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Resource Management Act 1991
Submission on Notified Proposed Plan Change to
Central Otago District Plan
Clause 6 of Schedule 1, Resource Management Act 1991
(FORM 5)

To: The Chief Executive
Central Otago District Council
PO Box 122
Alexandra 9340

Details of submitter

Name;: Wakefield Estates Limited

Postal address: 1 Perriam Place, RD3, Cromwell 9383
(Or alternative method of service under section 352 of the Act)

Phone: 0274 872 371

Email: matt@chasurveyors.co.nz, bob.perriam@agmail.com

Contact person: ___ Matt Suddaby, C/- C Hughes and Associates Ltd, Wanaka
(Name & designation, if applicable)

This is a submission on proposed Plan Change 19 to the Central Otago District Plan (the proposal).

| am-{ am not* a trade competitor for the purposes of section 308B of the Resource Management Act
1991 (*select one)

The specific provisions of the proposal that my submission relates to are:
(Give details, attach on separate page if necessary)

Plan Change 19 Zone Maps in the vicinity of Clark Road, Pisa Moorings.




This submission is:

(Attach on separate page if necessary) Include:
o whether you support or oppose the specific parts of the application or wish to have them amended; and
e the reasons for your views.

As per attached submission

| / We seek the following decision from the consent authority:
(Give precise details, including the general nature of any conditions sought)

To extend the zone maps to include adjacent land ideally suited for Large Lot Residential use.

o | supportiopposetheapplication-OR neither support nor oppose (select one)
e | wish tde-netwish-to be heard in support of this submission (select one)

e *I/We will consider presenting a joint case if others make a similar submission
*Delete this paragraph if not applicable.

In lodging this submission, | understand that my submission, including contact details, are
considered public information, and will be made available and published as part of this process.

4

__(Agent) 2 September 2022
Signature Date

Submissions close at 4pm on Friday 2 September 2022

Submissions can be emailed to districtplan@codc.govt.nz

Note to person making submission:
If you are a person who could gain an advantage in trade competition through the submission, your right to
make a submission may be limited by clause 6(4) of Part 1 of Schedule 1 of the Resource Management Act
1991.
Please note that your submission (or part of your submission) may be struck out if the authority is satisfied
that a least 1 of the following applies to the submission (or part of the submission):
e itis frivolous or vexatious:
e it discloses no reasonable or relevant case:
¢ it would be an abuse of the hearing process to allow the submission (or the part) to be taken further:
e it contains offensive language:
e it is supported only by material that purports to be independent expert evidence but has been
prepared by a person who is not independent or who does not have sufficient specialised
knowledge or skill to give expert advice on the matter.
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2) DARK BROWN OUTLINE INDICATIVE OF NEW AREA
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CAUTION - The information shown on this plan has been prepared under specific instruction
from the client and is intended soley for the clients use. The information is valid as at the date
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out of this plan, or the information thereon whether in hard copy or electronic format by any
other party for any purpose whatsoever.
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Lot 100 DP 433991
Clarke Road, Pisa Moorings.

Application prepared by:
C Hughes & Associates Limited
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Plan Change 19: Lot 1 DP 373227, 1 Perriam Place, Pisa Moorings.

Introduction
1.

This submission on Plan Change 19 - Residential Zoning is made on behalf of
Wakefield Estates Limited.

Wakefield is the registered proprietor of land at Perriam Place, Clark Road and State
Highway 6. (Refer Figure 1 below)

Figure 1. Land owned by Wakefield Estates Ltd

3.

4.

5.

This submission specifically relates Plan Change 19 Zone Maps in the vicinity of
Clark Road (Lot 100 DP 433991).

Wakefield Estates Limited owns Lot 100 DP 433991 which is directly to the west of
land proposed to be zoned Large Lot (P1) as part of Plan Change 19.

The purpose of this submission is to recommend to Council that Lot 100 DP 433991
is also ideally suited for Large Lot Residential zoning.

Site description and history

6.

7.

8.

Lot 100 DP 433991 is a 19.4515ha property located on the corner of State Highway
6 and Clarke Road. The property is severed by a Council owned parcel (Lot 8 DP
433991), which contains a Council tank farm and access track.

The land consists of a 100-120m wide gently sloping terrace adjacent to Clark Road
and State Highway 6, before it rises steeply to the west.

The land to the north of Lot 8 DP 433991 contains a consented 60 person village
which consists of 10 buildings for seasonal workers accommodation (RC160354).
It also contains a large commercial building from which Broken Hive Mead operates.

