures. 

NZ 1 :250K Geologic.al Units 

Ktyn~me 

Simple name 

M,1in ro<:k name 

Stratigraphic age 

~ Oucription 
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grnel 
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plains 

.a11d1ihdly 

Lite Pi.ti100e11e ~e"u 
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Figure 3: Geological Extract of the CNS Geology Web Map 

~ .. 
Oamsite Fault 

~~ 

\ 
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Figure 4: Extract from GNS Active Faults Database 

4 http://growotago.orc.govt.nz/ 
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3.3 Site History 

A review of available aerial photographs has indicated that vines have been located on the site 
since at least 2005. 

Details of the site history contained within the Preliminary Site Investigation report prepared by 
CGP for part of the site indicates that from the 1960 up until its sale earlier this year, t he land was 
leased to the Grant family and used as a winery on the eastern part of the site while the remaining 
land, currently pasture, has intermittently cultivated or been grazed. Since 2003 this land has 
been used to discharge winery wastewater (ORC consent 2003.384) as well as disposal of g rape 

peels and seeds. 

The CPG report also indicates that the vineyard is currently certified as GrowSafe under the New 
Zealand Agrichemical Education Trust (NZAET). The vines are currently not tended or harvested for 

winemaking. 

Historical information is presented in Appendix B. 

3.4 Land Use Database 

A review of CODC's District Plan Maps indicates that the piece of land lies within a Rural Resource 

Area. 

From information available on CODCs eDocs website (accessed July 2017), it is evident that the site 
has previously been subject to seven resource consent applications, as detailed in Table 1. 

Table 1: Consent applications for the site 

DATE DE1AILS OF CONSENT APPLICATION 

7993 Additions/implement shed - consent issued 

7998 Additions to winery-consent issued 

2000 Installation of woodsman ds80- consent issued 

2000 Erect toilet/changing room - consent issued 

2002 Additions to winery- consent issued 

2005 Install a new diesel fire appliance -consent issued 

2005 Erect shed garage/workshop - consent issued 

In addition a single resource consent was issued in 2014 giving subdivision consent. 

3.5 Site Inspection 

A site inspection was undertaken on the 6th July 2017 by an Opus (now WSP) SQEP. Details of the 
inspection are outlined below with a site plan presented within Appendix Band a selection of site 

photographs presented within Appendix C. 

The Detailed Site Investigation site visit was completed on 7th and 10th June 2017 by an Opus 
SQEP. Samples of near surface soil were taken during this site visit for soils analysis. 

During both site visits, the site was accessed off Dunstan Road via a gate and track in the centre of 
the site. The topography of the site was generally flat. However, a number of tracks were noted to 
crisscross the site presumably used to move equipment around the site. 

The northern and eastern sections of the site were covered with vines and overgrown g rasses. To 
the south and west there is rough pasture, while a number of buildings including a residential 

©WSP New Zealand Limited 2020 10 



f"'rojecl Number 6-XZ3'/I 00 

269 Dunslan Road, /\le;xandrci 
Det.:iilod Site lr>VPSlig,·ition 1<eport Mnl\'l'leux Litestylo Villa<Je I id 

building are located in the centre of the site, with a chemical storage shed situated on a concrete 
pad located along the eastern boundary in the southern portion of the site. 

At the time of the site inspection and walkover no chemicals were noted in t his area, it is 
understood that the vineyard has not been operational for some time. A number of empty plastic 
containers and storage tubs were noted alongside the shed and garage area on the southern part 
of the site, however no visible or olfactory signs of contamination was noted around the storage 
area. An above ground fuel tank was also noted in the centre of the site, a petrochemical odour is 
identifiable in this area. In the southern portion of the site a waste pit is easily identified, the 
primary use of this pit is to burn rubbish. 

During both of the site inspections no obvious signs of contamination were noted, nor were any 

signs of vegetation dieback encountered. 

Topsoil encountered on the site was noted to comprise a non- cohesive silty sand with abundant 
sub rounded to rounded gravel and cobbles. 

©WSP New Zealand Limited 2020 11 
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4 Proposed Development 
The Client proposes to develop a number of subdivisions and associated land use change across 
the 16.5 ha piece of land with a minimum lot size of 2007m2 and a maximum lot size of700lm2

. 

It is understood that the existing house and winery wll\ remain on the site. 

It is understood that resource consent is being sought for these subdivisions. A copy of the 
proposed development plan is attached within Appendix D. 

©WSP New Zealand Limited 2020 12 
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5 Conceptual Site Model 
This section of the report relates to the assessment of contamination arising from the previous and 
current site conditions, both on and off the site that may impact on the proposed subdivision and 

land use change. 

5.1 Source-Pathway-Receptor Assessment 

5. 7. 7 Potential Sources of Contamination 

Potential of sources of contamination on the site are likely a result of current and historical 
viticulture activities on the site along with the above ground fuel tank. No spray records 
were available for the site, however it can be assumed that a standard range of 
agrochemicals was used across the site prior to its last crop in 2004. As such potential 
sources of contamination are likely to include: 

• Organochlorine, organo-nitrate pesticides; 

• Heavy metals including arsenic: and 
• Hydrocarbons. 

5. 72 Pathways 

Plausible pathways such as inhalation, dermal contact, ingestion, leaching, and migration of 
contaminated groundwater, migration of ground gases and hazardous vapours as well as 
aggressive attack on construction materials have all be considered as part of the 
development of the conceptual site model for this site. 

The most plausible pathways for contaminant migration associated with this site are 

therefore considered to be: 

• Inhalation of contaminated dust; 
• Dermal Contact with contaminated soils/water; 
• Ingestion of contaminated material or food; and 
• Leaching of contaminants through the soil matrix. 

5. 7.3 Potential Receptors 

Considering the environmental setting of the site and the potential sources of 
contamination, the most sensitive receptors on the site have been identified as being end­
users of the site such as future occupiers and residents (via direct contact with contaminated 
soils and direct ingestion pathways) and construction workers (via direct contact, ingestion 
and inhalation of dusts created during ground works). 

Environmental receptors include groundwater and surface water. These have been taken 
into account when undertaking the preliminary risk assessment for the site, although are not 
the focus within the requirements for assessment of the National Environmental Standards 
(NES) in terms of risk to human health from soil borne contamination. 

Using the data obtained from this report a preliminary Conceptual Site Model has been 
derived for the site and is presented in Figure 5. 
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For sensitive receptors to be at risk from identified sources of contamination a plausible linkage or 
pathway must exist. The site is known to have been sprayed with various agrochemicals in a 

controlled and managed manner. 

Chemicals which are likely to have been applied to the vineyard would more likely than not have 
been subject to dilution and infiltration in to the ground since the last application due to rainfall. 
However in areas where chemicals were mixed or stored higher concentrations may have been 

leached in to the near surface soil environment. 

Both anthropogenic and geogenic sources of contaminants need to be taken in to account as part 

of this preliminary risk assessment. 

Due to the presence of large machinery, vehicles, and an above ground fuel tank as well as the 
periodical burning of rubbish on site, there is a potential risk of hydrocarbon contamination in 
these areas and is associated with spills and leaks. However it is anticipated that any potential 
hydrocarbon contamination will be confined close to the source of contamination. Nevertheless 
there is the potential for more widespread contamination associated with the burning of waste 

due to distribution by the wind. 

In order to further quantify the potential risks posed from historic pesticide use and localised 
hydrocarbon spillages, a detailed site investigation was undertaken across the site in order to 
provide an overview of the potential for pesticide and heavy metal contamination associated with 
the primary contamination sources identified. In addition a number of samples will target areas 
associated with potential hydrocarbon contamination. 

©WSP New Zealand Limited 2020 14 
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6 Detailed Site Investigation 

6.1 Investigation Design Strategy 

A Detailed Site Investigation programme was undertaken on 7th and 10th July 2017, supervised by 
an Opus (now WSP) Engineer. Soils samples were taken from near surface soils to depths of up to 
300mm. Sample locations were determined by the SQEP prior to commencement of site works 
and were located randomly within a grid basis to cover all areas of the site, fill ing in gaps of 

analytical data gained from the PSI. 

The location of samples taken was determined on site by the Engineer using a judgemental 
sampling programme taking into account the initial findings of the PSI searches and an 
assessment of the site at the time of the visit. A plan showing the soil sampling locations is 

presented in Figure 6. 

Sampling of the soils was undertaken using industry standard methods and protocols to avoid 
cross contamination of the samples, including but not restricted to the use of clean gloves for each 
sample taken, decontamination of the stainless steel trowel using appropriate wash down and 
drying between samples and the use of appropriate sample containers supplied by Hill 
Laboratories, individually labelled and cross referenced using chain of custody documentation. 
Soils were stored in a chilled cool box prior to dispatch to the laboratories the next day. 

A total of thirty five soil samples were collected from the site and scheduled for laboratory analysis 
by the SQEP. Samples taken from within the vineyard were composited with 2 samples combined 
in to one sample, This was undertaken due to the homogeneity of the soi Is across the vineyard 
area of the site. Chemical analyses initially undertaken were as follows: 

• Organo-chlorine pesticide screen; and 
• Heavy metals with mercury, 

The results of analytical testing are presented in Appendix D. 

6.2 Field Quality Assurance and Quality Control 

Sampling of near surface soils was completed on '71h and 10th July 2077. Weather conditions were 

sunny and dry with frozen ground, 

Samples were collected in laboratoty supplied clean plastic pots and sent to Hill Laboratories via 
courier for pesticide screening and heavy metals analysis. 

Decontamination of equipment was completed between the sample locations. Soil samples for 
laboratory analysis were collected using a hand trowel whilst wearing protective disposable gloves. 
Gloves were then changed between sample sites and the trowel was brushed and washed 

between each sample location. 

Chain of Custody (CoC) forms from Hill Laboratories were requested for receipt of the samples and 

are presented with the results in Appendix F. 

The location of samples taken are detailed in the sample location plan in Appendix E. Samples 
were not taken from the proposed sections l, 2 and 3 due to access constraints at the time of the 
investigation. however due to the homogeneity of soils across the site soil characteristics can be 
inferred on the basis of results from across the remainder of the vineyard .. 
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6.3 Laboratory QA/QC 

The Hill Laboratory Analysis report has been appended for perusal in Appendix F. This includes the 
analytical methods used by the laboratory and the laboratory accreditation for analytical methods 

used. 

All Laboratory Analysis was completed through Hill Laboratories. Hill Laboratories are accredited 
by International Accreditation New Zealand (IANZ), which represents New Zealand in the 
International Laboratory Accreditation Cooperation (ILAC). Through the ILAC Mutual Recognition 
Arrangement (ILAC-MRA} this accreditation is internationally recognised. 

6.4 QA/QC Data Evaluation 

Table 2: QA/QC Data Evaluation 

Documentation and data completeness 

Data representativeness 

Precision and accuracy of sampling and analysis for 
each analyte in each environmental matrix informing 
data users of the reliabillty, unreliability or qualitative 
value of the data. 

Collection and analysis of samples by different 
personnel 

Collection and analysis by the same personnel using 
the same methods but at different times 

Use of different sampling or analytical methodologies 
from those stipulated in the guideline documents 

Spatial and temporal changes 

Aefet to sections 6.1 and 6.2. 

: Refer to section 6 and 6.1. 

Refer to sections 6.1 and 6.2 

N/A 

Samples were collected on 7th and 
10th July 2017. Weather conditions 
and ground conditions did not 
change during the sampllng period. 

N/A 

N/A 
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7 Basis for Guideline Values 
For contaminated site assessments the hierarchy of reference documents containing guidelines 
for soils and waters, the MfE Contaminated Land Management Guidelines No 2 (November 2003) 

is referred to. 

The proposed development comprises a rural residential/lifestyle block land use. 

The primary human health receptors have been determined to be construction workers and end­
users of the site. As such the most conservative end-use of rural residential (25% produce) is 
proposed for assessment purposes to take in to consideration potential regular contact w ith soils 

on the site by end-users, as highlighted in Table 3. 

Table 3: Land Use Scenario 

ScenarlD D111crl pti on 

Rural/ lifestyle block Rural residential [and use, including home· grown produce comumption (10 per cent). Applicable to the 

residential vicinity of f.irm houses for protection of farming filmilies. but not the productive parts of 

agricultural land. (Not for regulatory use.) 

Residentia I Standard residential lot, for single dwelling sites with gardens, including home-grown produce 

consumption (10 per centJ. 

H igh·density Urban residential witri limited soil contact. including small ornamental gardens but no vegetable garden 

residential (no home-grown produce cons..,mption); applicable to urban townhouses, flats and ground-floor 
apartments with small ornamental gardens, llul not high-rise apartments. 

Parks / recreational Public and private green areas and reserves that are used for active sports and recreation. This scenario 
is intended to cover playing fields and suburban reserves where children ploy frequently. It can also 
reasonably cover secondary school playing fields but not primary school playing fields. Check exposure 
for park maintenance st.ff using commercial/ industrial unpaved. 

Commerciill / Commercial/ industrial site w·11h varying degrees of exposed soil. Exposure of outdoor workers to near· 

industrial outdoor surface soil during routine maintenance and gilrdening activities with occasional excavation .s part of 

worker (unpaved) maintaining sub-surface utilities (ie. a caretaker or site maintenance personnel). Also conserva1;vely 

applicable to outdoor wor1<ers on a largely unpaved site. 

Results from these screening analyses have initially been compared against soil guideline values 
(SGVs) from the National Environmental Standards (NES) Appendix B: Soil Contaminant Standards. 
Where no New Zealand Standards were available or more detailed guideline values were required 
contaminants concentrations have been assessed using the appropriate guidelines within the MfE 
Environmental Guideline Value (EGV) Database and are specified in the assessment results (see 
arsenlc SGV reassessment below). SGVs for inorganic contaminants used in this assessment are 

outlined in Table 4. 
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Table 4: NES 'Soil Contaminants Standards for health (SCS {health)) for inorganic compounds 

Chromium 
Inorganic Cadmium Inorganic 

Arsenic Boron (pH 5)1 Ill VI Copper lead m1rcury 

mg/kg mg/kg mg/kg mg/kg mWlcg ml}'kg ml}'kg mQ/llg 

Rural res1den11al I life-style 17 >10,000 0.8 >10.000 290 >10.000 100 200 
block 25% produce 

ResJdenl1al 10% p1oduce 20 >10,000 3 >10.000 460 :--10,000 210 310 

H19h-dens1ty residential '15 >10,000 230 >10.000 1,500 >10,000 500 1 000 

R4tcreal10n 80 >10,000 400 >10,000 2 700 -~10.000 880 I.BOO 

Commefcial I industrial 70 ~ 10,000 uoo >10 000 6 300 ~rn.ooo 3,300 4200 
outdoor 1VO<ker ( unpaved) 

Notes· All concen\lations rerer to dry weight (ie. nig1kg d,y Vlilight) 

' Defaull ~alue is for soJI lhal is pH 5. Coocentrc1lions inctease 1-,,th mc,easing pH (see Methodology). 

Although not a requirement of the N ES environmental receptors have also been considered and 
as such environmental soil contaminants standards within the EGV database have also been 
considered as part of this assessment 

7.1 Background Concentrations 

For the purposes of comparison with background concentrations to determine the applicability of 
the NES as per NES Regulation 5(9). No background concentrations specific to Central Otago are 
currently available. However, reference can be made to the LRIS Portal which gives information on 
Predicted Background Soil Concentrations for New Zealand. These background concentrations are 
intended to provide an initial assessment of background soil concentrations based on the 
underlying geological unit for applicability of the NES and to determine cleanfill disposal criteria. 

For the purpose of comparison with background concentrations as per NES regulation 5(9), 

background concentrations of organochlorine pesticides, including DDT and its isomers above the 
laboratory's limit of detection were determined as being above background concentrations 

7.2 Disposal Criteria 

In addition to assessing the human health risks and environmental risks associated with the 
development and end use of the site, an assessment of off-site disposal options for any excess spoil 
generated during site development works has been conducted. Depending upon the 
contamination condition of the spoil off-site options range from disposal to 'cleanfill' sites (lowest 
cost) through managed sites to licensed hazardous waste landfills (highest cost). 

A disposal to a 'cleanfill' site represents the most cost effective off-site disposal option, the results 
have been compared to the MfE definition of "cleanfill". The publication "A guide to the 
Management of Clean Fills" (MfE 2002) defines clean fill as: 

"Material that when buried will have no adverse effect on people or the environment. 
Clean-fill material includes virgin natural materials such as clay, soil and rock. and other 
inert materials such as concrete or brick that are free of: 

• Combustible, putrescible. degradable or !eachable components; 

• Hazardous substances; 
• Products or materials derived from hazardous waste treatment, hazardous waste 

stabilisation or hazardous waste disposal practices; 
• Materials that may present a risk to human health or animal health such as media/ 

and veterinary waste. Asbestos or radioactive substances; and 

• Liquid waste." 
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The requirement for the material to be 'free' of 'hazardous substances' effectively requires t he 
concentrations of non-naturally occurring compounds to be the level of analytical detection. In 
terms of naturally occurring compounds it is generally recognised that clean-fill acceptance 
criteria are defined by the background concentrations of these compounds in the relevant local or 

regional environment. 

For the purpose of comparison with background concentrations as per NES regulation 5(9). 
background concentrations of organochlorine pesticides, including DDT and its isomers above the 
laboratory's limit of detection were determined as being above background concentrations. 

To provide an indication of disposal options, comparison of the results against the Landfill 
Acceptance Criteria has also been made to assist with determining where any excess material may 

be disposed 

Table 4: Extract of Appendix A of the Hazardous Waste Guidelines - Landfill Waste 
Acceptance Criteria for Class A and B Landfills (Refer to full document for footnotes) 

CLASS A LANDFILLS CLASS B LANDFILLS 

Screening Concentration Screening Concentration 
Criteria {mg/kg) ln Leachate Criteria (mg/kg) In Leachate 

(mg/I..) (mg/L) 

Arsenic 100 5 10 0.5 

Boron 400 20 40 2 

Cadmium 20 2 0.1 

Chromium (IV) 700 5 70 0.5 

Copper 100 5 10 0.5 

Lead 100 5 10 0.5 

Mercury 4 0.2 0.4 0.02 

7.3 Results of Chemical Laboratory Analysis 

The results of the chemical laboratory analysis were initially compared against the NES Soil 
Contaminant Standards for Health (SCS (health)). The proposed development was assessed for a rural 
residential land use scenario with 25% produce consumption. This is considered conservative 
based on the proposed site of sections on site. Other metals analysed were compared to 
appropriate soil guideline values which are referenced within the summary table. 

The chemical laboratory results are presented in Appendix F and summarised in Table 5 below. 
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7.4 Human Health Criteria 

NES Heavy Metals 

Laboratory results indicated that none of the analysed soil samples for heavy metals exceeded 
their relevant soil guideline value for NES SCS !health! for a rural residential land-use with 25% 

produce consumption. 

PAH's 

PAH's were screened in a single soil sample collected from next to the pile of rubbish t hat had 
been recently burned during the PSI. The results returned were below their relevant SGV for the 

type of soil (silty sand) that was identified on site. 

