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Economic Assessment of Proposed Clyde Industrial Zone _...~
Executive Summary
This report has been prepared by Savvy Consulting Limited (Savvy) to assess the economic

costs and benefits of a request to rezone 5.62ha of land in Clyde, Central Otago District (COD),

from Rural Resource Area (Rural Zone) to Industrial Resource Area (Industrial Zone). Guided by

the relevant district, regional and higher-order objectives and policies related to urban

expansion and providing for industrial activities, this report has assessed the current location,

role and growth of existing Industrial Zones, their vacant capacity, the medium-term demand

for industrial zoned land, the sufficiency of existing Industrial Zones to meet that demand, and

the overall suitability of the proposed site for industrial zoning.

Generally, it is more economically efficient to consider options for expansion of existing
industrial zones before creating new ones, to ensure that the adverse effects of industrial

activities are consolidated in relatively few locations. However, this is not always practicable

where other land uses have developed around existing Industrial Zones as they have in

Alexandra, foreclosing further expansion. Further, this approach must be balanced with the

need to provide for industrial activities in locations of demand.

Clyde is an urban area that already sustains industrial activity, but in the absence of a local

Industrial Zone (such as provided in most other towns and settlements of the district) the Clyde

community has been reliant on supply of industrial activities in Alexandra. This urban form is

increasingly inefficient as Clyde grows - and Clyde has been identified as an area that is

constrained by a lack of local employment and yet, can support substantial residential growth

in the medium and long term.

Providing for future housing growth in Clyde as set out in PC19 and the Spatial Plan without

also providing increased employment opportunities and business land, will not support a well-

functioning urban environment. I consider that the proposed site is a suitable and effective

location for an Industrial Zone. I do not consider there to be any other more practicable or

feasible alternative locations to provide the equivalent development capacity in the locality.

Providing a local Industrial Zone in Clyde responds to an insufficiency (absence) of industrial

development capacity in the Clyde urban area and assists with an insufficiency of industrial

development capacity in the Alexandra urban area in the short-medium term. Zoning of the

proposed site will support the provision of at least sufficient Industrial Zone capacity in the

Vincent Ward and district overall.

Having considered the economic costs and benefits of the proposal, I conclude that the long

term economic benefits far outweigh any potential long term costs. I support the rezoning
from an economic perspective.
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Economic Assessment of Proposed Clyde Industrial Zone _...~
1 Introduction
This report has been prepared by Savvy Consulting Limited (Savvy) to assess the economic

costs and benefits of a request to rezone a piece area of land in Clyde, Central Otago District

(COD), from Rural Resource Area (Rural Zone) to Industrial Resource Area (Industrial Zone). The

scope of this independent economic assessment has been designed to assist with section 32A

reporting as well as assessment against district and regional planning provisions, and higher
order statutory documents (namely the National Policy Statement on Urban Development

(NPS-UD) and National Policy Statement for Highly Productive Land (NPS-HPL), from an

economic perspective.

1.1 Proposal

Hartley Road Partnership are seeking to provide for a 5.62ha (gross) Industrial Zone in Clyde at

the intersection of State Highway 8 and Springvale Road. The greenfield site (Figure 1.1) sits to

the east of the main urban area of Clyde, separated by State Highway 8. Not all of the site is

proposed for Industrial Zone. It is also bounded to its east by the cemetery on Springvale Road

and a steep hill to the rear of the site, meaning that the site is well contained.

Legend
Dcoocwards
= State Highway
o Site Area

UNZ NZAerial Imagery

Figure 1.1- Site to Contain Proposed Industrial Zone Relative to Clyde Township
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Economic Assessment of Proposed Clyde Industrial Zone _...~
take place prior to development, expansion or redevelopment of urban areas is strengthened
in the Proposed RPS.

1.2.3 Operative District Plan

The operative District Plan pre-dates both RPSs and the NPS-UD (and its predecessor the NPS-

UDC). Objective 6.3.1 of the COD District Plan requires that planning decisions meet the present

and reasonably foreseeable needs of people and communities in urban areas in order to

promote the sustainable management of those areas. This includes providing for growth

(demand) in urban areas in efficient locations when needed. Policy 6.4.2 sets out the effects

that must be avoided, remedied or mitigated when enabling expansion of urban areas

generally.