C HUGHES & ASSOCIATES LIMITED - August 2022 2



Plan Change 19: Lot 1 DP 373227, 1 Perriam Place, Pisa Moorings.
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Figure 2 Approved plan for RC160354. 60 person Seasonal Workers Accommodation Village.

9. The land to the south of Lot 8 DP 433991 (bounded by State Highway 6 and Clark
Road is currently vacant. Placement of clean earth fill excavated from the Perriam
Cove marina has occurred on a portion of the land.

10. A Preliminary Geotechnical Report prepared by Geosolve Limited is attached.

11.A 250mm Council owned water main is located along the property’s eastern (Stage
Highway 6) boundary.

12.A 200mm Council wastewater line is located on the eastern side of the State
Highway 6 corridor.

13. Historic gold workings exist on the property. These are located higher, to the west
of the land proposed for residential use. These workings consist of former sluiced

C HUGHES & ASSOCIATES LIMITED - August 2022 3



Plan Change 19: Lot 1 DP 373227, 1 Perriam Place, Pisa Moorings.

areas and tailings fans. As per the attached geotechnical report, these features
would be unaffected by any development.

Proposal
14. Our submission is to recommend that this land could accommodate approximately

15.

16.

17.

18.

19.

25-30 residential allotments. We propose the following large lot residential zoning
as shown in the diagram below. Full plan attached to subm|55|on

[New Large Lot Residential (P1) [
zoning proposed to be extended Jl
to cover the entirety of

Lot 1 DP 373227.

Targe Lot Residental|## \ '

P1 \ 4

% 7 - \ WO 1
= e AR SCALE: 1:2000

Figure 3. Proposed extension to District Plan Maps in vicinity of Clark Road, Pisa Moorings.

We propose a strip of Large Lot Residential (2000m?2) land adjacent to the highway,
with the balance of the land leading back to the base of the hill being zoned as
Large Lot (P1) (1000m2). A single road to vest would be proposed to provide
access to the new allotments.

Similar to the eastern side of State Highway 6, we propose a 30m building setback
from the Highway boundary.

Once zoned, a detailed subdivision application would be submitted providing details
for roading and services. The application would also provide details on the
geotechnical requirements to remediate and certify the area of clean fill for
residential use. A potential subdivision layout is attached as an appendix to this
submission.

Access

A safe access point can be provided onto Clark Road in the location of the existing
council property. This point is located 85m from the State Highway intersection.
There is excellent visibility along Clark Road in both directions.

There is currently a right turn bay for vehicles turning off the highway into Pisa
Moorings Road. The existing sealed Give Way intersection from Clark Road onto
the highway has seal widening, but no right turn is currently provided. Land on

C HUGHES & ASSOCIATES LIMITED - August 2022 4



Plan Change 19: Lot 1 DP 373227, 1 Perriam Place, Pisa Moorings.

both sides of Clark Road is in the ownership of the applicant, and additional land
for road widening could be provided if necessary.

20. A culdesac approximately 250m in length would be constructed to provide access
to the lots. This road would be formed and sealed in accordance with CODC
standards.

Services

21.The site can be serviced by a connection to the 250mm water main running along
the property’s eastern (Stage Highway 6) boundary.

22. A wastewater connection could be made to the 200mm wastewater line which is
located within the State Highway 6 corridor. Informal discussions with Council staff
have confirmed that sufficient additional capacity exists for a development of this
size.

23.Informal discussions with Council staff have confirmed that sufficient additional
capacity within the water and wastewater networks exists for a development of this
size. Development contributions will be made to council for the additional
connections.

24. Electricity services are available along the property’s eastern (State Highway 6)
boundary.

Other

25. All residential activity will be clear of the historic gold workings.
26.There will be no effect on the Lowburn Dog Trials courses as a buffer of Council
owned land exists and there is no development proposed for the hillside.

Rationale for zone extension

27.The land is currently unproductive rural land. It is an unirrigated parcel with a soil
type of “"Lochar very shallow sandy loam”. This is described by NZ DSIR as a very
shallow veneer of sandy loam on sandy gravels which is of limited suitability for
irrigation and is prone to wind erosion.!

28. This parcel of land has excellent access to urban services. Electricity, fibre, water
and wastewater are all readily available. This reduces development costs and
improves land affordability.

29.The property has clear topographical boundaries which gives Council control in
managing future zone expansion. To the west and north is a steeply rising hill side
which is impractical for any form of built development. To the south is Council
owned land, while to the east is Large Lot (P1) Residential zoned land.

30.The proposed zoning of this land would be part of a combined response to the
community’s demand for residential land, and the ready availability of services
would ensure that these sections would have a relatively low development cost.