Pesticides 

A full range of organochlorine pesticides were screened in nineteen soil samples taken from the 
vineyard area of the site. All results, were returned below their method detection limit and as such 

were below their relevant SGV for a rural residential end use. 

TPH's 

TPH's were screened in four soil samples collected from areas which were thought to present a 
higher risk of contamination during the PSI. The results returned were below their relevant SGV for 
the type of soil (silty sand) that was identified on site, apart from the Cl0-Cl4 fraction which had a 
concentration of 1080 mg/kg in S19. This elevated concentration is over double the SGV of 510 
mg/kg denoted by the Ministry of the Environment for the type of soil (silty sand) that was 

identified on site. 

MAH's (BTEX) 

MAH's were screened in four soil samples collected from areas which were thought to present a 
higher risk of contamination during the PSI. The results returned were below their relevant SGV for 

the type of soil (silty sand) that was identified on site. 

7.5 Background Concentrations 

Assessment of heavy metal analysis results indicate that none were present above their local 

background concentrations. 

A point source of petroleum hydrocarbons in the diesel range was noted on site. 

7.6 Waste Disposal of Soils 

Assessment of results against background indicates that soils removed from site (with the 
exception of the area around the point source ofTPH) may be considered as cleanfill. 

Soils from the area ofTPH contamination would need to be disposed as managed waste at a 
facility authorised to accept these materials 

For any soil which is to be disposed off-site as managed fill, reference to the MfE Hazardous Waste 

Guidelines should be made. 

7.7 Revised Risk Assessment 

Chemical analysis results have revealed no elevated concentrations of heavy metals, PAH's, MAH's 
and pesticides within the near surface soil sampled. In addition, with the exception of Cl0 - Cl4, 
TPH's were not encountered in elevated concentrations across any of the site Investigated. 
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A single ClO - Cl4 concentration in excess of the SGV was recorded at a specific location on the 
site (S19). However it should be noted that this result was not unexpected as soil was collected at 
0.20m bgl in an area situated directly below the above ground fuel tank located on the site. As 
such the TPH exceedance located below the above ground fuel tank does pose a direct exposure 
risk however this risk is I imited to the immediate vicinity of the fuel tank. 
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8 Conclusions and Recommendations 
The conceptual site model and human health risk assessment presented herein is based upon 
information gained from a site inspection, anecdotal evidence, information gained from C0DC 
and other sources together with an assessment of soil conditions using data from detailed soil 
sampling and chemical analyses, as per the requirements of CLMG and the NES. 

Results of the completed chemical analyses indicate that with the exception of diesel range 
Petroleum Hydrocarbons 00 - Cl4 from a point source, TPH. PAH, MAH (BTEX). heavy metals and 
pesticide concentrations are present at levels below accepted and published soil guideline values 
for a rural residential end use across the site. It is therefore considered highly unlikely that there is 
a risk to human health associated with anthropogenic sources of contaminants on the site. 

Taking into consideration the location of elevated hydrocarbons and visual assessment. it can be 
determined that only the immediate vicinity of the above ground fuel tank is contaminated by 
Cl0-Cl4 Hydrocarbons. The remaining site area is therefore considered suitable for rural residential 

purposes. 

As such, it is considered highly unlikely that there is a risk to human health should the proposed 
residential activity be undertaken on the remainder of the site. Although no elevated 
contaminants of concern were encountered within the waste p it. the area in its current condition 
is not considered suitable for rural residential development. Removal of waste and burnt materials 
should be undertaken to an appropriate facility prior to any filling of this area of the site. 

The above ground fuel tank and surrounding near surface are considered to be a 'piece of land' 
with respect to the NES and cannot be deemed suitable for the proposed end-use due to an 
elevated Cl0-Cl4 concentration. If that area of the site is to be developed then some form of 
remedial measures would need to be undertaken on this area in order to create suitable ground 

conditions. 

8.1 Consenting Requirements 

Based on the reported soil results, with the exception of the piece of land surrounding the fuel 
tank, contaminants of concern do not exceed human health criteria or published local 

background concentrations. 

As such, outside of the delineated piece of land as shown on Figure 6, the NES does not apply to 

the remaining site area. 

8.2 Remedial Options 

A number of options are available in order to mitigate the presence of elevated Petroleum 
Hydrocarbons ClO - Cl4 in the centre of the site, within the vicinity of S79. 

• Do nothing: this would mean that the area of the site in the immediate vicinity of the above 
ground fuel tank would not be suitable for a rural residential development. This option 
would not be suitable should ground disturbance be proposed in the area, however should 
no change of land use or ground disturbance be proposed the risks posed from localised 
hydrocarbon contamination can be managed; 

• Localised site strip: If the fuel tank were to be removed or ground disturbance occur in the 
vicinity of the fuel tank. the soil directly below would need to be removed thereby removing 
the risk of future hydrocarbon contamination on the site. In order to ensure the removal of 
all contaminated soil verification testing would be required in accordance with t he 

requirements of the NES. 
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8.3 Recommendations 

Based on the results of this Detailed Site Investigation, Opus recommends that: 

• With the exception of the area in the direct vicinity of the above ground storage tank (Piece 
of Land). the site is suitable for a rural residential development as soil contamination does 
not exceed the relevant stated applicable standards; 

• Remedial options given above are considered appropriate should development of t he area 
in the immediate vicinity of the above ground storage tank be undertaken; 

• Should development be proposed within the vicinity of the waste pit on site, remedial 
measures will be required in order to remove residual waste along with burnt materials from 
the area. Infilling of the pit in its present form is not considered appropriate remediation 
should residential development of the area be proposed. 

• Should any ground conditions be encountered across the site which are not anticipated 
from the findings of this report a Suitably Qualified and Experienced Practitioner (SQEP) 
should be consulted in order to reassess the risks to human health; 

• This Detailed Site Investigation report is submitted to the consenting authority. 

• This Detailed Site Investigation report is submitted to the reginal authority in to faci litate 
updating the HAIL database; and 

• Any disturbance of soils on the subdivided sections proposed for rural residential 
development are considered to be controlled activities as this Detailed Site Investigation 
does not exceed the relevant applicable standard. 
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9 Applicability and Limitations 
This report has been prepared for the benefit of the client, Molyneux Lifestyle Village Ltd with 
respect to the particular brief given to us and it may not be relied upon in other contexts or for any 
other purpose without our review or agreement. 

This report has been prepared for a specific purpose, as agreed between Opus and the client. A 
tailored scope of works has been used to achieve the objectives and the report should therefore 
not be used for different objectives. 

This report has been prepared by Opus with all reasonable skill and care within the terms of the 
contract with the client, and taking account of the information made available by the client . The 
findings and opinions conveyed via this report are based on information obtained from a variety of 
sources, as detailed, which Opus believes are reliable. Nevertheless, Opus cannot and does not 
guarantee the authenticity or reliability of any information supplied by other parties. 

The characterisation of site conditions is an interpretation of information collected during 
assessment, in accordance with industry best practice. Due to the inherent variation in spatial and 
temporal patterns of contamination, the interpretation of site conditions at the specific locations 
investigated is not a complete description of all material at the site. Whilst this report may express 
an opinion on the possible configuration of strata or contaminants between or beyond exploratory 
hole positions or in the possible presence of features based on either visual, verbal or published 
evidence, this is for guidance only and no liability can be accepted for its accuracy. Should further 
data be obtained that differs from that presented in this report, then conclusions and 
recommendations may no longer be valid. 

This report is valid at the date of release. The condition of the site may change with time so that 
the results and interpretation are no longer valid. In addition, guidelines and legislation may 
change, making assessment of results and recommendations invalid 
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V#Siu andSui'iu . OJ.wm Sojlll'art limiUd w-il/nor fl# l iDbl#ftr aey clailm in r•larton $J llu~11sn1 ofchisr•pon w sit, 
and d:is ur,;u,. 
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rrojecl NlHllhCI: 6-XZ3'll.OO 

Jt,9 l),1mcL,ir1 ,-!Q<l(I. /\l,,x,11-,cfra 
Uet2 ilcd Site I nv'c':,I iq<>I io11 PqJoi-t Molyne·,1x I jf,-,_slyle \/illD'JC l tel 

Jdmti:liu 

QuickMap Title Details 
Historic Information 

lnilrwutiDu WI upbnd u II OJ Jul 2017 

COMPUTER FREEHOLD REGISTER 
DERIVED FROM LAND 

INFORl\fA TION NEW ZEALAND 

OTSB/1024 
undRtgi,tr1tio11Diltoo Ocago 
Due hTiwl 21JUDf 1973 

Butori«: l umar-ials 
482177 'Innmrcm11i11g mt fDUo.<·inr; - • 29.6.11>77 at 10.03 am 

1ype litrffal Tta111e11I Eas.tmed Arta Dolllium TtalllUII 

IWtLol l2Depo!ittd 
Pim 3194-hln!in 

Q,m,-ey 'l\'fflJ 

Ccnveywater 

SKtiDII S1 Blot!: VD 
LNniflr; Rot!: Sun~· 
Dislritt-C'r 
0Th.4,/llS6 

Stonge isaHIJll!III 
dlar;nm A Tomlfu 
4Kl1TT 

SKtm il Blod. vn LIM pipelillt e118!1D!Dt Dll"I Lot 12 Depo!ittd 
Lonlnr; Rod. Survey dilr;nmA Tolnsfu Pim 3194 • bueln 
Diltritt -CTOT6A/lS6 4121TT 

LotlDr!potlooP!m Lm91Ptlbe_. J.11.ol:llDeposttd 
12640 - CTOT6Alll S4 dia gnm B 'O ansfer Pbrl 3194 - br!Rin 

4112117 

Lot lDeJX>sitfdP!m Llrlf piptliot unment Plrtl.ot l lDtpo-!lttd 
l:!640-CTOT6At ll55 diagmnB"Ihnm Pbn3194-butm 

41ll77 

5534863.1 'Dallllitr., IbvidJ1mu Clam- 273.1003 JI !>.OOam 

S534S63.2 .Malpge to SoutblandBulldlng Socitl)· -li'.3.2003 a t 9:00 1m 

Sbl alory Rfffridiou 

6Ql242.l NO'IICE OF CL.A.IMOFIN""I'BRBSTPURSUAA"T 10 SECllON 42(2) IIROPBR"Ii' (RBI..A 'IIONSHJPS) Acr 
1976 BY JOANNA MARGARBTROBINSON - :16.10:2005119:00 mi 

83354181 \\ri!bni.'11 a!Notke of Cbim 6623242 l - 17.11.2009 119: l l 1m 

10353639.l CAVBA TBY DIVINB I~ n ON.AL LIMITBD (AFFECI'S PARI) - 43.:»16 113:14 pm 

10666627.1 \\~lbdrawal of~t 103:S36'!9.1 • 21.J2.Wt6 II 1:18pm 

103:S3740J C.4-VBA TBYDIVINBI:tv·naRNA nONA.L LIMrn!D- 4.l,201611 3:16 Jm 

l.06666273 \\~dlllflv.'ll afCIYut 10353-;140.1- 2u2.2o t611 l:l8pm 

1078087Sl "Inmfer ln l!lttf<ilt of powt,r of ■It inMonyge S534S63.l toMolyD!uxLiffllylt VUIJJI! Limled-31.S.2017 
at2:42pm 

BWori< Otnws 
DAVID JAMBS CRAl\'1' SBLW\'N BRNBSTTOl lKil'\S 

'1M il(bnllllitlnJ11"(J1.,tl,donrhl. 1'porr,fbrt11~a pid,tlin onzy • .ha mi.A:. Cwrom Sq/twa,1 Iimiudcann« an/ dou nor 
prv.idl ~ -,an,w or a.s11anu, ofaey J:.ind in r, lmio11 to WI auwacy ofrh, ~ma1io11pr1111iJlld #:rough this NJN>rt 
ft/I Sia and S.n:&, C &al>ll'I. Sqftw-a,e Lilllilld will nor~ iillbl,ft,r~ clailM in n/ati1111 to th, c oMnrojthir "po,r, rhuiu 
lllllld&rulliic._ 
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Pre":j,-.-cl Nu111!;c~1; (i-)V3T, i)(_) 

2.69 Dunc,I r,n R::icd. AIP.x,~r~cira 

Dctc<ilP.c I 'iile lm1c";tky1io, 1 ~coo·t Mnlvr,-,ux L·tc:,,_,ty e Villt,'.:!e LlcJ 

ldmtil'iu 

QuickMa p Title Details 
Historic Information 

bl6r11111tioll bsf upute41 as ilt 03 laUOl, 

COI\'IPUTER FREEHOLD REGISTER 
DERIVED FROl\-1 LAND 

INFORl\fA TION NEW ZEALAND 

OTSB/1025 
Led R egisln lilu Jru1rict Ot.ago 
Datl! w ut 4 ll June 1973 

Histork Me moriab 
4112177 'Dmaft!r ueatillg G,e f.otlowillg eUl!ffllMS - 2!1. 6.19 77 °1tl0 .03 am 

TrPt Stnitnt~IIIOltDf Eaw-d A rH Dominul Ttut-llt Sofufory RufridiOD 

Stort Wl tt.r SeetlOll Sl Bloc:k Vll Stora gt Euemeru: A Pan Lot ll D epolittd 
Lan~ Ro::k SUt\~Y 'Ihmftr 4Sll TT Plsn.3194- bueln 
Dlllrict-CT 
01'6Alll56 

Section 51 Block Vll Pipt.1im Ent.m!tll A PutLot l l D eposited 
Lunmg Rod;: Sun.~y 'Ihm!tr 482177 Plan 3194 - hf re In 
Dillric I - CT 

Convey ~-.1er 

OT6A/llS6 
Lot 1 DepolittdPLID Pipelil.e Bnemtr.11 B Pan Lot 12 Depoilrtd 
12640- CT C>nA/ 1154 'D'.aru:ftr4B2177 B PIJn3194- lll!rein 

Lot l DepoliltdP!Jn Plpelme Buemmt B Pan Lot 12 Deposilt d 
12640 - CT ~ AJ115S Tharu:ftr41!2177 B P lsn3l94- btrein 

&94523.SMonpge 10BlokofNtw Zullnd- 1.11.199:S 11.933 am 

5534867. 1 Dilidargt ofManp~ 69452.3.5 - 27.3.2003 .11 P:00 llll 

5534867.lMon.pge toSouthlaDd Build~ Sowry- 2 7.3.2003 at9:00 am 

n 4 77LP. I Di!Chargt ofMonpge SS348~.2 - U .2008 It P-.38 am 

714 7719,2 Tomifer 10 Witllam HillHoldmjl Limited- l .4.200& at 9:3hm 

774 7il9.3.Monpge 10 Saolhluld BllllcJlng Sotlei:y- 1.4.2008 11 9:38 llll 

10353666.1 CA VBA TBY D1VlNEI1''1'fBRNATIONAL UI\JlTBI> - 4.3.lO 1611 3: 15 pm 

1066662i.2 V.~tbdrawll of Ca\"UI 1035366c6J - 21.12.201611 ] :18 pm 

10780875.1 Tu.nmu In Htrtist of powu of ult in Monpg-e 1i47il.9.3 tohlol}"lll'lllt Lif-eal)1e Village Limited - 31.5.2017 
lt2:42pm 

Hmork Owlltrs 
WILLLUI BILLHOLDJN GSU:MITED WDLJAM HII..LLil'IITEI>' 

'Ih, illfbnrtarimprq,;id,tdon this NJHmforms Ofl,lri.lliJV onzy . .ds a ruull, CIISTOJII Sqjtwa,I Limiad ltmltOtanddlMs not 
priWidl ~ -,antits or amqo.nc,s oJOl{!l lin4 i-1 N h ao11 10 w au w-acy qfw tll>rmmio11 prq,;uad ,i,oi,gh rhis r,porr, 
rl-.1! Sir.I andS.niu . 011;11>m Soft,ror, Limi11dwill nor&. iim>ll/or lllt"'l /aim. in ,,ration ro ti, con•m qfthis repor t. r1II .riII 
"""iti.r .rui;ic,. 
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P o_"i.:::::: Nun,t::=-, C) x1:i71 no 
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p,.;_\jE:;d ,'lL, ·1~.t.c.t E--Xl~"/1 CO 
269 DI l"l"-'.,-Hl 1-kr.t 1 1\l(1.x.t;l"l(II ,, 

Oc-t.:iilcd S1t1:> lriv~~ti!J;1l1c1n 1-,!:::-porr Mol;,1·~ u>: \Y-:-,:t.:rlt> '/1:1~tUf Ui.J 
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~),,:_1jl~ct 'J1ynlJ~1 ,;;.Xl'.i?. '.)CJ 

269 ()t1•v;.:.Ji"'I i~c.:ic1 t,l::-,-<::nd1.-. 

n:·:LiHl-:'.:rl Site. l1WC..",t1~,1:·c:, f<'i:'~~(lft M•:•~:,'llfllJ<: L1::~.~tyl1~ V1ll,1;..,;c. l.t~I 
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P:eJ,:=u 'J1_1Tl:,c.r '5-Y,Z3'F 00 
;,t,~ ~ll·E:.:in Pr:nd 1\h!r.;.1 1dr ,l 

l)r-·t,1ik.-cl Sit-:- lr11.-•1:-~tir:_H; ~:11 ~c::.:01t 1,1c1l°)-'nE:~J/. L•i~.._:::,,· ,-: ',/1 l,l;.JL Ltrl 
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Appendix B 
Site Layout Plan 





Append ix C 
Site Photographs 



P10Ject Nt11111Je1: 6·XZS'll.00 
2b9 l)w1~lc1n Roacl AlrxancJ,a 
0Ptv1l0d Site lnvc,sl1<3alion r,epo1l MolynE!11x I 1fe5tylt:' V1ll<1!J' llcJ 

View south west along the main access road towards the access gate from the centre of the site. 

View south east along eastern boundary of site. 

~~WSP New 7P.,1,l;md I imitcd ZOLO 



Project NumlJet, fi-Xl'.371 _00 

2G9 Dunslan rlociu, Alexa1,clrc1 
Lletililed Sile lnvestigalior1 Report Molyne11x I ire-;Lyle VillcJ,JP. Ltd 

Fly tipping on southern side of site. 
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Projecl Nll/"11be1. C, XZ.$'/l.00 

269 nunslan l~oacl. Alexand,,. 
Det,1iled s,te ltw<f~li<J.tlion !<f'pllll Molyn(•llX \ ifP.slyle VHl,t~JP l.l(\ 

View east from the centre of the site. 

':N'/SP t\'c1,·J Le!.Jlanci Lirniled 2070 4H 



Projec:t Nutnber 6 XZS'/1 00 

Zb'J Dunslcin Ro .. d. Alex,rndra 
I )etailed Site lrivesticption Report Molyneux Lifestyle, Vil log& Ltd 

Pesticide storage and mixing shed located on eastern boundary. 
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Projecl Nunil::er 6 XZ:'.i/1 00 

269 Du11sla11 Road. /~lexandra 
Det.:Jilcd Site lnwsligc1tion Ile port Mlllyne>ux I ifPstylc Villc1,ie I Id 
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P1ciJer-l Nuinbe1, r, x2~·11 Oll 

269 Du11~la11 Roacl Alexandra 
Dl!t,1111:tl Si le lnv1;~ti911tio11Repo11 Molyneux I ile~lyll! v,11aye U tl 

Pit containing miscellaneous rubbish close to the southern site boundary taken on the 9 th July 2077. 

Mobile diesel tank for filling house heating system, next to the existing house. 

57 



Project Number, 6-X1:S7l 00 
2b9 Dunst.:iI1 Road. Alex2ndra 
Detciil,-d Site Investigation Report Molyne11x Lifestyle Villc1,Je Ltd 

Vehicles parking on the grass next to the winery. 
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Append ix D 
Proposed Development Plan 



- -., 
♦ I 

~ I ~;,,,dr~ 
• If I ., •ursi 

" ,- I I , 

~ i ~ 
I J1e & 

, lrf ,, 0 
., /;g , 

Ii ,, 

PURPOSE SHOWN BURDENED BENEFITED 
LAND t.AND 

Rlgh1 ot f---'A--<f--Lo= t 5:c:B_ l=L::Cot:,::..:;4 7.;_• 4.::8:.:&:.:5~7 
way e Lot 49 Lo!> 50, 59 & 80 

-- - - • All lots subject to 
possible easements for 
power, telecom, water 
supply & wastewater. 

Areas & dimensions 
subject to resource 
consent and I ega I 
survey. 

Lot 100 to vest as legal 
public road in CODC. 

PATERSONPrTTIIGROUP 



Appendix E 
Soil Sampling Location Plan 



l,J•('I_CC l'lu•r,ber: G·XL~'/l t.-O 
269 I )111 l',· . .:-m l~.;:;,)d, Alcx~w,(11 c.1 

Octrn"l<:"d 51t~ lrw,::.~ti9,1tic,ri l=::q;G1t l\-'uly1lE;-UX I ifi::£.t1,-lc \'1ll<1gc Ltd 

Sampling undertakel"i 7/07/2017 ard 1 D/07/2017 

• Sample localiof\S 

• CP G Sample I oc.atlo n, 

Project Number: 6-XZ371,01 
Cllenl: Molineux Llleslyla VIiiage Ltd 

olWSP Nevt zeal111nd tlml~d 2020 

S11mple Location Plan 
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Appendix F 
Hill Laboratories CoC and Results 



~'I r>JP.Cl HL:1)11.,.- I 6 -XZ ~/ I nu 
2!>(11 lt11',~ Lc11, 11--ii'ld. 1'h::xa11drc1 

D c.:'., )llecJ .Site, lr1vP'..Jl<;t1Lio11 Pf11Jt J1 t \llo !yr,el.,X 1.i:~~;tyle Vi11d~J~ Ltd 

~ ~~'-.th ~ o~ 

Charuo To OPUS lntcrnalional Consullar1ls Lirnil~ 27◄ 

CJJe111 Remtv<>CO v .... 1\ .. , -......_ "-:.::d:.;•:.__ ________ _ 

~d(t_t_No 

Result• To ~P(Yl3 ,>'II' Ix-<'l»Ooled la ~Ill' C0/1/icl C,,df/llP~ 
IHMV.'Onel Rf1)11flr M\11 bo ,..,,, ~• ,p,,d/l'ed btklw. 

~I Emo// Primary Contoct O Emllfl Submlttor n EmDII CJl1tnl 
0 EmoN O//!()r _ __ ______ _ 

~l'llrllt 

---
R•celved 1t 
HUI Laboratories 

CondlUon Temp: 

lJ Room Temp D Chi/led D Frwen 'Si. 
LJ Othur -=====;;;::::::::::;:::::;====:;;::==:::;;:;- 0 Sample & Analysia detail• checked 

:_111.1)j1l l1J:I: I I i!I i ,'1f!\ 1li1J,'I ,__ ____ .....,. __ 

Quoted Sam le Types ----------

Slgnalute: 

Priority U Low lJ Normal li2f" High 

0 Urg•nt (ASAP, o•tr• tntrllt 1""1 ... 11 ... ,u co,ua<:1 lab ,-,..,J 
11O1e· 11\e oaom~t,.-.cl .,.,,.,.!Ollrd ,,.... lat 111.0 tll"'• ■r.d n11111>o1 cf OllfrtlM 
MO anlll-/1,H ll)eCl11t11 onlh•quOl!l li bf••30 pm h••"'-~ dltya I0~llll lhl 
Oly C( ,_, ol l ho p"'r,1,s nl Ibo, ial.vllll>I'/ 

ReqveslecJ Roporting D11111. ·--=---=======--~= 
So II i11a1i. Ground Water rGwi. TClP Extract nci.PJ, Building Ma!eriel 10M1 7 
Nr> Sample Name --~ 

1 5 I @ 0 . 7/rf7 s J c • ., ••• 1. -- - ·- /wA.~ ~ ,._,i\'-'a ,_,._ ~ (llMl\~',cl \) 

2 s 2- ~ 0 s 0,5°"<.>c.la.\u,;......_ r\or.ML,Geo X l"U"-'--'!!) ~P-~) 

3 sJ @ o . 5 t ~""l'"'la -

4 4- ~ 
HH\'l.!11 s;.,; \ 

5 @ 0 OC.!?,sc 

5 
5 ~ (io> 0 5 ) c~po~;t.Q., 

6 5 6 ~~ 0 5 ) 1-lMH~So:\ 
- ., . oro,-

7 s 7 ~o. s ~,,~ , - -- ..,Sr,·, \ 
8 S 8 @o s OC.E,, -- -

€? 0 . 5 ~~ 9 J q ~\ -t e,70(f>tef.;l4. (Tl"tl01~Xp) - ---
10 .S t O @. 0 I ' I/ 5 

rtJWSP New Lea land Limited 2020 S8 



PiC'JCClNurni)Pl: C,-XLS71 OU 
2(;9 Duw,Lan Road, Al<'X 1,-,dr,, 
Df'tr: l,-.,,I .Sile lnvesliq;il1or, Rc1xxt l\1<1lyn~L-X L1t,~~1ylr-, Vi1k1 ;Jr: Ltd 

samp/11 Sample 
No. Sam/lh, Name Date 8, rfms Type Tesls RerwifFJd 

11 .S Ir ~ O · 7/?/1? .s C O M.. Cc:,, :\.ii 
12 \ 1 ~ ..s D (--IM~!P Sol\ 

_i::; O• oc.r,>,, 

13 :;. I 3 (!' v • .5 ') 
CofV\P<>S,(:,,_ 

14 .>I~ @ (,) , ..s H t·H·\~s.foi\ 
OC.P1c.. 

16 .> l >- @ {)' .s I? =--Lwt? LoM('OS:\:.Q.. 

16 s 1 6 ~ o, 5 
) 1-\ n \-1 .!!).S .Soi, 

Oc.l>tc 

17 > 17' ~ t)' s H.M~o~ I 
Oc.P$c. 

18 > 1g @o, .s ""fPH ~ BTt/ P~'-2 

19 s I '1 @o. s TPK -t P> Tc}( Prtf-; {Q 

20 $' • iD @() . .s 
HHH~s>Or l 
o~Psc.. 

21 s 1-i r-tH~.r Soil 
S- 2. \ (? ,.,, 

f'"lr Psc. 

22 '2 2 <? o. .s Hfl'\Hj, ~or\ s Oc..P1c. 

23 5 2 3, ~ 0, s ~ 1PH t' /1}FI + 13--rC>' Ptof;l..s-

241 re> 0, 
H 07 '1Y Soil 5 2. 't .s OC.P5, 

2!'i @o, .s HHH.s.s i. ... -1 
S' l. s:- oc~, .. 

26 ~ 2- 6 @o. s IIH~~) Seil 
rir • c. 

27 5 Zr @ Q , 
,,, S' 1-lf'f~ s;.,; I 

DC S C. 

28 sif (?>u . 10/7/17 ..s s (" -~--,; \,_ 
29 5 z.q. <i> o. 

HNH.91 {,..ii .s ) ,,..,c.Ot4. 

30 S 30· f 0 ~ 15 C """ p o s; 1::-t... 

31 .S 3 l 5 
lt~H,,~,_;\ 

@ 0 . OC.Ptc 

32 5 3 2@ o .s j c--;t. 
33 S 3J ~ 0 . s 

1 HNHs, s,,,,1 
C>c-p s C. 

34 s .34, ~ 0 . .s 12 G,..,.._,r;t..... 

35 5 35 @CJ, ,v .s I) HM~,<.,,: I 
nr-P.1, 

36 

37 

38 

39 

•o 
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Project Numbei: G-X/37100 
21;9 Dunsl..a,1 Road. AIP.x,mdra 
Det,.,iled ~;ite lnvc~;ti9atio11 Rc,por t IVlolyr,<--IX Litcstyle Vill,1tJ& Ltd 

r/C\- Hill Laboratories 
)( \/11~ TRIED, TESTED AND TRUSTED 

R J H• Labor31ories Umlted 
1 Clyde Street Hamilton 32111 
Private Bag 3205 

T 0508 Hill LAB (44 555 22) 
T ..«1476512000 
E mal @hill-labs.c:o..ni 

~llton 3240 N«-w «-'lland W __ hill-tiboratns_com 

Job Information Summary Page 1 of 2 

Client: Opus International Consultants Limited 
Contact: ERzabeCh Hannon 

C/- Opus ln1ematiooal Consultants Limtted 
PO Box 273 
Alexandra 9340 

Samples -- ' . " . . 
1 SI00.207-JIJl.2017 Sail 

2 524()..207.Jul-2017 So41 

3 S3@0.1507..Jul-2017 Sail 

4 S44,0207-Jul-2017 Soil 

!i SfillDIJ.I507.Jul-20I7 Sal 

6 S6@0207.Jul-2017 Soil 

1 S7@0.2 07.Jul-2017 Soil 

8 SS@0.207.Jul-2017 Soil 

Q S110fl.1507, -'t1·2017 Soil 

10 S10@0.1507.Jul-2017 Soil 

11 S110l).207..Atl-20l7 Soil 

12 S12@0.207-.kll-2017 So41 

13 Sl l@0.15 07.Juf.-2017 SGil ,. S14@0.207-.kll-20I 7 Soil 

15 S1!i!IDD.207-Jul-2017 Soil 

16 S16@0.207-Jul-2017 Soil 

f7 S17@11.207-kl-2017 Sail 

18 51800.207.Jul-2017 Soil 

Ill SI Q@0.1607.Juf.-2017 &ii 

20 52000.207-.klt-2017 Sal 

21 S2100.207~1-2017 Soil 

22 S22@0.2117-,NJ.2017 So41 

23 S23@0.207-.kll-2017 Soil 

24 S24@0.1507.Jul-2017 Soil 

25 $25.@0.1507.Jul-2017 Sail 

28 $26@0.1507.Jul-2017 Soil 

27 S27@11.207.Jul-2017 Soil 

28 S28@0.2 IO-Jul-20I7 Soil 

2ij 529G0.151D-Jul-2017 Soil 

30 S30@0.25 10.Jul-2017 Soil 

3 1 S310021 O-.klt-2017 Soil 
32 S32@(). 15 10-Jul-2017 Soi 

33 S33@(1.210-Jul-2017 Soil 

GSoil300 

GSoil300 

GSoil:tllO 

GSclil300 

GSoil300 

GSoil300 

GSoil300 

GSoil300 

GSoil300 

GSoil3DO 
GSoil300 

GSoil300 

GSoil300 

GSoil300 

GSoil!OO 
GSoH IIO 

GSoll300 

GSoi1300 

GSol JOO 
GSoll3DO 

GSoil300 

GSoilaoG 

GSoit300 

GSoil300 

GSoil300 

GSoil300 

GSoil'lOO 

GSoil300 

GSoi1300 
GSoil3DO 

GSoil300 

GSoi300 

GSoil300 

Lab No: 
Date Registered: 
Priority: 
Quote No: 
Order No: 
Client Reference: 
Add. Client Ref: 

1806809 
12-Jul-2017 9:29 am 
H"tgh 
82748 

Dunstan Rd 

Submitted Bv: Elizabeth Hannon 
Charge To: OPUO ln!~M! COJmil.nls U"nllfll 

Target D•te=:;,,,=,='=1'"'8-J='-',u=~=20""1;,;,7=4"":30;,;,,,pm""======1 

. . . 
Compor;lte Envtronmenbl Solid Saimplff 

COfl1)0lilte E,IWln>nmenla SOiid S-plff 

C~e Environmental Solid ~K 

~ lte etlWWDnmenlal Solid Samplff 

c~e Enlttrvnrnentarl Solid :.amplff 

compoglt~ Ellllllronmenlal SOiid Sal'llplK 

COITC)05lle Envtronmental SOIIO SamplK 

compoglte Envtronmental Solid samp!K 

TPH + Dn:X pronle. SDII 

.-eo111 

Compo51te EnYlronmental SOiid Gamf)le5 

Compo5l1.t ~lroMlfJll.ll SOiid Samplff 

Corr90&lte Envtronmenlal SOiid Gamplff 

Oompor;tte EnVIT0flmel'ltal Solid SJrmplK 

COl'lif)OSlle Envlronmemat Solid samp1K 

Con:po5lte Erwll'Ollllll!fltll SOUd -samp(K 

Heavy MeQJs with Men:ury. Ser--. Lewi; 
Org;inochtorine Pesticides Scnenln9 in Sol 

TPH + IJ1EX profle, Soll 

TPH + BTEX prot'k, SOIi 

Heavy Metals wllh Me!cury, Screen Left!': 
Organochlorine Pesticides Sm!en!ng ln Soll 

Heavy Me'tal.s wi1h Meroury. S-Lewi: 
Orpiochlorine PH!icides Sctftning in Soi 

Heavy Metals wllh Mercury. SctHO Level: 
Organochlorine Pesticides Sctffnlng, in Soi 

TPH + PAH + BlEJI pro1\le 

Heavy ~ Is wilh Mecury. Sa-een Lewi: 
Otg,;wlochlorine Pesllddes Sctffnlng In Sol 

HNI/)' Mmtswilh Mtrcwy. Saffn Lewi. 
()fganochtortne Pesticides Scrffnino in Soi 

Heavy Mf.obfs wilh Mefcury. Scrfffl Lewi~ 
Ortpnochlonne Pesticides SctHning in 

HHvy Maals with Meroury, Screen L~wl; 
Organochtorine Pesticides Sctffning in Sol 

~ environmental SOll<I samplff 

~ Environmental SOll<I S3mplK 

COmpor;lte Environmental S olid samplK 

co~e ~lftlnmer4al So11<1 sanp«K 

COmpor;lte EJWll'Or,llll!nlal Solid S1mplH 

COITfKl5lle EfNlronmenlal SOlld ~H 

Lab No: 1806809 Hil Laboraliories Page 1 of2 
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Prnj0Cl r'-JumbEor: Ei·XZ',./I OU 

26'3 Dunsl,m '<'oad, Alexandra 
Dctoiled ~·;ite lnve-:•~;tiq.:..1tie>n Rr:ipnrl :·Aol~1n0ux Lifc:;tyle \/i·l~iqp l 1:cJ 

Sarnplc,s 

No SJ,npk> ILm>e s-i.. r.,,... Co,,la1n.,..-<, 

~ S3400.15 10-Jul-2017 Sod GSon300 

:!6 S35C(I 2 I D-Jul-2017 So.I GSoil300 

36 Com~ of S1@0.2 & 52@0.2 Soil GSDl300 

:!7 Compose ol S30() 15 & S4@02 Sod GS011300 

38 Compos:,. of S5@0, 15 & S611P02 Soil GSoil300 

3g Composb ofS7@0.2 & SSO(l 2 Soil GSo,1300 

40 Compos,te of s1100.2 & s1200 2 Soll GSo~300 

41 Composited S1lO[l 15 & Sod GSo~300 
S14@0.2 

42 C0nlposlle of 515@02 & 516@0.2 Sod GSoil3QQ 

43 Co!Tl)osit9 ol S28@()2 & Sot GSoml0 
S29Q015 

4-4 Composite of S?,O@O.Z~• &. Sod GSo!JOO 
S31C'll).2 

4~ eomposn. o1 .sx!OO 15 & Sc,;i GSoilJOO 
S33@0.2 

40 Composilw Of Sl4G(I 15 a Sod GSo~300 
335@0.2 

SUMMARY OF METHODS 

T o,sts R,-q.-led 

c~ !:nYIJOO!ne'l'llill Sofld Sample. 

c~~ l!:nvkrOnmeot~ !lolld :.anp1e. 

Heavy Metals Ytllh tMreury. Screen Le ft!; 
Orgilnochlorine PeS!ICidas Sctffn,ng in Sol 

Heavy r,1e1als wilt\ Mercury. SctMn Lewi; 
Organochlonne Pest1011.s Screening in ~ 

Heavy Mel3ls w,!h Men:ury, s-Lt-wl: 
Orttanochlonne PesliQ<!M ScreenJng in Sol 

Heavy M•tlls wl!h Mercury, Sl:fN1I Lewi. 
Organo.:hlorine Pes!lcides Screening In Soi 

Heavy Mebi~ with Mereury. ~ Lewi. 
Organ00h\oc111e Pesticid6 Sc,-ening in So,! 

Huvy Mebls wl!h W~rcury. s«Hn u-wl. 
Organoclilofine PHtiodH Scl'ffning in ~ 

Heavy Meu11 with MeroUf)I. ScrNn t..wl. 
Org.anochlorine Pesuddes Screening in Soil 

Heavy MeQ!i wtlh Mercury. ScrH<l Level. 
Organochloiine Peslici~ Scrff<l,ng in Sor.I 
Heavy Metals Wllh t,i.tcury. Scree,, Level, 
Org311ochlorine Pesticidtt Scl'fflling ln SoJ 

He.wy Mflal1 vliltl Mtrcuiy. Setff1I Lewi. 
Organochlonne Pestld du Scl'fflllng Jn Sol 

Heavy Metals v,ilh t.'.ercury. Scrff:<'I Level. 
Organochlonn"-P~cides Scrffl11ng in Sof 

'I'll<"- t-.il Ghf< I W --<f llt -• - to UI!- °" _,,., ID< IU ill). TIit _,, .... V,111 - re - --• 1 -oll IHOII ,_._ 
~ .......... ,.. ........... _. __ .,,,_"" __ ·<l'~..-.-....,_,.. ___ 1/111. 

Saffl$11P 1 )'f"'' Sml 

Ttst 11.ttlodDescriptlon Default Oeotecti114'1 Limit Simple No 

He.r.,y ~ w'!ln Mercury. Scrwen Or,e,o S3mple, < 2mm fr.lcbon. Nitnt/Hydroawn: .10,d o 10-4 ~arywt 17, 20-22, 
u¥el d1gution us EPA 200.2.. c~ w,th NES R~l.lilons ~27. 