31. Development on western side of highway has already been considered by Council
and consented. (RC160354) The effects of residential land use on the western side
of the highway have been established and will be reinforced as further units in the
workers village are constructed. Expansion of the residential zone would add
confidence to extending a reticulated sewer line to the workers village.

32. Setback from the highway will ensure that future buildings are not dominant when
viewed from the highway. It also provides a large buffer strip for landscape
planting for visual and acoustic screening.

33. Protection of the hillside ensures that landscape and heritage effects are negligible.

! Soils and land use in the Upper Clutha Valley, Otago, NZ Department of Scientific and
Industrial research, p54.

C HUGHES & ASSOCIATES LIMITED - August 2022 5



Plan Change 19: Lot 1 DP 373227, 1 Perriam Place, Pisa Moorings.

Section 32 Report

34.The Section 32 report states that the Large Lot Residential zone is located in some

35.

of the outer residential areas of the District. It is intended to provide for detached

dwellings on large sites and maintaining a high open space to built form ratio. The

densities suggested for this land are in keeping with this zone description and make

effective use of the available land while still maintaining amenity.

The Section 32 report has identified three key issues that PC 19 is intended to

address.

e Issue 1: Demand for new residential development and housing affordability

e Issue 2: Ensuring residential development results in high-quality urban
environments

e Issue 3: Adopting planning best practice and implementing the National
Planning Standards

36. The proposal contained within this submission, clearly achieves Key issue 1. It is

37.

also consistent with Key issue 2 and 3. A high quality urban environment can be
created from this land, and the PC19 rules provide the framework for this. The site
is open and offers good solar advantage. There are no natural hazards associated
with the land.

The lot sizes and layout align with the National Planning Standards and planning
best practice. Again, the PC19 rules provide the framework for this.

38. This proposal does not constitute urban sprawl, rather it is a logical extension of

39.

residential development which would facilitate large lot residential living in an area
of land which already has access to all municipal services and offers no productive
rural benefit.

Incorporating this parcel into the areas identified as Large Lot Residential by Plan
Change 19 is a logical and practical extension which will assist in meeting Key
Objective 1 and is generally aligned with Key objectives 2 and 3.

Part 2 of the Resource Management Act

40.

41.

42.

43.

An assessment of the proposal to extend the large lot residential zoning westwards
against Part 2 of the Resource Management Act 1991.

Sustainable Management

The proposal constitutes appropriate and sustainable development of this parcel of
land. It will provide for social and economic wellbeing by enabling sites which are
well located, and already well connected to existing urban infrastructure.
Furthermore, the extension of the large lot residential zoning connects an already
consented residential area with the well-established Pisa Moorings settlement.
Avoiding, remedying or mitigating adverse effects

The land is sited such that adverse visual effects will be avoided. The proposed
zoning is located on the flat terrace, and not on the highly visible hillside.
Residential effects have already been established. A building setback line, similar
to the eastern side of the highway is proposed to mitigate any reverse sensitivity
effects. Traffic effects have been considered, and these can be mitigated with
careful design. Any land necessary for intersection widening is within the
ownership of the submitter.

Matters of National Importance

The area proposed for the extension of the large lot residential zone does not
contain significant indigenous vegetation or fauna. It is located on the terrace flats
and is clear of outstanding natural features. Heritage features are located above
the proposed zone boundary and will be unaffected by the proposal. As per the
attached geotechnical report, there are no significant risks due to natural hazards
on this site.
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Plan Change 19: Lot 1 DP 373227, 1 Perriam Place, Pisa Moorings.

Other Matters

44, The proposal constitutes the efficient use of the natural and physical resources. The
site has ready access to urban infrastructure and is quality flat open land with a
favourable aspect to the sun.

Summary

45. The submitter’s property is adjacent to land which is proposed to be zoned as Large
Lot Residential (1) at Pisa Moorings. It is our submission that this land is equally
well suited to similar zoning. This submission has provided clear explanation of the
attributes of the land, the rationale behind the extension to the zoning, and the
benefits to be gained by Large Lot Residential zoning.

46. Extending residential zoning westwards would not constitute urban sprawl, as
RC160354 has already granted consent for residential living in this area. Instead,
the extension of the residential zoning will provide additional opportunities for
residential living and given the proximity of urban infrastructure should go some
way toward enabling affordable housing.

Submission prepared by

C HUGHES AND ASSOCIATES LIMITED

s

Matthew Suddaby

Managing Director, Registered Professional Surveyor. (RP Surv.)
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