ICP-MS SCf'ffn lewl, intert'erellOe -val by Klnelic Energy 34!-40 
Discrmn.JODA if re.-,.d 

BTEX 1n Sol by~ GC-MS Sotveot Hnceon, HN<l,;paoe GC-MS ~ 
US EPA 82008. T..-d 011 as r-9~ sample 
!)(Bis 5782~7 .36~ 

0.05 - D 1 D mg/11SJ ory wt r.. 18-19, 2~ 

~f'Kl!CHIK:7;~ Sonicauon cmactioft, S PE. cleanup, o,.g 00lumn GC-E.CO 0.010 -D.Qe mg,'ilg dry 17, 20-22. 
I analysis (l'l'IOdffied US EPA l!082 ). T e!lle<I c,,, .n ,.c;.--i Wit 24-27. 

umple 30-4fl 
Poj)ll:'!"'ilC MOmlllc: H~~ Sonicaion el(tr.JebCn. D iklton or SPE de i10UP (if ~" ir-.d ). 0.010 • 0.05 mgltg rJry 23 
:7;17Mn¥1g In Soll GC-MS Sfhll -IY'ii {modified US EPA 8270). Te~IPd on as wt 

~ s;,mpll!. 
[K81d7811..2a0~ .2$115) 

TOilal PelrQ!eum 1-¥,_ In Soll Sonical>on en-~ In DCM, Ska dean up, GC-FJO 8 - 60 mg/llg ~ wt Q. 1S-19, 2'. 
an3ly5is 
US EPA 80158/MIEPe~m lnduslry Gui~lines. Tesi.d 
on as receiwd s.am,-
!K615.:578tl .2805. 107 34J 

TPH + P,'A-i + BTEX profile S()tllcatlOn U'tm:tlon, S.Pf deanup. GC & Ge-MS iJn;J!y51ti D.010 • 60 rrl!J'Nq OJy wt 23 

Cly M-r /1!:nv) Dried at 103°C lor ♦-22hr (~ 3-5'Y, m<n water than air O. ID g1100g X revel "·· 17-27, 
dJY) • gra,rmelJ)'. (Fnoe water removed before ~-s. non- 36-46 
sol ~dS 1uch as sbw. leaves. grass and 1tonH also 
n!mOftdJ US EPA 3550 

Compo,ae Enwonmen13l Solid lndfvidual ~mjM fi"actiOM mi~ed 1oge(htt lit> form 3 ,~. 11-1e. 
Samples ~Ir~. 28-35 

1-IM1tl~halene Sonicalion extraction. SPE cleanup. GC-MS Slid analys~. 0.010,ng,'kgCl,Ywt 23 
~ US EPA 8270. 

2-Me111~n;i1ene Sonicaion ~ioll. SPE cleanup. GC·MSSll.itana/)'lil 0.010 l1'9'l9 <II)' wt 23 
~ US EPA 8270. 

Pe~ Scfti~n utraction. SPE cleanup. GC-MS SIM an~is D.010"9'r.9drywt ~ 
~ US EPA li270. 

ubNo: 1800800 H iD l...aboralOll<l!S 
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f-'r~;jc-cl N1.,•11i>e1: C-X1/.~'/I.CJO 

2V.l Dt 1ml.J1, Road. Alexandra 
Dfc't;;ilPd Sit<'! lm,c•,Fqi.l!,C.Hl "1<-1lort •'k:dyllCLIX Life~tyl e-; Villac,c Ltcl 

r ,--- Hill Laboratories 
){ ~ I TRIED, TESTED AND TRUSTED 

R J ~ laoratot~s unllfd T 0508 llll. LAB (44 555 22) 
1 Oyile Sl?fft Hilfflltton 3216 T +M 7 IIS8 2000 
Priv.112 Bag 3205 E lllililQ,lil.Jak.co.nz 
HilffliltOl'I 3240 New le.i.-id W -.hill-tlb0elJ!orie-s.cam 
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Client: Opus International Consultants Limited 
Contact: Elizabeth Hannon 

CJ- opus lntemational ConslAtanlB Limileo 
POElox273 
Alexandra 9340 

lnclivirual T ets 

Dry Mal!ef g'11llg ;g reud 

HtiWY Metals with MErcury. Scree. LIM! 

TmlR~ rroitgdrywc 
TOQI Rl!COlll!r.ll,le Cadmllffl ffll)'kg dry wt 

T ctal Recowrable Chromli,m m;,fkgdrywt 

T 0$31 Rt!COlll!Jl'ZJle ~ ffll)'kg dry Wl 

T!Jt31 R~Lead 119\gdry"wt 

-Total R~ Mercury ffl91\11 dry wt 

T!Jt31 RecxM!lilble 1-ktel f1ll>-'k_gdrywt 

T cc.I Recowr.ible Zino mgl\g dry WI 

BTEX ii Sdl byHeacf5pxeGC-MS 
Benzene_ ~g dry¥i' 

Toluene mg.'kgdrywt 

Bh)l,enzene tr9lllgdrywt 

m&p-Xylene ~drywt 
o-X~ rTll)'kg mylll 
Or~ Pesticides Scteemg ai So1 

Akim ffll)'kg dry wt 

~c r19'kgdryM 
b«.t-SHC ~1119diyv.! 
dtlla-8HC mjJ'kgciyllt 

gamma--BHC (Lildaoe) ffll>'kg~WI 
cs-CNcld.ane 1111JillgdryM 

lrans.-Clicirdane ll'Q,'kgd!y-.W 

T!Jt31 Chlordane [(cis-ttr.fls)' 
100S42) 

l!liAOdryM 

2,4'-000 m;.'kgd!ywt 

4,4'-000 m;k,gdrywt 

2,4'-DDE ~gdryWI 
-(4'-DQE ffllJ'kgdry wt 

2~·-oor m;.'kg dry WI 

◄,4'-0DT 1T9illgdrywt 

TCD DDT Isomers ~ gdrywt 
~ n9'kgdrywt 
Endosl.Man 1 "91kg dry WI 

Endosllfan II mglkgd!ywt 

Endos~s~ ,ro-'kg dry wt 

Endrin mi>'llg dryWI 

li1 

<D.05 

<0.05 

<0.116 

<0.10 

<0.05 

Lab No: 
Date Received: 
Date Reported: 
Quote Ho: 

92 S6 

4 

<0.1D 

4 
7 
0:7 

<0.10 

5 

17 

< 0.05 

< 0.05 

< 0.05 

< 0.10 

< 0 .05 

<D.011 

<D.011 

<0.011 

.:0.011 

<0.011 

<0.011 

<D.011 

<0.04 

<0.011 

<0,011 

< 0.011 

< 0.011 
< 0.011 

<0 .D11 

<0.07 
<0.011 

<0.011 

< 0.01 I 

<0.011 

<0.011 

l 

1806809 
11.Jul-2017 
19.Jul-2017 
82748 

97 

< 0.05 

<0.115 

<:0.05 

<0.10 

< ODS 

ga 

5 

< O 10 

3 

11 
8.3 

< 0.10• 

4 

IB 

< D.011 

<0.011 
< OJ>11 

< 0.011 

< 0.011 

< D.011 

< 0.011 

<0.04 

<0.011 

<0.011 

<0.011 

<0.111 1 

<0.011 

<0.011 
< 0.(17 

<0.011 

< 0.011 

< 0.011 

< 0.011 

< 0.011 

IANZ 
TN, UDC11311lf)•ts accncl'.ltO II)" nemaDOIIJI AIXndlatlco Nf\11 ~ (wa}. -repiHtnts New ze~ ln 
tl~tmerNll~Lallola:Dl}'Aollre<ltlllollCOOjM!rallm (RACi TtltlUglltnf U.C WIUill Rgog!lfllll!I~ 
l~RA) Im~ IS rllllMl!oNllyrecognlffCl 
TM !Kt. repcnea '-in 1\31/t Dffll pert,rmeo 1nacooimnou11111M !Bm5 or accn<rlJIIDn. Willll ft uoepaa, ct 
lf6!1nur1tt<l ' . v.1110l\ftn(l( 30Cl'e(ltecl. ACCREDITTD l.>,I OltATORY 

©WSP New Zealand Limited 2020 62 



,'rcj'c-,_. l N 1.1111 loic·t _- (,-X/.3'/"t 00 
:?b!) I )ur,~Jla11 r::c::-HJ 1\l(·x1:.-1d1 :;; 

I )f-=: l; Ii l~:':'.':J s i tr:· ; 1-v(:'<::.I. i ;.; ;.Jl if .ii~ )c- I )Or~ !V1-:.~ Iv I H·:', IX l if·,:-:•::iy IC Vi II ~l( ;P : 1 cl 

Lil ber: 
Or~lcme Pesliiroes SCfeen~ in~ 

Endrin ildehyae ffl9ilig dryWI <D.011 

Endmkelone 1111Jlli.g drywt <0.011 

liep~or fnl>'kgdry wt <0.01'1 

HeptaoNoc ~ ff19'KiJ dry WI <0.011 

Hexachlord!Enzene ffl91kg dry WI < 0.011 

MEchaq,cNor- mg.lkg dry WI < 0.011 

Tobi Petroleu'n Hycllocabcm II SDI 

C7-CI! llllJlllg dry WI <8 

C-10-Cl4 rrvJligdrywt <20 

C15-C3il ~gdrywl <40 

T CICal ~ iC7 - C30) fr9'1tg dry WI <70 

Sample Name: S21@0.2 S22@0.2 
07-Jul-2017 07-Jul-2017 

uibNumber: 18068Qg.21 18DGSOll.22 

lndi~duTts!S 

DryM.nr 9'100gasn::ud 111 112 

He;a,yMetlls Vlith Merculy. Scre8'I Lewi 

otal Recoverable Anenie lf9ilig dry WI 5 4 

Tctll R~ Cadmit.m mg°ikgdrywt < 0.10 <0.10 

Tea R~Chro'1lill'!l miJ'lkgdryWI 4 3 

Total RecownbleCcpper '"9fkg drywt 13 8 

T«a! R~ l.eJd 1119'119 dry WI 6.11 6.4 

Total Recowrable MRalTy lf9'llgdryWI <0.10 <0.10 

T<ltal R~Mdcd 1T9'1c9 dryW1 4 4 

Tcu Re«Xllll!nble Zlnc 1T9'1cgdryWI HI 33 

BTEX n Sol by~OO.MS 

Benzene fr91lt9 dry WI 

Tduene ,n;i'«g dry WI 

Bh~ mf'lcgdrywt 

~Xylene 1"19'119 dry WI 

~X)ltne ~ gdrywt 
Oriµnod,lome Pes1icdes Screemg in Sol 

Aldrin mg'kg dry WI < 0.011 < D.011 

~a-aHC mQikgdrywt < 0.011 <0.011 

buSEiC "1!»"i\gdrywt < 0.011 <D.011 

debBHC fnl>'\g~wt < 0.011 <0.011 

~BHC (Llld3ne) ~'lt9drywt < 0.011 <0.011 

cis-CNordale ~gdrywt < 0.011 <D.011 

~hknl~ mQikg~ ~ < 0.011 <0.011 

T Clbl Chlordane J(ci!i-tr.ans )' 11'9-'lcgdryWI < 0.04 <0.04 
11111'42] 
2,4'-DDD ~ gdi}rwt -< 0.011 <0.011 

◄.4'-DDD 111911!9 dry WI < 0.011 <D.D11 

2,4'-0DE 11'9-'llg drywt < 0.011 <D.011 

4.4'-DOE mQlk9 drywt c: 0.011 < D.011 

2.4'.-DOT ~ iigdrywt < D.011 <0.011 

4.4'-DOT 1f911ig drywt < 0.011 <0.011 

Tcbl DOT ISCITlfB mgl).g dry\'lt < 0.07 <0.07 

ciekJrin "9k9dry--.t < 0.011 <0.011 

&ldosl.Clan I lf9ilig dry wt < 0.011 < D.01 I 

Endoslilan II mgl).gdywt < 0.011 < 0.011 

fndos\lbrl s~ nv'kgdrywt < D.011 <D.011 

~ mgl).g~wt < 0.011 <0.011 

E'ndm .ldeh)de mgl).9 dry wt < 0.011 <D.011 

Endrin kaone nv11t9dry1-.t <0.011 <0.011 

L,1bNo: 180680Q ~ 1 Hill Laboratorie5 

< 0.011 
< 0.011 
< 0.011 
< 0.011 

< D.011 
< 0.011 

< 8 <8 
<20 1,080 

<40 (5,'100 

<70 16,800 

S23@D.2 S24@0.15 S25@0.f5 
07.Jul-2017 07.JIJ-2017 07.Ju~2017 
18068011.23 1800909.24 18069011.25 

74 95 ~ 

5 4 

< 0.10 <O 10 

~ 4 

1 8 
6.3 5.5 

< D.I0 <0.10 

5 5 

18 15 

<0.l)fl 

D.IJ7 

<O.DC! 

<0.12 

< 0.116 

< 0.011 < 0.011 

< D.011 < D.011 
<0.D11 < D.011 

< 0.01 1 < D.011 

<D.011 < 0.011 

< D.011 < D.011 

< D.011 < 0.01 1 

< O.D4 < 0,04 

< D.D11 <0.011 

< 0.011 <D.011 

< D.011 < 0.011 

< 0.011 <0.011 
< b.011 <D.011 
< D.011 < 0.011 

< 0.117 <0.07 

< 0.01 I <0.011 

<0.011 < 0.011 

<D.011 <0.011 

<0.011 <D.011 

< 0.011 < 0.011 

< 0.011 < 0.011 
< 0.011 <0.011 
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l'l<.>jH·:1 i'llll"',hEI: (j X2.'..-/ 1 (){) 

/G•J DlliL~·J:1"1 ~-\:i(-1d, /\le7.c11d1:-1 
r. )C-t~·ij:r_=(: ~ i IP. l''',/P:"',ti '.'.;nti t')r I µp I)()• t tvlol:vT'1C1l' ~: I if ~,~~tvlc \/ii !(_l~"Jf-: I 1 d 

Number. 
OJga,och~ PestioidK ~ in Soi 

Heptac:Hor 1n91kg d!ywt < 0.011 <0.011 

Heptadiorepocije 1r91kg d!ywt < 0 ,011 <0.011 

Helt.dllorribermne mgikg wy WI < O.Dl1 < C.011 

Methaq,:,Hcir mg.llcg dJy wt < 0.0 11 (0.011 

Polyc)dc Atom3tic H)droc:arbons Scteering in Soil 

1-Me!hylnap,~ mg/kgdl:ywt 

2-Mechylnap,CN!ene mg/kg d!y wt 

Peylsle mg/kgdlyM 

~ mg/kgdlywt 

Acenaptzhffle mg.,l(g dlywt 

Anlhracene "9'1tgd!ywt 

S-O::a);ntmcene 11'191kgdl:ywt 

Belml(a]"ste (BAP) l!'Q'kg dJy wt 

Benzc{bJf lu!lranthEl,,e + Benz«i] 
flucr.ll1lhlne 

mg/kg<kywt 

Berm(e}p)fflle mg/kgd!ywt 

Bena(g,h,i)>ff)fa,e mglltgd!ywt 
-Bemii(ltJffo.cii,iiene mgillg d!ywt 

Cttryse,e ~d!y>M 

Diberlzo!a,h).Yrth171C'91e ff19'kg d!y wl 

F1uor.indiene mg/kgdrywt 

FIUIR!lle mg/kgdlywt 

lndeno( 1,2.)-e.d)p)fene mg/kgd!yv« 

Nilphlllane mg/k.gd!ywt 
f'hal;nhrene mg/kgd!ywt 

Pyr- mg/k.g, dJy wt 

Tobi Pelrolelm ~sill Sol 

C7-a! ITl(Jlkg dry wt 

CIG-C14 mg/k.g d!y WI 

C15- C3j!I 11'91kg d!ywt 

TC01 ~sic1-C36) "9'1tgdryWI 

Sample NMne: S26@0.15 527(1!!1.2 
07-JLi-2017 07.Jul-2017 

Lab Numb~: 1806800 26 1806801!-.27 

llldilliOOJI TeslS 

~Millltr t>'100g as row 91 Q2 

HNlyMetals l1lrittl M«wly, Scmn Lewi 

Tea Rec:ower.ble Al5enlc mg/kg dry WI 4 4 

Total ~ Caimhm mg/k.g dry wt <0.10 <.0.10 

Tdal R~ Chr011Jhm ~my~ 4 4 

TO!al Reeauerable Cqiper mg/kgdry~ 7 8 

TmlR--..blel.Nd mg/kg dry wt 72 6.8 

Twl Rec:owerable Mei.wry ~gciywl < 0.10 <O.m 

TCGIR~l'ickel mg/kg d!yWI 5 fi 

Tml R.-~Zlnc mg/kgd!ywt fa 19 

·Orga,ochlarine Pmcides Stt~ in Soi 

Aldm mg/kg d!yWI < 0.0 11 < 0.011 

~ a-atie mg/kg dryWI < 0.0 11 <: 0.011 

1>£ta.8HC mg/k.g dry wt < 0.011 < 0.0 11 

d.St-8HC nvJl<g d!y WI < 0.0 11 < 0 .0 11 

~BHC (L.ndane) mg/kg d!yWI < 0.011 < 0.011 

~hi~ mg/kgdlywt < 0.011 < 0.011 

nn~~ mg/kgdlywt < 0 .011 < 0.011 

ubNo: 18(16809 V 1 Hill Laboratories 

< 0.01 1 < 0.011 

< o.o i 1 < 0 .011 

< O.Olf < 0.011 

< 0.011 < 0.011 

0.026 
D.017 

< 0.014 
<. 0.014 

<. 0.014 

0.039 

0 .071 

0.040 

< 0.014 

0.000 

<0.014 
< 0.014 

0 ,06Q. 

< 0.014 

0 .162 

0.014 

<: D.014 

<0.07 
0.152 
0.147 

<8 

<20 
8311 
830 

C0fl1)0S!tecl Corfl>OSite d C0ff1)0Sile of 
S1@0.2& S3@().16& S5@D.15& 
~0,2 ~ @(!.2_ S!IQ!I0.2 

1~U6 1806B09.37 1806809.38 

91 92 go 

e e 7 
< 0 .10 < 0.10 <0.10 

5 4 6 

(I 8 11 

10.t! 7.6 11.7 

< 0 .10 < 0 .10 <0.10 

7 1 6 8 

26 22 34 

< 0.011 < 0.011 < 0.011 

< 0.011 < 0:011 < 0.011 

< 0.011 < 0.011 < il-:011 

< 0.01 1 < 0.011 < 0 .01 1 

< 0.011 < 0.011 < 0.011 

< 0.011 < D.011 <D.0 11 

< Q011 < 0.011 <D.011 

Page 3 of 7 
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~<>?J l)l!l"l(;l-011 r-u~d. ;\l~x::ncl·a 
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Sampl,.. Type- Soil 

Sample N.ilme: S2e@Q.15 s 2100.2 
07.Jul<l.017 07.Ju~2017 

Lab N11n1ber: 1806809 .26 I 1806801<.27 

~ kme Pesticides Scremng .-i Soil 

T<GI Chloroane [(cis~s)' 
100.'42] 

mglkg my wt <0.04 <OOol 

2,-4'-DDD mi>'kgaywt < 0.011 < 0.011 

4,4'-0DD ~ g c,;yWI < 0.011 <0-011 

2,4'-DDE ~gliywt < 0.011 < 0.011 

4,4'-0DE ~gliywt < 0.011 < 0.011 

2.4'-DDT ~gliywt < 0 0 11 < 0.011 

4,4'-DOT ~ g liywt < 0.011 < 0.011 

Tdal DOTI~ ~gmywt <0.07 <" 0.07 

Diellha n-qkgliyWI < 0.011 < 0.011 

Endos~an I J11911cgc,;yWI < 0.011 <D.011 

Endosl.ifan ll ~gmywt < 0.011 <D.011 

Endoslifan ·~ ~ gmywt < 0.011 <D.011 

l:ndrin ~'llg liylllt < 0.011 < D.Oi 1 
.Endrin afcteh)oe "19'kgliywt < 0 0 11 < 0.011 

Endrin ke(one ~'llgliywt < 0 .011 <0.011 

He$,IXN« mglkgliyWI <0 011 <0.01\ 

~or epa,cide . g ciywt < 0.011 < D.011 

Hexa:hlord>enzene .gmywt < 0.011 < D.011 

Melh~a, '"9'kg liywt < 0,011 I < D.D11 

Sample Name: C<111'9osited C001)115ileof. 
S7@0_2& S1l@D.:2 & 
S8@0,2 S12@0.2 

Lab N._..ller: 1806809.39 18068011-.40 

Individual T est5 

DryMallB' g' 100g as rcvd 112 I ~ 

Hea,yMebls with M«cury. Screen leYEI 

Tobi R~Alsenic .gliywi 5 7 

Tobi R~ Cadmii.m ff911<g ~ WI <0.10 o.1e 
Total R~ Chromlim mt,>ikg c,;yWI 4 6 

Tobi Recowfab!e Cq,pe, ff911<g ciy"" B lEJ 

Tctll Recowrable le3d 1119'kg myWI 61 ~ 

TwlR~eMlmlly n-qkg myWI <0.10 -<D .. 10 

Tdiil R~e l'lckel "91kg my WI 5 7 

T ciil Reco.ierat,le Zinc ~ g mywt 20 e,7 

~lorine Peslickles Scmnng in Seil 

Aldrin ~gmywt < 0.011 < D.011 

alpha-BHC n-qkgmywt < 0.011 < 0.011 

baa-SHC fT9/kg dry WI < 0.011 <0.011 

11tr..atte mglkg~WI < 0.011 <:0.01 1 

g.imna-BHC (Lind3ne) mg.'kgc,;yWI < 0.011 < 0.D11 

cis-CHOl"dane mglkgd(ywi < 0.011 < D.011 

irans-C~ fT9/kg d!yM < 0_011 < 0.011 

Tobi Chlonlane [{cis-+hls)' 
100/42] 

~gdrywt <0.04 c O.IMI 

2.4"-000 ff911<g liy WI < 0 .011 < D.D11 

4.4'-000 ~ g ,iywt <0.011 <D.01\ 

2A"-ODE ~ g ~ WI < D.011 < 0.011 

4,4'-DOE fT9/kg myWI < 0.011 < D.011 

2,4'-00T n-qkg c,;yWI < 0_011 <0.011 

4.4'-DOT ~ g ciyWI < 00 11 <0.011 

Total DOT ISOlllEB ms>'kg dryYlt < 0.ll7 < 0.07 

!Xeldrin fT9/kg CJ:YWI < 0.011 < D.011 

e;;iiosiJml ~gliylllt < 0.011 < D.011 
1-
EndosiJfan II .gliywt < 0.011 c: 0.011 

Lab No: 1606809 v 1 Hill Laboratories 

I 
COffl)OSite ol I COl'l1)05fted 

I 
Composite of 

S1@0.2& 53@0. 16 & S5@0.15& 
S2@0.2 $4@0.2 S6@0.2 

1806809.'36 1806800.3i 1806809.38 

<O.D4 < 0.04 I < 0.04 

< 11.011 <0.011 < 0.011 

< 0.011 <0.011 < 0.011 

< 0.011 <0.011 <0.011 

• 0.011 <:0.011 < 0.01 \ 

< 0.011 <0.011 <D.011 

< 0.011 <0.011 <0.011 

<0.07 <0.07 <0.07 

<: 0.011 <0.011 < 0.011 

< 0.011 <0.011 < 0.011 

< 0.011 <D.011 <0.011 

<: 0.011 <0.011 < 0.011 

l 
< 0.011 <0.011 <0.011 

< 0.011 <0.011 <0.011 

< 0.011 <0.011 <0.011 

< Cl.011 <D.011 <0.011 

<0.011 <D.011 < D.011 

< 0.011 <D.011 <0.011 

< D.011 -<0.011 <D.011 

I COffl)OSiteo,1 

I 
Composile af 

I 
Composlte of 

S13@0.15& 5 15@02 & S28@10.2 & 
$ 14@0.2 S16@D.2 5291Q10_15 

18116809.4 1 1 BO 6909. 42 I 1800808.43 

I 84 1 87 I 95 

6 6 f -4 
<-0.10 < 0 .10 <D.10 

6 6 3 

14 12 8 
,ii 12.5 e.3 

< 0.10 <0.10 <0.10 

7 7 4 
3o 32 20 

< 0.012 < 0,012 < D.011 

< 0~012 < D.012 < 0.011 

<0.012 < 0.012 < 0.0 11 

< 0.012 <0.012 < 0.011 

< 0.012 <0.012 <Q011 

< 0~012 < 0.012 < 0.011 
< 0.012 <0.012 < 0.011 

<0.04 <004 <0.04 

<0.012 < 0.012 <0.011 

<0.012 < 0.012 <0.011 

< 0.012 < 0.012 <0.011 

< 0.012 < 0] 12 < D.011 --
< 0.012 <0.012 < D.011 

< D.012 <D.012 <D.011 

<0.08 < 0.07 <0.07 

< 0.0 12 <D.012 < 0.011 

< 0.012 <O.D12 <0.011 

c: 0.012 <D.012 <0_011 
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r:,,ojccl. [,i,1rnlJh · (; .X/S/1 ()0 

2(:i'] Dl.111.c.1:·:11 I-(ce:::l, A f-:.>::,:-11·1ci1;-1 

Deti.ii'~d ~\ilr. ll',\/C~)t!~_F:l1iOn ~!P1)0:·t >Jl·.:.~ yn(.'liX I jf.-l~lylP. V l1i.1~~c l tel 

Sample Type Soil 

S.ample Name: C orrf>05i'le rt I 
Composileol 

S7®0-2& S11@D.2 & 
SS@Q.2 s12O0.2 

Lab Nllfflber: U06aOll.3Q I 18D68Dfl.4D 

Or;anochlorine Pesticides s«eenng ill Seil 

Endoslifill'IS~ "'IJ'kQ dry WI < 0.011 I < 0.011 

Endrin lf9,'kg dry WI <0 011 <D.011 

Endrinad~ fTl9'k g dry WI < 0.011 <0.011 

Endrin ketooe mi>'kll dry WI < 0011 < D.011 

~Cf mgJkg dry WI < 0.011 < D.011 

Hepbchlor epa,roe lll9Jllg drywt <0

0..011 < 0.011 

He~ IJ19'kg dtywt < 0 011 < D.011 

MelholcycWor ~'kg dry WI <0.011 < 0,011 

5.imple N.i11ne: Cm.,osi~d I Composite cl 
$30@0-25& S32@0.15& 

S31@0.2 Sn@0.2 

Lab Number: 1 BIMl8£K! .44 I 18068 0!1,45 

lndiuitWI Tests 

DryMal!W g'100g as rcud 1,3 ll3 

Hea,yMetals with Mscu,y. S«een level 

Ted RecownbleMenlc "'IJ'kg cty WI 4 15 

Tobi R~Cadmh.m "'IJ'kg dry WI < 0.10 <O 1D 

Tobi R~ChromlLm mi>'lt.9 dry WI 3 4 

T~ Rec:owrable Ccpp,er "'IJ'kg ,clryWI 9 s 
Toal Rec:owrable 1.61d "'l>lkg dry INt 5e. 7.2 

TCltillR~Mera.ry ~ 'kgdrywt <0.10 <0.10 

Toca/ R~ e Nckel "'IJ'kg dry• 4 e 
f"di Recoverable Zinc ~ g drywt 111 20 

Orp.lnochlorine Pesticides Saeffli'lg in So] 

AAm "'IJ'kg dry wt < 0J)11 < D.011 

~it-SHC "'IJ'kg dry wt <0.011 < 0.011 

beta-BHC rT9'kg dry WI < 0.011 < D.011 

della-8l-lC "'l>'kg dry WI <0.011 < 0.011 

pnmit-BHC (Lrwbne) "'l>'kg dry-wt < 0.011 < 0.011 

~ti"~ ~gdryM < 0Jl11 < D.0·11 

vans-Chlcrdill'le mi.,'k,gdryl\1 < 0.011 <D.011 

Tctal Chlordane ((cittlr.ans)' fTIIJlllg dry M <0.04 <O.iH 
100!42) 

2.4'-000 lf9,'kg dry WI < 0-011 < D.011 

4,4'-000 "'IJ'kg dry 1\1 < 0.011 <0.011 

2.4'-0DE rn.>fkg dry WI < 0 .. 011 <0.011 

4.-4'-DPE "'IJ'kg dry M < 0.011 <0.011 

2.4'-0DT "'IJ'kg ciiy wt < 0.011 < 0.011 

4.4.-0DT "'l>'kg dry 1\1 < 0.<111 < 0.011 

Total DDT Isomers "'IJ'kg dry 1\1 <0.07 < 0117 

Dieldm ,rotltg dry 1\1 < 0.011 <0.011 

Endos1'fan I "'IJ'kg dry wt < 0.011 <0.011 

Endosiian ll mi.lkg mywt 
--

< 0.011 < D.011 

Endcs-;:F'an stlphale "'IJ'kg dry wt < D.011 < D.011 

Endrin "'IJ'kg dry wt < 0.011 < D.011 

Endm adelr)de 1"119lllgdrywt .: 0 011 < 0.011 

&MirioitttoM .g~wt < 0.011 < D.011 

lieptacillCf "'IJ'kg dry wt < 0_011 .: Q.011 

HeplaoN« e:paclde ff191lig dry M < 0.011 .: 0.011 

Hu.Jchlorobenze ~ g drywt < 0 .011 <:0.01 1 

Meihocydior ~ g drywt < 0 011 < D.011 

ub No: 1606BOQ v 1 Hi!I Lai>orataries 

C00¥)0Site ol 

I 
Composited C0ff1)0Site~ 

$13@0.15 & S 15@0.2 & S2S@0.2 & 
S14@0.2 516@0.2 52Q@0.15 

18068011.41 I 1806800}42 I 11116001!.43 

< 0.012 <0.012 j <D.011 

< D.012 <D.012 <D.011 

< 0.012 < 0.012 < 0.011 

< 0.012 < 0.012 <D.011 

< 0.012 < 0.012 < 0.011 

< 0.012 <0.012 <0.011 

< 0.012 <0.012 <0.011 

< 0.012 < 0.012 I <D.011 

I 
COll1)0Sile or 
SM@0.15& 

S35@0.2 

l 1806809.46 

I Ill ' . I . 

5 - I -
< 0.10 . -

4 - -
8 - -

7.1 - -
< 0.10 -

5 . 
17 - -

<0.011 . -
<0.011 . -
< 0.011 . -
< 0.0 11 . . 

<0.011 - . 
< 0.01 1 - -
< 0.01 1 - -
<0.04 - -

< 0.011 - . 
< 0.011 - . 
< 0.011 - -
<0.011 - -
<0,011 . -
<0.011 -
<0.07 

<0.011 - . 
< D.011 -
< 0.011 - . 
< 0.011 - -
< 0.011 - . 
<0.011 . 
<0.011 . -
< D.01 I - -

I 
<0.011 - -
< 0.011 - -
< 0.011 - -
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r1ujec:_ Numl,e1 r; XZS/1 oo 
/69 Dur1.•:.laI·1 '-{o,"1d. A'e;,-,d1 1 clrtJ 
1.l0t;1ilc'd <: 1,-. lm,e0,ticp:·,_,,7 ~'ppc,1l lvlolyneux '_jfp~l.yl<' Viil,.•r)<: I tel 

Analyal's comment:9 
It was observed that U11! conuiner for umpli! 1806e0fl.'18 was no\ oomp,l~ly filled. Vola~le Ion m.1.~ havl! occurred due to 
tne llead5p3C1! create-d in the ccnt.iin•r. 

SUMMARY OF METHODS 
n.e 'l'OIOalnl;i mDIN~I p°W't- I brief~ d tN mttnli::IO$ UMCI II:, ,aro..ct tf!,t: at'\1,,')"'AS "" mt. lac.. ,,_ ~ \MIi ~ Dlfoa ... ~ IIDil'llbC. In • ~wt, .deeft ft1.80\.I. 
~lm.t:. "'lf:t:11'1\~- 11~1 ~ U.:,,~('I ~M:,-,:ile:t.- .... ~.f/1 l f')rl'T"_,,.~_.,.'N -~,bil:~rd~ llf'iattJb 

'Mmple lyP" ~ ... , 
Test Method Dtsc:ription Oef.Kilt Dete~on Limit S ifflflle No 

Hea,,y Metals wth l.lercury Screen Oned ~ - <2mm fra:oo-1. f'l1ri~ .-.:Id 0 1i) • 4. ffllt,lg dry WI 17, 20-22 

LtWI d~ US EPA 200.2. Ccrni,/i--ei w, NES R~om lCP- 24-27, 
MS ~ iewj. in!El'f-,c:e ll'f1'lalal by Ktnetic En4f\b' 36-46 
Disc:rim'nalion ~~-

BTEX n SQ! t,y t-,eampaoe GC-MS Sdlll!r11 ~bon. H"3dsl)il('4' GC-MS anal~ D 05 • 0.!0 f"l>'~gdryl'<'t 0. 13-1Q, ZJ 
US EPA 82608 T ~ on as reotN@d ,~e 
!KBls 57~.2ee87,3e2~ 

Org~ Pebc>des Screenng il Sonrc.x,on ~-SPE ~-dual eclurM OC-ECO 0 010 - 0 00 mg,l<g drywll 17, 20-22 
Soi ~¥5 ( mod fiecj U$ EPA IK>B2) T eostwd on ~ r.cie<r.Ed 24-27. 

,~le 36-48 

Parycp,r; A.r0m3bc Hym-oc~ Soo,caic:n eoinctoo, Dit..non o, SPE ~ (d N!q.Jired), GC- 0 .010- 0 ~ mg,\jj d,ywt 23 

Sc,een.-.;i " Sol 
MS SIM anays~ (!T'lOcfif«I US EPA 8270) Tes1ed 011 as 
r1ce,.'id sampllo. 
[KB!s---57f)ll .2805. 2eQ5) 

Toal P~etm J-¥roonons n Soil Scin1caoon e>hciian in OCM. S.:aclp,up. GC-FID ~is 
us EPA BO 158/MIE Pelroll!\nl lndl!S11y Guidelne T esleci on 

8 -«I rro'l<odty wl I)_ 18-11'1 2 

as~5arnp1 
{KBls:5786,2S05.107'.W] 

TP1-I + PAI-I • BTEX pnilile Sonicaai t'll!Tacikln. SPE ~-GC & GC-MS .ialysis 0 .010 - 6-0 mg'llg dry -,« 23 

Dry Matter (Esw> Dried a t03'C for 4-Zlhr (l'l!IT'()\IK 3-5¾ n...-e ,aer !han air 0 10 IJl100g as re-v 9, 17-27. 
v.llWIOY· lfrH waer remowd before N\15-S, no-i-sol 36-~ 

such as sticlo.s, ~. grass and stones also ~I 
1<3500. 

C<Jnpas.te Envi'onnll1l"ltll SdlO lndM!Nill J:<mplefr3C000'5 milllld~ IO fcim a C()'llpO!;lb! 1-8, 11-16, 

s~· fr.lcWon. .28-35 

,...i~- S«iica,c,n ~tion, Sf>£ ~. GC-MS SIM a-ialysi,; 0.010 OT9llgdryWI 23 
Mocirfied US EPA 8270. 

2~aph!NI- SaiiQCIOII e:cn:,t;on, SPE ~-GC-MS SIM anaysis 
Modoflld US EPA 827 0. 

0.010,ng,\;myWI 23 

Pt<')knt Sa,ioit,on ~on. SPE ciearq). Ge-MS SIM aoalysis 
Moof"c US EPA 8270. 

0 Ol O mg,llg dly wt 23 

These Ymples we~ coHected by yourselves (or your a~ntj and analysed as ,-;w,d al 1/1,e Laboratory. 

Samples ar<r held al 1t1e Iabora1ory af'l•r reportm11 for a lenglh of lim• deptnding on the pr<fs.e,'Vatron use-cl ;r,nd the s1,ability or 
the analytes being 1esled. Once- the storage period is com pie~ the 1iampln .1re discarde<I unless o\herwise Jodvlsed by !he 

client. 

This report m1J5l not be repfoduoed, ""~' ,n full, wi1hou! lhe wrin.,, cons+nt cl 11\<f signa1ory 

J-
A~ Heron BSc (T e<::h t 
Cf!<lfrt Snces Man~. Erwironmerital 
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1.0 Scope 

Paterson Pitts Limited Partnership {PPLP) has been engaged by Molyneux Lifestyle 
Village Ltd to provide an infrastructure report to support a private plan change 
request that seeks to re-zone l 6ha of land at Dunstan Road, Alexandra from Rural 
Residential Resource Area to a "large lot" Residential Resource Area. 

A total of approximately 60 dwelling units is planned, plus an existing winery is to be 
retained. 

This report covers the availability of the following infrastructure elements. 
- Wastewater 
- Stormwater 
- Water Supply - Potable, Firefighting 
- Network Utility Services (electricity and telecommunications) 
- Road construction 

2.0 Executive Summary 

2.1 Stormwater 

The site is underlain by a considerable depth of glacial out wash gravels, with depths 
to groundwater varying from 10-15 metres below ground level. Soakage tests have 
shown these gravels to be highly permeable. No issues are anticipated with the 
discharge of stormwater from reading, hand stand and roof-run off direct to ground 
via suitably designed soak pits, as is the norm for all land development within the 
Clyde -Alexandra area. 

2.2 Wastewater 

Computer modelling of the Alexandra wastewater reticulation by Mott MacDonald 
NZ Ltd shows that the site can be adequately serviced from the existing town 
reticulation. Relocation of the winery waste disposal field will require a discharge 
resource consent from the Otago Regional Council. 

2.3 Water Supply 

Computer modelling of the Alexandra water reticulation by Mott MacDonald NZ Ltd 
shows that the site can be adequately serviced from the existing town reticulation 

2.4 Network Utility Services 

Chorus New Zealand Ltd have confirmed that a suitable telecommunications (fibre) 
supply can be made available to the proposed development of the site. 
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Aurora Energy Ltd have advised that a suitable power supply can be made 
available to serve the proposed development of the site. 

2.5 Road Construction 

All roads will be constructed on sand and gravels. Bearing capacity tests on likely 
road subgrades were within the limits for an acceptable pavement design. No 
issues are expected with designing and constructing road pavements in 
compliance with the procedures of "Austroads" and the subdivisional pavement 
design standards of the Central Otago District Council. Road cross-section designs 
and geometry are anticipated to be in accordance with "Austroads" and NZS 
4404:2010. 

3.0 Stormwater 

There is no reticulated stormwater system in the area. 

Analysis of drill hole logs in the locality show that the site is underlain by a 
considerable depth of glacial outwash sand and gravel with depth to groundwater 
between 10-15 metres below the ground surface. A grid of six test pits on the site 
were done by Paterson Pitts which show near surface topology to be 0.2m of topsoil 
over outwash sands and gravel, down to the 2.5m depth of all test pits. 

Test pit logs are attached in Appendix (A). 

Soakage tests were carried out on TP's 1, 4 & 5. Infiltration rates of 3000mm/hr ( 1.37 
litres/sec/m2), 2640mm/hr { l .32 litres/sec/m2) ,) & 2520m/hr ( 1.26 litres/sec/m2) 
respectively were recorded. This equates to an average soakage rate of a 
"Cauldwell" type soak pit of 19 litres/sec. 

The NIWA HIRDS program was used to calculate a 2% Annual Exceeding Probability 
(AEP) short duration rainfall event of 58mm/hr using a 2 deg temperature risk factor 
to allow for climate change. This means that every l S0m of a 1 Om wide road 
carriageway will be able to be drained by a single "Caudwell" type soak pit. 

This is a very conservative assessment as Council's Engineering Standards require a 
pair of sumps to drain each 90m length of road and the road carriageway is likely 
to be 8.5m wide. Soakage tests, infiltration calculations and rainfall intensity 
calculations are attached in Appendix (B) 

Direct discharge to ground for stormwater from roading, impermeable surfaces and 
roof run-off will therefore be possible. The standard rooding solution acceptable to 
Council is a "Cauldwell type" soak pit, one per sump outlet. This method of 
stormwater disposal is universally used for land development over glacial outwash 
gravels in Cromwell, Alexandra and Clyde. See Fig 1. 
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,U-tltU...l<W..TI 

P."7 
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,'00,- llr'YC Sffi\V'Ao\TC':t 
f'llf'E: FRO~ 'SL.!lifl 

CAl.lLDWELL SOAKPTT DETAIL 

Fig l 
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In order to comply with the Regional Water Plan rules, a silt and debris trap is 
required before discharge of stormwater to a soak pit. This will be provided by a 
"inverted syphon" type mud tank. See Fig 2. 
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TYPICAL SUMP DETAIL 

Fig 2 

Where road swales are used, these provide a measure of pre-treatment of 
stormwater before discharge into mud tanks. There is a depth of at least 1 Om of 
gravel and sand below each soak pit, which will further filter stormwater before it is 
eventually discharged to groundwater. The inverted siphon mud tank/Caudwell 
soak pit system effectively provides for 3 stage treatment of stormwater. The mud 
tank (which is periodically sucked out by Council) removes silt, trash and gross 
pollutants, while the Caudwell soak pit (also periodically sucked out by Council) 
provides secondary treatment by removing finer silt and debris, with the 1 Om of sand 
and gravel below the soak pit providing tertiary filtration 
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For roof-run off, Council has a "rule of thumb" that l m3 of soak pit is required for 
every 50m2 of roof area draining into the soak pit. 

The site is flat. This means there will be a lack of secondary flow paths. From a 
stormwater /road design aspect this means that most roads will need to be cut into 
the surrounding terrain by a least 150-300 mm in order to provide longitudinal road 
drainage and for dwellings to be able to comply with Building Code requirements 
(El /ASl) for minimum floor levels above the road crown. See Fig 3 

F,,1,uc 1 Minimum Floor Level for Sile Above Road 
;:- 11.-:I~ ' if!) / . (; , f ·1; 

SECTION 

Figure 3 

Bounda,y line 

Road crown 

E E 
E :, 
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Essentially the roads act as temporary overflow ponding areas in the event of 
exceptional rain events and/or occasional blockage of mud tanks and soak pits. 

Given the very large lot sizes {in excess of 2000m2), site coverage is expected to be 
only 20%, at a maximum. No difficulty is therefore anticipated with on-site disposal 
of stormwater either direct to ground by soak pit or by storage and attenuation and 
application as garden and lawn irrigation. 

4.0 Wastewater 

A report by Mott MacDonald has been commissioned by the Central Otago District 
Council to assess this proposed development. The report is attached at Appendix 
'C'. 

A connection to the new trunk main between Clyde and Alexandra constructed 
along Dunstan Road/Central Otago Rail Trail corridor is not possible. 

The option of connecting the development to the existing Alexandra Wastewater 
reticulation at a manhole at the end of Henderson Drive {adjacent to 36 Henderson 
Drive) will not have an adverse effect on the existing system. 
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The report also modelled a scenario whereby the whole of Dunstan Road from the 
Alexandra Town Boundary to Waldron Road was rezoned to provide for a maximum 
of 300 lots. This resulted in a pipe surcharge well down stream of Henderson Drive (a 
300mm trunk main at l Dunorling Street). 

The development will require the relocation of the existing winery waste disposal 
field, currently located adjacent to Dunstan Road, to within an allotment set aside 
for the winery which it is understood will continue to process grapes sourced from 
off-site. This will require a discharge consent from the Otago Regional Council. 

5.0 Water Supply 

5.1 Irrigation 

From the Otago Regional Council's "grow Otago" data base: 
- "Dry summer rainfall" is 61-80mm for the Alexandra - Clyde Basin 
- "Median potential evapotranspiration" (Jan-Feb) is 206-210mm for the Basin 

Irrigation will therefore be essential to establish and maintain grass growth and 
landscaping within the development. This is particularly so given the very low Plant 
Available Water {PAW) of the site, due to its light sandy/gravelly soils. 

Given the very large lot sizes and the site's proximity to the existing public open 
space and recreation facilities at Molyneux Park and the Alexandra Golf Course, it 
is not anticipated that there will be any requirement for public open space to be 
provided within the development. 

There is an on-site bore located within the site, which Molyneux Lifestyle Village Ltd 
has a water right from the Otago Regional Council for 80m3/day. See RM 2001.148 
at Appendix 'G'. 

Peak irrigation for lawn and garden and domestic water requirements within private 
allotments of 2000m2 will typically be up to S,000L/day with a metered supply. The 
Mott MacDonald modelling scenario allowed 1500L/day/lot with a peak hourly 
demand of 5. 

The "shortfall" in peak irrigation demand is therefore 5000L/lot/day x 60 = 21 m3/day. 
It is intended that a separate irrigation supply be made available to each lot from 
the bore. The bore will also be used to supply the winery with processing water. 

The bore cannot be used for a domestic water supply because of the risk of 
contamination from the relocated winery waste water disposal field nearby. There 
is also no suitable location for a reservoir to furnish a gravity supply at sufficient 
pressure and a firefighting reserve. 
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5.2 Domestic and Firefighting 

The Mott MacDonald report finds that a DN315 pipeline connection to the existing 
Council main in Dunstan Road, near 99 Russel Street, will supply the development 
with a FW2 {standard household with no sprinkler system) standard to SNZ-PAS 4509 
with no detrimental effect on the existing Alexandra town reticulation. Connection 
to the new trunk main between Clyde and Alexandra along Dunstan Road/ Rail Trail 
corridor is not possible. A DN 315mm pipeline would also service a development of 
300 lots along Dunstan Road to a FW2 standard with no detrimental effects on the 
existing town reticulation. 

6.0 Network Utility Services 

6.1 Telecommunications 

Chorus New Zealand Ltd have confirmed that a suitable Air Blown Fibre (ABF) 
reticulation can be supplied to the proposed development. See Appendix 'D'. 

Individual home owners will also have the alternative option of the cellular network 
and several wi-fi providers for their telecommunications and computer media 
service 

6.2 Electricity 

Aurora Energy Ltd have confirmed that a suitable power supply can be made3 
available to service development of the site See Appendix 'E'. To preserve the 
semi-rural nature of the development, and the night sky, it is not envisaged that 
street lighting will be provided. 

7.0 Road Construction 

No difficulty is expected in designing and constructing suitable road pavements 
within the site, in compliance with "Austroads" and the subdivision engineering 
design standards of the Central Otago District Council. 

All roads will be formed on silty sand and gravel. Laboratory Soaked California 
Bearing Ratio {CBR) tests were taken at the likely road subgrade at all test pits. See 
Appendix 'F'. Soaked CBR's varied from 6%-18%, all within the limits for an 
acceptable pavement design in terms of the "Austroads" standard. 

Council's current subdivisional roading engineering design standard is NZ 4404:2004 
and its July 2008 amendments thereto. However it is proposed that road designs 
on any subsequent subdivision and development of the site be in accordance with 
the updated version of this standard, being NZS 4404:2010. This updated version of 
the standard provides for a more innovative and flexible approach to road layout 
designs, in accordance with the contemporary urban design concepts proposed 
for this development. To quote from the forward to NZS 4404:2010: 
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"Aims to encourage good urban design and remove road blocks to liveability and 
economic development in communities. 
Road design needs to allow 'context' or 'place' to be given significant emphasis, 
and to require roads to achieve safe {slower) operating speeds; 
Innovative subdivision has been discouraged to some extent under the 2004 version 
of NZS 4404. 
The review committee therefore challenged itself to produce a new Standard that: 
Encourages sustainable and modern design; 
Provides some certainty for designers and TAs; and 
Prevents the outcomes that can arise when the sole focus is cost minimisation, and 
adherence to minimum standards." 

and from the outcome statement 

"This Standard provides local authorities, developers, and their professional advisors 
with standards for design and construction of land development and subdivision 
infrastructure. NZS 4404:20 IO encourages sustainable development and modern 
design that emphasises liveability and environmental quality. It will also provide as 
much consistency as possible on land development and subdivision infrastructure 
while still allowing flexibility for local variations to suit local circumstances." 

This is a matter that is best addressed at the subsequent resource consent and 
detailed engineering design stages, rather than at this initial plan change stage. 
Given that the large lot size and semi-rural nature of the development, it is 
anticipated that grassed swales will be used instead of kerb and channel, in 
compliance with low impact urban and design and development (LIUDD) 
principals. 

Swales provide a "softer" more rural edge to road pavements than kerbs and 
channel and a measure of pre-treatment of stormwater run-off from road 
pavements. 

8.0 Conclusion 

Suitable provision can be made for roading, stormwater, wastewater, irrigation and 
domestic water supply and network utility services to the proposed development. 

Myles Garmonsway 
Principal, B.Sc, Dip Mgt, R.P. Surv, MNZIS, CSNZ 
Paterson Pitts Limited Partnership (Cromwell) 
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APPENDIX A 
Test Pit Logs 
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1 of 6 A4814 
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Molyneux Lifestyle Village Test Pits February 2021 
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TEST PIT 5 
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APPENDIX B 
Soakage Tests & Infiltration Calculations 
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Pit Dimensions Area Test Pit 1 A4814 

Length 2.1 2.1 Dunstan Rd 

Width 1 

Time (s) Depth dVolume dTime (s) Soakage (1/s) l/s/m2 

0 0 -0.1155 60 -1.9 -0.9 

60 0.055 -0.0945 60 -1.6 -0.8 

120 0.1 -0.105 60 -1.8 -0.8 

180 0.15 
0 Soaking Infiltration Rate 3000 mm/hr 

Average -1.75 -0.83 

0.315 180 1.8 0.8 For time period Total Soakage Rate (overall) 1.37 1/s/m' 

Note: 5000 poured in over 21 minutes to get to water depth o 0.64 m Filling Infiltration Rate 4974 mm/hr 

Soakage over 21 min " 3656 litres 

= 2.901587 (1/s) Weighted 5oakage Rate 1.03 mm/hr 

= 1.38 l/s/m2 

total volume 

1 in 20 (RCP4.5) area m2 1548 12.098 m3 

9.77 mm in 10 minutes 58.6 mm/hr Q=2.78CiA runoff 0.8 rate per second 

A= Q/2.7BiC 0.154779 ha depth 9.77 20.2 1/s 

1548 m' seconds 600 
runoff per m 2 per s 0.013 l/s/m2 

Soakpit Base = 0.785398 m2 Soakage Capacity 1549 m2 

Effective soakage@ 2m deep 19.63495 m2 45 deg angle influence metres of road 154.9 310 two sided 

20.17868 Soakage Rate 1/s (10m carriageway/ footpath) 



Pit Dimensions Area Test Pit 4 A4814 

Length 2.3 2.3 Dunstan Rd 

Width 1 

Time (s) Depth dVolume dlime (s) Soakage (1/s) 1/s/m' 

0 0 -0.0575 60 -1.0 -0.4 

60 0.025 -0.1265 60 -2.1 -0.9 

120 0.08 -0.1035 60 -1.7 -0.8 

180 0.125 -0.115 60 -1.9 -0.8 

240 0.175 -0.1035 60 -1.7 -0.8 Soaking I nfilt ra fro n Rate 2640 mm/hr 

300 0.22 Average -1.69 -0.73 

0.506 300 1.7 0.7 For time period Total Soakage Rate (overall) 1.32 l/s/m2 

Note: 5000 I poured in over 20 minutes to get to water depth o 0.42 m filling Infiltration Rate 5262 mm/hr 

Soakage over 20 min = 4034 litres 

= 3.361667 {Ifs) Weighted Soakage Rate 0.99 mm/hr 

= 1.46 !/s/m2 

total volume 

1 in 20 (RCP4.5) area m2 1486 11.618 m3 

9.77 mm in 10 minutes 58.6 mm/hr Q=2.780A runoff 0.8 rate per second 

A= Q/2.78iC 0.148644 ha depth 9.77 19.4 Ifs 

1486 m2 seconds 600 

runoff per m2 per s 0.013 l/s/m2 

Soakpit Base= 0.785398 m2 Soakage Capacity 1488 m2 

Effective soakage@ 2m deep 19.63495 m2 45 deg angle influence metres of road 148.8 298 two sided 

19.37885 Soakage Rate 1/s (10m carriageway/ footpath) 



Pit Dimensions Area Test Pit 5 A4814 

Length 2.3 2.3 Dunstan Rd 

Width 1 

Time (s) Depth dVolume dTime (s) Soakage (1/s) l/s/m2 

0 0 -0.1265 60 -2.1 -0.9 

60 0.055 -0.115 60 -1.9 -0.8 

120 0.105 -0.0805 60 -1.3 -0.6 

180 0.14 -0.0805 60 -1.3 -0.6 

240 0.175 -0.0805 60 -1.3 -0.6 Soaking Infiltration Rate 2520 mm/hr 

300 0.21 Average -1.61 -0.70 

0.483 300 1.6 0.7 For time period Total Sookage Rate (overall) 1.26 l/s/m2 

Note: 5000 I poured in over 21 minutes to get to water depth o 0.5 m Filling I nfi ltr ati on Rote 4783 mm/hr 

Soakage over 21 min = 3850 litres 

= 3.055556 {1/5) Weighted Soakoge Rate 1.00 mm/hr 

= 1.33 l/s/m2 

total volume 

l in 20 (RCP4.5) areo m2 1513 11.828 m3 

9.77 mm in 10 minutes 58.6 mm/hr Q=2.78CiA runoff 0.8 rate per second 

A= Q/2.78iC 0.151324 ha depth 9.77 19.7 1/s 

1513 m' seconds 600 

runoff per m2 per s 0.013 1/s/m2 

Soakpit Base= 0.785398 m2 Soakage Capacity 1514 m2 

Effective soakage @ 2m deep 19.63495 m2 45 deg angle influence metres of road 151.4 303 two sided 

19.72829 Soakage Rate 1/s (10m carriageway/ footpath) 
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APPENDIX C 
Water & Wastewater Impact Assessment 
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Technical Memo 
Central Otago District Council 

Project: Proposed development query: Molyneux Lifestyle Village in Alexandra 

Our reference: 385321 Revision: B - draft 

Prepared by: Hannah Law & Giulio Pozzuto Date: 19 November 2020 

Approved by: Julie Plessis Checked by: Tom Lecomte 

Subject: 269 Dunstan Road: water supply and wastewater infrastructure assessment 

In October 2020, Mott MacDonald was commissioned by Central Otago District Council {CODC) to assess the 
system performance of the water supply (WS) and wastewater (WW) networks; specifically, at the location of 
the proposed Molyneux Lifestyle Village (MLV), in Alexandra. The development consists of a total of 60 
residential units. which has been modelled using the Lake Dunstan (Alexandra and Clyde) models. 

1 Background 

1.1 Background and Disclaimer 

The Alexandra WS model was built by Rationale in 2014 and reviewed by Mott MacDonald in 2017. The WS 
Alexandra model was merged with the Clyde model and renamed Lake Dunstan WS model. Mott MacDonald 
carried out the model update using the latest GIS data and recalibrated the model in 2019. 

The Alexandra WW model was built by Rationale in 2015 and reviewed by Mott MacDonald in 2017. Some 
critical issues were highlighted, and a model update was carried out by Mott MacDonald in 2018. However, 
the Alexandra WW model has not been recalibrated. 

The information and recommendations presented within this assessment are dependent upon the accuracy 
and reliability of the existing hydraulic models and the data available to Mott MacDonald at the time of the 
assessment. This technical note has been prepared to assess the impact of the proposed development WS 
demands and WW discharge on the existing Alexandra WS and WW networks. 

Mott MacDonald has followed the accepted procedure in providing the services but given the residual risk 
associated with any prediction, Mott MacDonald takes no liability for, and gives no warranty against. the 
consequences of wastewater overflows in relation to the performance of the service and damage to any 
property {client's or third party). Any third-party developing detailed design should not rely on assumptions 
made in this report but should satisfy themselves in that regard. 

1.2 Development Location 

The document summarises the results of the assessment undertaken for the proposed MLV development at 
269 Dunstan Road, which is situated immediately northbound of the Alexandra township. The development 
will be serviced via the Alexandra WS and WW network schemes, which can both be seen in Figure 1-1 and 

Figure 1-2, respectively. 

This document is issued for the party which commissioned it and for specific purposes connected with the above-captioned project only. 

It should not be relied upon by any other party or used for any other purpose. 

We accept no responsibility for the consequences of this document being relied upon by any other party, or being used for any other 
purpose, or containing any error or omission which is due to an error or omission in data supplied to us by other parties. 

This document contains confidential information and proprietary intellectual property. It should not be shown to other parties without 

consent from us and from the party which commissioned it. 
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Figure 1-1: Proposed development and the Alexandra WS network 
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Figure 1-2: Proposed development and the Alexandra WW network 
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As part of the WS and WW infrastructure assessment, a system performance analysis {SPA) has been 
undertaken within the two Alexandra networks. The analysis consists in reviewing the network capacities 
both prior and post-development, determining whether the levels of services (LOS) can be maintained (WS 
LOS detailed in Section 2.2), and assess the overall impact upon the two networks. However, as they were 
not finalised, the internal networks within the proposed MLV development were not assessed for both the 

WS and WW reticulations. 

3 

The WS network analysis also involves the firefighting (FF) capability testing. Additionally, the minimum pipe 
size required along Dunstan Road (Figure 1-1} has also been determined as part of this assessment, in 
order to adequately supply the proposed development and provide the required FF (25I/s - FW2). 

2 Modelling assumption 

2.1 Demand and discharge calculations 

As informed by the New Zealand Standards (4404:2010) and the CODC addendum, the WS demand was 
calculated using the criteria listed below and the results are tabulated in Table 2.1. 

• Persons per lot 3 • Total number of lots: 60 

• Daily consumption: 500 litres/person/day • Residential peak hour factor: 5 

Table 2.1: WS demand at the proposed MVL development 

Daily flow (m3/d) 

Total demand 90 

Instantaneous peak demand (1/s) 

5.21 

The WW discharges for the proposed development were calculated in accordance with New Zealand 
Standard for Land Development and Subdivision Infrastructure (NZS 4404:2010) and the CODC Addendum 
to NZS 4404:2010 (dated July 2008). The calculated wastewater loads for the development are summarised 
below in Table 2.2. These demands are based on the following assumptions: 

• Persons per lot: 3 • Wastewater daily demand: 250 litres/person/day 

• Total number of lots: 60 • Infiltration and inflow peaking factor: 2 

• Residential peaking factor: 2.5 

Table 2.2: WW discharge at the proposed MVL development 

Catchment Number of lots 

Molyneux Lifestyle Village 60 

2.2 LOS and FF requirements 

Assumed 
population 

180 

Peak Dry Weather 
Flow (PDWF) (1/s) 

1.30 

Peak Wet Weather 
Flow (PWWF) jl/s) 

2.60 

As informed by the New Zealand Standards (4404:2004) and the CODC addendum, the following standards 
and levels of service have been used for WS network: 

• The required operating pressure must fall between 30-80 metres 

• The head losses through pipes must be no greater than: 

- 5 m/km in pipes smaller than DN 150 mm 

- 3 m/km in pipes greater than DN 200 mm 
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• The firefighting water standard for this study is FW2 (no sprinkler system) and all lots must be located 
within a 90 metres-radius from a hydrant (compliant with SNZ PAS 4509). 

Importantly, the location of hydrants surrounding the proposed development remains unknown. 

2.3 Scenario investigated and confirmed developments 

The following two scenarios (including the demand associated with developments on Ngapara Street and 
Henderson Drive) were considered in the modelling of the WS and WW networks and determined the base 
scenario for this assessment: 

• WS: Calibration scenario (including Ngapara 
Street and Henderson Drive). 

• WW: Uncalibrated base scenario {including 
Ngapara Street and Henderson Drive). 

Continually, to assess the impact of the proposed MLV development upon the existing Alexandra WW 
network, the following scenarios were modelled using Mike Urban 2020: 

• Base model (pre­
development scenario): 

• Post-development Option 1 
model: 

• Post-development Option 2 
model: 

- Dry Weather Flow (DWF) 
scenario 

- DWF scenario DWF scenario 

10-Year ARI WWF 
scenario 

- 10-Year ARI WWF 

10-Year Average 
Recurrence Interval {ARI) 
Wet Weather Flow (WWF) 
scenario 

scenario 

2.4 Network setup and connection points 

As instructed by the CODC, the following configurations were used for WS and WW: 

WS network and connection point 

• A watermain will be built along Dustan Road, in 
order to supply the proposed development; 

• The proposed connection point will be situated 
at 269 Dunstan Road; 

• Connection to the network is not possible via the 
future trunk main between Clyde and Alexandra; 

• See Figure 1-1. 

WW network and connection point(s) 

• Two rising main options have been provided by 
the council. Both options consist of a new pump 
station and rising main to enable discharge from 
the development into the existing Alexandra 
network. 

• The proposed discharge point will be situated at 
269 Dunstan Road and will be connected to the 
network via one of the following two options: 

- Sewer Option 1: 36 Henderson Drive 

- Sewer Option 2: 99 Russel Street 

4 

• Connection to the network is not possible via the 
future trunk main between Clyde and Alexandra; 

• See Figure 1-2. 

2.5 Site elevation 

As informed by the 'A4814_PLAN_ 1A_Modelling' drawing, provided by the CODC; the recorded elevation at 
the point of connection and discharge is 155. 75 mRL and the highest elevation within the development is 
156.15 mRL (northern boundary of the proposed MLV development site). 
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2.6 WW model build assumptions 

For the MLV wastewater model, the following assumptions have been made: 

• The MLV pump station is assumed to have a fixed pump rate of 5I/s and have no storage in the wet well. 

• A standard residential 24-hour diurnal profile, with a peak factor of 2.5, has been assumed for the 
proposed MLV wastewater flows. The diurnal profile used for the proposed development is shown in 

Figure 2-1 below. 

Figure 2-1: Residential diurnal profile in Alexandra WW network 
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3 Modelling results 

3.1 WS network modelling 

9 12 

Time (hours) 

15 18 21 24 

The internal WS network within the MLV development was not assessed as part of this study, as such, the 
modelled pressure and headless was assessed at the development's connection point to the WS network. 
The results have been analysed, to verify whether the required LOS and FF classification can be maintained. 

3.1.1 Minimum pipe size required along Dunstan Road 

Currently, the network extends as far as 147 Dunstan Road, which is approximately 1.2 km south from the 
proposed MLV development site. Therefore, a new watermain pipe is required along Dunstan Road 
(delimited in Figure 1-1 ), to enable the integration of the development into the Alexandra WS network. 

The minimum pipe size required along Dunstan Road, to adequately service the proposed development and 
provide the required FF classification (25 I/s - FW2), has also been determined using EPAnet (version 2.2). 
In order to comply with the LOS (stated in Section 2.2), the residual pressure at the node (considered a 
hydrant in this exercise) cannot drop below 10 metres. A reiterative approach was undertaken in order to 
detennine the minimum pipe size required and the final two iterations (resulting in 10 metres or higher) are 
shown in Table 3.1, alongside the pipe material, nominal and internal diameters. 
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3.1.2 Table 3.1: Minimum pipe size required along Dunstan Road 

fJipe material Nominal Diameter Internal Diameter Minimum pressure when simulating 
(mm) (mm) FW2 at 'MolyLV_Node 2' (m) 

HDPE (PE100) 280 237.9 11.8 

PN 12.5 315 2676 33.9 

Importantly, the reiterative process took into consideration the demand associated with the proposed MLV 
development, The FF flow was simulated during the diurnal time where the average usage is equal to 60% of 
the peak demand observed within the Alexandra residential pattern (see Figure 3-1 ). 

Figure 3-1: Residential diurnal profile in Alexandra WS network 
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Modelling indicated the pipe size DN 280 mm would enable the LOS and FF flow required; however, the 
modelled residual pressure was only 1.8 metres above the recommended LOS. Network variability and 
margin of error must be taken into consideration, therefore, the next pipe size available (DN 315 mm) was 
recommended and is used in the system performance analysis. 

24 

Notably, if a care facility is to be integrated within the MLV development, FW3 (50 1/s) would be required. 
Thusly, the minimum pipe size that would be required along Dunstan Road would be DN 355 mm (ID 301.6 
mm), if constructed as HOPE pipe (PE100 & PN12.5). This sizing was not considered during the SPA, as the 
CODC specified the FF capability required is FW2. Therefore, it is assumed there will be no care facility. 

3.1.3 WS system pelformance analysis results 

The section describes the results of the SPA undertaken for the calibration scenario, before and after the 
proposed MLV development (including the associated demand) was added to the WS network model. 
Results have been analysed to verify whether the LOS can be met at the point of connection and at the 
highest elevation within the development (excluding the internal WS network - remains unknown). The LOS 
have been assessed assuming the pipe size recommended in Section 3.1.1 (or similar) will be constructed. 

Figure 2-1 and Figure 3-1 illustrate the SPA results before and after the development was added to the WS 
network, the same information is tabulated in Table 3.2 and Table 3.3. 
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Figure 3•2: System performance analysis results (pre-development) 
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Table 3.2: Minimum pressure comparison (pre and post development) 

Nodes Minimum pressure at selected nodes (m) Variance (+/-) 
-------- --- -------- ----

Pre -de v e Io pm en t Post-development 

20130509123618 59.3 59.0 -0.3 

MolyLV_Node 1 54.3 n/a 

MolyLV_Nocte_2 54.7 nla 

Table 3.3: Maximum head losses comparison (pre and post development) 

Pipes Maximum head losses at proximal pipes (m/km) Variance(+/-) - --- ---- ------ - - --- ----
Pre -de v e Io pm en t Post-development 

20060328161735 1.1 1.2 +0.1 

MolyLV Pipe 1 (NP) 0.6 nla 

MolyLV_Pipe_2 (NP) 0.6 n/a 

Within the area surrounding the connection point, there is a negligible drop in pressure (-0.3 m) and a minor 
increase in head losses (+0.1 m/km}. The maximum head loss is predicted to be 0.6 m/km in the proposed 
DN 315 mm). At the development connection point and highest elevation location, the pressures are 

predicted to be 54. 7 m and 54.3 m, respectively. 

Regarding the LOS stated in Section 2.2, both the operating pressure and maximum permitted head losses 

comply with the required LOS. 

3.1.4 FF capability and hydrant locations 

As instructed by the CODC, the required FF capacity for the proposed development is 25 I/s, which is 

equivalent to FW2 (no sprinkler system). 

Assuming a proposed DN 315 mm watermain servicing the development, the predicted pressure drop is 21 
m and the residual pressure is predicted at 33.9 m (above the lowest recommended LOS at 10 m). 
Additionally, the pressure does not drop below null within the remainder of the Alexandra WS network. 

Furthermore, the proximity of each proposed lot in relation to the selected (DCP) has been assessed and 
visualised in Figure 3-4. Evidently, multiple hydrants will need to be integrated within the development's 
internal WS network, in order to comply with the LOS and FF water standards stated in Section 2.2. This 
should be taken into consideration by the developer and the CODC during the detailed design stages. 



Mott MacDonald 
CODC Developer Query - Molyneux Lifestyle Village (wastewater and water supply Infrastructure assessment) 

Figure 3-4: DCP proximity from the MLV development 
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Regarding the LOS stated in Section 2.2, both the predicted FF flow and capability is compliant with the 
required LOS and FF water standards at the development connection point. However, this should be 
reassessed once the internal WS network is finalised and the location of hydrants is known. 

3.2 WW network modelling 

3.2.1 WW system performance analysis criteria 

An assessment of the model results was carried out for the Base Model and Post-Development Models to 
investigate the existing Alexandra wastewater network performance considering: 

• Pipe capacity 

• Overflow volume 

9 

Pipe capacities were evaluated in two ways. Firstly, by comparing the modelled peak flow with the theoretical 
pipe full capacity (Omax/Or} and secondly, by comparing the modelled peak depth with the pipe diameter 

(Hmax/Diameter). 

Peak flows above the theoretical pipe capacity indicate that the pipe is undersized and cannot convey the 
peak flows that are required through the network. Pipes where the capacity is exceeded show that Oma.lOr> 
1. In cases where pipes have capacity but are surcharged {due to downstream constraints), the model 
results will show that Omax/Or <1 and HmaJDiameter > 1. 

The system performance was carried out for the model scenario for both the Dry Weather Flow (DWF) and 
the 10-year Average Recurrence Interval (ARI) Wet Weather Flow (WWF) events. The results of the 
wastewater system performance analysis are summarised in the sections below. 
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3.2.2 Dry Weather Flow system performance 

The pipe capacity results for the DWF scenarios are summarised in Table 3.4 below. Table 3.4 indicates that 

• for Option 1, the additional wastewater flows from the ML V development are not predicted to increase the 
number of pipes that are under capacity in the existing network during the DWF event. 

• for the Option 2, the number of pipes that are under capacity in the existing network are predicted to 
increase by one for the DWF event, when compared to the pre-development scenario. 

The model results indicate that the increase in wastewater discharge from the development is predicted to 
cause existing pipe 20031203001638 to be under capacity, during the DWF event, when the proposed rising 
main is connected to the existing wastewater network at 99 Russel Street (Option 2}. This 150 mm diameter 
pipe is located downstream of the proposed Option 2 connection point, as shown on Figure 3-5 below. 

The results do not predict overflows to occur during the DWF event for the base model and the Options 1 
and 2 models. 

Table 3.4: DWF System Performance- Pipe Capacity Summary 

Scenario Number of Total Length of % of Number of Pipes Total Length of Pipe % of 
Pipes with Pipe with Total Surcharged due to Surcharged due to Total 
Capacity Capacity Downstream Downstream 
Exceeded Exceeded (m) Conditions* Conditions (m) 

Base Model 8 468 0.9% 60 2,017 7% 

Post- 8 653 1% 60 2,017 7% 
Development 
Option 1 Model 

Post- 9 743 1% 60 2,017 7% 
Development 
Option 2 Model 

Source: Mott MacDonald 
"Number of pipes which have capacity but are surcharged (due to downstream conditions) 



Mort MacDon a Id 
CODC Developer Query - Molyneux Lifestyle VIiiage (wastewater and water supply infrastructure assessment) 

Figure 3-5: Location of additional pipe under capacity in Option 2 DWF scenario 
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3.2.3 Wet Weather Flow system performance 
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The pipe capacity and overflow results for the WWF scenarios are summarised in Table 3.5 and Table 3.6 
below. For the WWF event, the additional wastewater flows from the MLV development are not predicted to 
increase the number of pipes under capacity when the proposed rising main is connec1ed to the existing 
network outside of 36 Henderson Drive (Option 1 ). 

The model results indicate that the additional flows from the MLV development for 1he Option 2 WWF 
scenario are predicted to increase the number of pipes under capacity by two, when compared to the pre­
development scenario. The location of these additional pipes that are predicted to be under capacity are 
shown on Figure 3-6 below. For the WWF event. the model does not predict that the additional flows from 
MLV development (Option 1 and 2 scenarios) will cause additional overflows to occur. 
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Figure 3•6: Location of additional pipe under capacity in Option 2 WWF scenario 
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Table 3.5: WWF System Performance - Pipe Capacity Summary 

Scenario Number of Total Length of % of Number of Pipes 
Pipes with Pipe with Total Surcharged due to 
Capacity Capacity Downstream 
Exceeded Exceeded (m) Conditions* 

Base Model 19 955 2% 129 

Post- 19 955 2% 129 
Development 
Option 1 Model 

Post- 21 1,108 2% 130 
Development 
Option 2 Model 

Source: Mott MacDonald 
•Number of pipes which have capacity but are surcharged (due to downstream conditions) 

Table 3.6: WWF System Performance - Overflow Summary 

Total Length of Pipe 
Surcharged due to 
Downstream 
Conditions (m) 

6,360 

6,276 

6,403 

Scenario Total Number of Overflows Total Overllow Volume (m3
)'" 

Base Model 2 23.0 

Post-Development Option 1 Model 2 22.9 

Post-Development Option 2 Model 2 22.9 

Source: Mott MacDonald 
*Minor differences in overflow volumes for the model scenarios are negligible and within the modelling tolerance. 
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% of 
Total 

15% 

15% 

15% 
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The WWF peak water level long section results for the pipeline located downstream of the proposed Option 1 
rising main connection point (pipeline 20060329140821 to Molyneux East Pump Station) is shown on Figure 
3-7 below. The long section results indicate the proposed development flows are predicted to slightly 
increase the water levels in this downstream existing pipeline during the WWF event. However, for the post­
development scenario, the additional flows from the development are not predicted to cause pipeline to 
surcharge during the WWF event. 

Figure 3-8 below illustrates the WWF peak water level long section results for the pipeline located 
downstream of the proposed Option 2 rising main connection point (pipeline 20031201222707 to 
20031202230318). The results indicate the proposed flows from the MLV development are predicted to 
increase the water levels in the downstream pipeline 20031201222707 to 20031202230318. The results also 
predict that the proposed development will cause the upstream end of pipe 20031203001638 to surcharge 
during the WWF event. 
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Figure 3-7; WWF Peak Water Level Long Section Result for Plp11llne 20060329140821 to Molyneux East Pump Station• Base Model and Option 1 Post 
Developm ant Sc;enario 
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Figure 3-8; WWF Peak Water Laval Long Section Result for Pipeline 20031201222707 to 20031202230318 • Base Modal and Option 2 Post Davalopmenl 
Scenario 
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4 Impact on the network from a plan change 

The impact on the WS and WW networks from a plan change between the proposed development and 
Alexandra town was also assessed. Figure 4-1 below shows the extent of the potential future development 
considered. As agreed with CODC, the total number of lots assumed in this area was 300, which also 
includes the 60 lots considered in the above sections of this study. 

Figure 4-1: Potential future development extent 

4.1 Water Supply 
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The additional 300 lots {total) have a negligible impact on the pipe network, with a head loss difference of 
0.1 m/km compared to the pre-development scenario. Minimum pressure at the connection point is predicted 
to drop from 59.3 m to 57.7 m. This is due to the Northern Reservoir draining to 0.5m during the evening 
peak demand period (instead of 1.8 m in the pre-development scenario}. This is likely related to the model 
operational set up (bores pumping times may vary depending on the level in the Northern Reservoir). 
However, it should be noted that the peak day demand corresponds to 450 m3/day, which corresponds to 
23% of the existing Norther Reservoir. 



Mott MacDonald 17 
CODC Developer Query - Molyneu~ Lifestyle VIiiage (wastewater and water supply infrastructure assessment) 

4.2 Wastewater 

The impact of the proposed plan change area was assessed using the two options that were proposed for 
the MLV development (a new pump station and rising main to connect to the downstream existing network at 
either 36 Henderson Drive or 99 Russel Street). For this assessment. the pump station was assumed to 
have a fixed pump rate of 15I/s and have no storage in the wet well. 

The wastewater flows from the proposed plan change area were calculated based on an assumed total 
number of lots of 300 and the assumptions listed in Section 2.1 of this technical memo. The model results for 
the post-development plan change scenarios are summarised in Table 4.1 , Table 4.2 and Table 4.3 below. 

The results Indicate that for the Option 1, the additional flows from the plan change area are not predicted to 
increase the number of pipes under capacity for the DWF event. For Option 2, the results predict that the 
additional flows from the proposed plan change area will cause an additional two pipes to be under capacity 
when compared to the MLV Development Option 2 model for the DWF event. These additional pipes are 
located on Russel Street (downstream of the proposed Option 2 connection point to the existing network}. 

The results do not predict overflows to occur during the DWF event for the base model, 1he MLV 
Development Options 1 and 2 models and the Plan Change Options 1 and 2 models. 

Table 4.1: Plan Change Impact Assessment - DWF Pipe Capacity Summary 

Scenario Total Number of Number of Pipes % of Number of Pipes 
Proposed Lots with Capacity Total Surcharged due to 

Exceeded Downstream Conditions• 

Base Model N/A 8 0.9% 60 

Post-Development 60 (MLV 8 1% 60 
Option 1 Model Development Only) 

300 (Plan Change) 8 1% 62 
Post-Development 60 (MLV 9 1% 60 
Option 2 Model Development Only) 

300 (Plan Change) 11 1% 67 

Source: Mott MacDonald 
•Number of pipes which have capacity but are surcharged (due to downstream conditions) 

% of 
Total 

7% 

7% 

7% 

7% 

8% 

For the WWF event, the model results indicate that the addi1ional flows from the plan change area are 
predicted to increase the number of pipes under capaci1y by one, when compared to the ML V Option 1 
model. This additional pipe (asset ID 20031215141651} is a 300mm diameter trunk main which is located 
downstream of the site at 1 Dunorling Street. The Option 1 results predict that the additional flows from the 
plan change area will not increase the number of overflows during the WWF event. 

The Option 2 plan change WWF results indicate that the additional flows from the site are predicted to 
Increase the number of pipes under capacity by eight, when com pared to the ML V Option 2 WWF mode I. 
The Option 2 results also predict that the additional flows from the plan change area will cause one 
additional overflow to occur during the WWF event. The model predicts a WWF overflow volume of 2.1 m3 

from this additional overflow location. The pipe capacity issues and overflows that are predicted to occur due 
to the additional wastewater flows from the plan change area are located downstream of the proposed 
Option 2 connection point, as shown on Figure 4.2 below. 

Table 4.2: Plan Change Impact Assessment - WWF Pipe Capacity Summary 

Scenario 

Base Model 

Total Number of 
Proposed Lots 

NIA 

Number of Pipes 
with Capacity 
Exceeded 

19 

% of 
Total 

2% 

Number of Pipes Surcharged 
due to Downstream 
Conditions* 

129 

% of 
Total 

15% 
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Scenario Total Number of Number of Pipes %of Number of Pipes Surcharged % of 

Proposed Lots with Capacity Total due to Downstream Total 
Exceeded Conditions• 

Post-Development 60(MLV 19 2% 129 15% 

Option 1 Model Development Only) 

300 (Plan Change) 20 2% 180 21% 

Post-Development 60 (MLV 21 2% 130 15% 

Option 2 Model Development Only) 

JOO (Plan Change) 29 3% 140 16% 

Source: Mott MacDonald 
•Number of pipes which have capacity but are surcharged (due to downstream conditions) 

Table 4.3: Plan Change Impact Assessment - WWF Overflow Summary 

Scenario Total Number of Proposed Total Number of Total Overflow Volume 
Lots Overflows (ml) 

Base Model N/A 2 23.0• 

Post-Development Option 1 60 (ML V Development Only) 2 22.9* 

Model 300 (Plan Change) 2 23.1· 

Post-Development Option 2 60 (ML V Development Only) 2 22.9• 

Model 300 (Plan Change) 3 25.2 

Source: Mott MacDonald 
'Minor differences in overflow volumes for the model scenarios are negligible and within the modelling tolerance. 

Figure 4.2: Location of additional pipes under capacity and overflows in Option 2 Plan Change WWF 
scenario 

Source: Mott MacDonald, 2020 
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5 Conclusion and recommendations 

5.1 Water supply 

The demand from the proposed MLV development (60 lots) has been added to the network under the 
calibration scenario conditions. The proposed MLV development's internal network was not modelled as part 
of this study; however, the total demand was modelled proximal to the development connection point at the 
highest elevation, to determine whether suitable LOS and FF water standards could be maintained. 

Additionally, the minimum pipe size required along Dustan Road to service the development and provide 
FW2 fire flow was determined to be DN 315 mm (Section 3.1.1 ). Further modelling should be considered 
once the development's WS detailed design is confirmed, to assess the suitability of hydrants location. 

The SPA predicted pressure drops and head losses to be negligible within the remainder of the network, 
therefore, compliant with the LOS stated in Section 2.2. Based on the results from the WS modelling, the 
following recommendations can be made: 

• The minimum pipe size required to service the development along Dunstan Road is DN 315 mm; 

• Multiple hydrants are required within the development's internal WS network to be compliant. 

5.2 Wastewater 

The Alexandra wastewater network model was updated to incorporate the proposed Molyneux Lifestyle 
Village development. The modelling carried out for this assessment consisted of three scenarios: 

• Base model (pre-development scenario). 

• Option 1: connection of the proposed ML V rising main to the existing network outside 36 Henderson Dr. 

• Option 2: connection of the proposed MLV rising main to the existing network outside of 99 Russel St. 

The model results indicate that for the DWF event, Option 1 is not predicted to increase the number of pipes 
under capacity and Option 2 is predicted to increase the number of pipes under capacity by one. The results 
do not predict overflows to occur for the base model and the Options 1 and 2 models during the DWF event. 

For the WWF events, the proposed development is not predicted to increase the number of plpes under 
capacity in the existing Alexandra wastewater network for Option 1. The results predict that two additional 
pipes will be under capacity for Option 2 during the WWF event. The results did not predict that the proposed 
development for Options 1 and 2 will cause additional overflows to occur from the existing network during the 
WWF event. 

5.3 Plan Change Impact 

The impact on the WS and WW networks from a plan change (total of 300 lots) between the proposed 
development and Alexandra town was also assessed. 

• WS network: 

- The predicted impact is negligible, however, it should be noted that the 300 lots' demand (peak day) 
would represent 23% of the existing Northern Reservoir volume. 

• WW network: 

- Option 1: the number of pipes under capacity is predicted to increase the by one under WWF, when 
compared to the proposed 60 lots development 

Option 2: the number of pipes under capacity is predicted to increase the by two under DWF and eight 
under WWF. One additional overflow is predicted to occur (2.1 m3). 
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Chorus Property Development Team 
PO Box 9405 
Waikato Mail Centre 
Hamilton 3200 
Telephone: 0800 782 386 
Email: develop@chorus.co.nz 

23 December 2020 

Molyneux Lifestyle Village Ltd 

Attention: Peter Dymock 
Dear Sir / Madam 

Chorus Ref#: AL61926 

Your Ref#: 

Property Development - AL: 269 Dunstan Road, Alexandra - 62 Lots - Simple Estimate 

Thank you for your enquiry regarding the above subdivision. 

Chorus is pleased to advise that, as at the date of this letter, we would be able to provide ABF 
telephone reticulation for this property development. In order to complete this reticulation, we require 
a contribution from you to Chorus' total costs of reticulating the development. Chorus' costs include the 
cost of network design, supply of telecommunications specific materials and supervising installation. At 
the date of this letter, our estimate of the contribution we would require from you is $265,718.70 
(including GST). 

We note that (i) the contribution required from you towards reticulation of the development, and (ii) 
our ability to connect the subdivision to the Chorus network, may (in each case) change over time 
depending on the availability of Chorus network in the relevant area and other matters. 

If you decide that you wish to undertake reticulation of this property development, you will need to 
contact Chorus (see the contact details for Chorus Property Development Team above). We would 
recommend that you contact us at least 3 months prior to the commencement of construction at the 
subdivision. At that stage, we will provide you with the following: 

- confirmation of the amount of the contribution required from you, which may change from the 
estimate as set out above; 

- a copy of the Contract for the Supply and Installation of Telecommunications Infrastructure, which 
will govern our relationship with you in relation to reticulation of this property development; and 

- a number of other documents which have important information regarding reticulation of the property 
development, including - for example - Chorus' standard subdivision lay specification. 

Yours faithfully 

Catherine Maher 
Network Services Coordinator 
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AURORA ENERGY LIMITED 
PO Box 5140, Dunedin. 9058 
Ph 0800 22 00 05 
WEB www.auroraenergy.co.nz ENERGY 

18 December 2020 

Peter Dymock 
Paterson Pitts Group 

Sent via email only: peter.dymock@ppgroup.co.nz 

Dear Peter, 

ELECTRICITY SUPPLY AVAILABILITY FOR A PROPOSED SIXTY-THREE LOT SU8DIVISION. 
269 DUNSTAN ROAD, ALEXANDRA. PTS LOT'S 12 & 13 DP 3194. 

Thank you for your inquiry outlining the above proposed development. 

Subject to technical, legal and commercial requirements, Aurora Energy can make a Point of 
Supply1 (PoS) available for this development. 

Disclaimer 

This letter confirms that a PoS can be made available. This letter does not imply that a PoS is 
available now, or that Aurora Energy will make a PoS available at its cost. 

Next Steps 

To arrange an elecfricity connec tion to the Aurora Energy network, a connection application will 
be required. General and technical requirements for electricity connections are contained in 
Aurora Energy's Network Connection Standard. Connection application forms and the Network 
Connection Standard are available from www.auroroenergy.co.nz. 

Yours sincerely 

Niel Frear 

CUSTOMER INITIATED WORKS MANAGER 

1 Poinf of Supply is defined in section 2(31 of the Electric ity Act 1993. 

1 o f I 
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11?15/CBR:I J/18, fo-2 

Central Testing Services 
18 Ngapara St, P.O. Box ~97, Alexandra 9340, Central Otago, New Zealand 

P: 03 4487644, W: WW\V.tentrallesllng.co.nr, E: lnfo@centnltestlng.to.n, 

Page 3 of3 Pages 

Reference No: 21/327 

Date: 12 February 2021 

TEST REPORT- LABORATORY SOAKED CBR'S 

Client Details: I Molvneux Lifostvle VillaPe Ltd, c/-Russell Ibbotson, P.O. Box 120 
Job Descrintion: William Hill lnvestiirntions 
Samnle Deseriotion: Subl!rade 
Samole Source: Insitu - See Below 
Date & Time Samoled: 4-Feb-21 (iil 1.38 to 2.11nm 
Sample Method: NZS 44117:2015, Test 2.4.2 
Tut Method: NZS 4407:2015, Test 3,15 

Notes: 
• Tllis repon may not be reproduced except in full 

Tested By: C. Fisher 

Checked By: 

Approved Signatory 

A.P. Julius 
Laboratory Manager 

Date: 5 to 10-Feb-21 

Alexandra I Attention: f c/o M. Garmonswav 

Client Order No: NIA 
Samnle Label No: 01281 
Sampled Bv: N.P. Danischewski 
Date Received: 4-Feb-21 

.. ••··~ Test results indicated 
A!i not .eccredited .a re 
nulside the scope of the 
labocatory', 

~ o"" 
~~ ~ 

0 LA•o1-

■ctndj hlitton 

N<434 

Specialist Quality Assurance Service in Aggregate, Concrete and Soils Testing 



TR I 5/CBR: I J/18, Jss-2 

Central Testing Services 
18 Ngapara St, P.O. Box 397, Ale1<andra 9340, Central Otago, New Zealand 

P: 03 4487644, W: www.centraltestlng.co.n~. E: lnlo@centralte,ting.rn.nt 

Page 2 of3 Pages 

Reference Nu: 21/327 

Date: 12 February 2021 

TEST REPORT-LABORATORY SOAKED CBR'S 

Client Details: I Molyneux Lifestvle Villaee Ltd, c/-Russell lbbotson, P.O. Box 120 Alexandra I Attention: I c/o M. Garmonswav 

Job Descrintion: William Hill lnvestil1ations 
Samnle Dcscrintion: Suberade - See Below Client Order No: NIA 

Samnle Source: Tnsitu - s~e Pa!!e 3 Samole Label No: 01281 

Date & Time Samnled: 4-Feb-21 (ji)_ 1.38 to 2.11pm Samoled By: N.P. Oanischcwski 

Samnle Method: NZS 4407:2015, Test 2.4.2 Date Received: 4-Feb-21 

Test Method: NZS 4407:2015, Test 3.15 

LABORATORY SOAKED CBR RESULTS 

Sample Source: #4 #5 #6 

Sample Depth BGL: (mm) 300- 600 300 - 600 300- 600 

Sample Description: 
SAND with minor/ some Sandy GRAVEL with Silty SAND with trace of 

silt trace of silt eravel 

Condition of Sample: Soaked Soaketl Soaked 

Surcharge Mass: (kg) 4.0 4.0 4.0 

Time Soaked: 4 tlays 4 days 4 days 

Swell:(%) 0.0 0.0 0.2 

Water Content as Compacted:(%) 3.5 4.1 2.8 

Water Content From Under Plunger:(%) 19.2 9.7 11.8 

Dry Density As Compacted: (t/m3
) 1.61 1.95 l.89 

CBR Valuc@2.5 mm Penetration: 7 16 5 

CBR Value@S,0 mm Penetration: 8 18 6 

Reported CBR Value: 8 18 6 

Contract Specification Requirement Minimum 7 

Tl,e material was receive,{ ill t, namrol state. 
TIie material te~·te,I w11.~ tlle fraction passing tlle 19. 0mm test sieYe. 
The sample was comp11cted to NZ Staml11rd Compaction at tl1e water content Ill' receil'l!d. 

• T/111 rate of penetroti,,11 was 1. 00 mm I mill. 
lnjormation c1J11/t1i11ed i11 this reporl w//ich is Not JANZ Accredited relates 10 tlte sample 1/escriptions based on NZ Geoteclt11ical Suciery 
Guide/i11e.~ 2005. 

Tested By: 

Checked By: 

Tltis report ttrfl)' not he reproduced except i11fi1/L 

C. l<'isher 5 to IO-Feh-21 

..... ~ 
~ ~ 

"'> ..._o 
;~o LA•o•"" 

Ni434 

Specialist Quality Assurance Service in Aggregate, Concrete and Soils Testing 

Test"''"''" indicate<! 
au not accrediccd .ore 
outside thesco pe of ti, e 
laboratory's 
accredits tion 



TR/5/CBR:11/18, fs.<-2 

Central Testing Services 
18 Ngapara St, P.O. Box 397, Al•~andra 9340, Central Otago, New 2ealand 

P: 03 4487644, W: \IIW\V.cen1raltMtlng.co.n, , E: lnfo@centraltesting.co.n2 

Page I of3 Pages 

Reference No: 21/327 

Date: 12 February 2021 

TEST REPORT- LABORATORY SOAKED CBR'S 

Client Details: I Molvneux Lifestvle Villa2e Ltd cl-Russell Ibbotson, P.O. Box 120, Alexandra I Attention: I c/o M. Carmonswav 

Job Descriotion: William Hill Inve.sfo!atinns 
Sa mole Descriotion: Subirrade - See Below Client Order No: NIA 

Sample Source: Insitu - See Pa11e 3 Sample Label No: 01281 

Date & Time Samnled: 4-Feb-21 (al 1.38 to 2.11 om Sampled Bv: N.P. Danischewski 

Samole Method: NZS 4407:2015, Test 2.4.2 Date Received: 4-Feb-21 

Test Method: NZS 4407:2015, Test 3.15 

LADORA TORY SOAKED CBR RESULTS 

Sample Source: #1 #2 #3 

Sample Depth RGL: (mm) 300 -600 300- 600 300-600 

Sample Description: 
Gravelly SAND with a SAND ,'l'ilh some silt and SAND with minor gravel 

trace of silt trace of eravel and trace of silt 

Condition of Sample: Soaked Soaked Soaked 

Surcharge Mass: (kg) 4.0 4.0 4.0 

Time Soaked: 4 days 4 days 4 days 

Swell:(%) 0.0 o.o 0.0 

Water Content as Compacted:(%) 3.9 2.0 3.4 

Water Content From Under Plunger: (%) 12.2 18.6 18.1 

Dry Density As Compacted: (t/m3
) 1.85 1.62 1.66 

CBR Value@2.5 mm Penetration: 15 4.5 8 

CBR Value@ 5.0 mm Penetration: 15 6 9 

Reported CBR Value: 15 6 9 

Contract Specification Requirement Minimum 7 

Notes: 
• The mater/11/ wa.t received in a naluml .ftale. 
• TIie material tested w11s the fnrctio11 p115sin,: tlle 19. 0mm lest sieve. 
• T/,e sample was colff{mcled to NZ Stnnd,ml Cont{laction at tlw water c,mtent 11s received 
• Tl,e mte ofpenetrntion w11.,· 1.00 mm/ min. 
• 1,iformation contnined in 1/tif report which is Nut JANZ Accredited relate~· w t/1e sample descriptirm.,· 61,ml 011 NZ Geotechnic11I Society 

Guide/in~· 20115. 
• Tliis report may not be reproduced except infutl. 

Tested By: C. Fisher 

Checked By: 

Date: 5 to 1 0-.l<'eb-21 

....... >-

"' " .,.,. .._o 
"+er t ,uo .. ► 

N•434 

Specialist Quality Assurance Service in Aggregate, Concrete and Soils Testing 

T tsl resu ]ill indkated 
as not attredited arc 
outside th~ 9tope of the 
laboratory's 
accredi tatiqn 
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~ .... ~ 
Olallly 
ISO 9001 

~OUNTERPART 
flllotago 
L!i Regional 
=Council 

Our Reference: A416450 Consent No: 2001.148 

WATER PERMIT 

Pursuant to Section 105 of the Resource Management Act 1991, the Otago Regional 
Councit grants consent to: 

Name: 
Address: 

Name: 
Address: 

Name: 
Address: 

Name; 
2017 
Address: 

Name: 
Address: 

Name: 
Address: 

Name: 
Address: 

(2i'/3&,-6Rafe] Transferred 10 September 2013 

~ am Hill Holdings Limited] [8'lJ361-~] Transferred 21 January2014 

Offices of Findlay & Co, Q Cliff Wilson Stre&t,W-aAaka 

[G1.1nstaA Road Weter Company Limited 80lau7 share] Transferred 9 June 

[Sowthland B~Sectety, 61 Don -Stfeet,Jfwercargill) 

Molyneux Lifestyle Village limited 80/'Jti, share 
Russell Ibbotson, Chartered Accountant & Business Consultant, 50 
Tarbert Street, Alexandra, Alexandra 

to take up to 367 cubic metres per day of groundwater at a rate of up to 4.25 litres per 
second 

for the purpose of irrigation, communal water supply, winery and sale. 

For a term expiring 30 June 2036 

Location of activity: Alexandra, approximately 260 metres south east of the 
intersection of Dunstan Road and Waldron Road 

Leg a I description of land adjacent to point of taking: Pt Lot 13 DP 3194 

Map reference: NZMS 260: G42: 255•472 

Conditions: 

1. That the rate of taking water shall not exceed 367 cubic metres per day or 4.25 
litres per second. 

Page 1 of2 



Quality 
1509001 

GOUNTl:.KPART fWI Otago r ! , Regional 
:==Council 

2. The bore head casing and reticulation shall be suitably constructed and sealed to 
avoid ingress of floodwater and other foreign matter. 

Issued at Dunedin this 27th day of June 2001 
Reissued at Dunedin this 28th day of February 2012 to reflect the transfer of 80/ 3e1111 

share from William Hill Grant to William Hill Holdings Limited, to update the Legal 
description of land adjacent to point of taking and to updated the location of activity. 
Reissued this 24th day of September 2013 to reflect the transfer of 287

/361 share from 
William Hill Grant to Divine International Limited 
Reissued at Dunedin this 241

h day of January 2014 to reflect the transfer 8°'36, share of 
holder from William Hill Holdings Limited to Dunstan Road Water Company Limited 
Reissued at Dunedin this 11 th day of May 2017 to reflect the transfer 28713e1 share from 
Divine International Limited to Gillian Blanche Grant 
Reissued at Dunedin this 141h day of June 2017 to reflect the transfer of holder from 
Dunstan Road Water Company Limited to Molyneux Lifestyle Village Limited 
Reissued at Dunedin this 2Cit1 day of February 2019 to reflect the transfer of 287

1367 

share from Gillian Blanche Grant to David James Grant. 

Kylie M. Galbraith 
Acting Manager Consents 

Page 2of 2 
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