Objective 9.1.1 recognises that industrial activities, while an essential part of the economy that

must be provided for in urban areas, have the potential to adversely affect the amenity values

of neighbouring land uses, or create reverse sensitivity effects on other land uses. Policy 9.2.1

and 9.2.3 therefore direct planning decisions to provide appropriate locations for the growth
of industrial activities where effects can bemanaged.

My interpretation of the District Plan is that there is no strategic guidance on which urban

areas should include an Industrial Zone(s). Rather, where there is a needto provide Industrial

Zone capacity in urban areas to provide for industrial activity demand, the emphasis is on

finding an appropriate location for that zone where adverse effects (including reverse

sensitivity effects) can bemanaged. That said, the Vincent Spatial Plan (2022) now gives effect

to the strategic planning requirement from the RPS for urban growth in Clyde, Alexandra and

OmakaujOphir and will guide future changes to the District Plan. This is discussed later in the

report with respect to strategic planning for new industrial zones.

1.2.4 Summary of Relevant Economic Effects to Consider

Based on the above planning and policy framework, the key economic concepts that need to

be addressed for this plan change relate to demand for industrial development capacity

(zoning) over the short, medium and long term; the location of that demand and where it is

most efficiently met; the capacity of existing and identified future industrial zones; the

sufficiency of existing and identified industrial zones to meet projected demand; the suitability

of the proposed site for industrial development (i.e. does it represent feasible development

capacity); and the economic costs and benefits of the proposal to test if it is an efficient use

the land and supports an efficient urban form.
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Ward Town/Settlement Residential
Rural 

Settlement

Rural 

Residential 

(in close 

proximity)

Business Industrial

Cromwell Cromwell Y - Y Y Y

Cromwell Pisa Moorings Y - - PPC21 PPC21

Cromwell Bannockburn Y - Y - -

Cromwell Rest of Cromwell Ward - Y Y - -

Vincent Alexandra Y - Y Y Y

Vincent Clyde Y - Y Y -

Vincent Omakau & Ophir Y - Y Y Y

Vincent Rest of Vincent Y Y Y - -

Maniototo Ranfurly Y - Y Y Y

Maniototo Naseby Y - Y Y Y

Maniototo Patearoa Y - Y - Y

Maniototo Rest of Maniototo - Y Y

Teviot Valley Roxburgh Y - Y Y Y

Teviot Valley Lake Roxburgh Village Y - - - -

Teviot Valley Ettrick Y - - - Y

Teviot Valley Millers Flat Y - Y - Y

Teviot Valley Rest of Teviot - - - - -

Source: CODC Operative Zone Maps. * Rural zone excluded. 

Zone Category *
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10

Ward Town/Settlement

Cromwell Cromwell Y Local & Ward Cromwell

Cromwell Pisa Moorings - N/A Cromwell

Cromwell Bannockburn - N/A Cromwell

Cromwell Rest of Cromwell Ward - N/A Cromwell

Vincent Alexandra Y Local & Ward Alexandra

Vincent Clyde - N/A Alexandra

Vincent Omakau & Ophir Y Local Alexandra

Vincent Rest of Vincent - N/A Alexandra

Maniototo Ranfurly Y Local Alexandra

Maniototo Naseby Y Local Alexandra

Maniototo Patearoa Y Local Alexandra

Maniototo Rest of Maniototo N/A Alexandra

Teviot Valley Roxburgh Y Local Alexandra

Teviot Valley Lake Roxburgh Village - N/A Alexandra

Teviot Valley Ettrick Y Local Alexandra

Teviot Valley Millers Flat Y Local Alexandra

Teviot Valley Rest of Teviot - N/A Alexandra

Source: CODC Operative Zone Maps, Savvy. 

Existing 

Industrial 

Zone

Industrial Zone 

Role / 

Catchment

Main Industrial 

Service Hub
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Economic Assessment of Proposed Clyde Industrial Zone _...~
a key focus in Cromwell - with much of this driven by the surrounding horticultural activity and

its strategic location on the State Highway network.
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Figure 2.3 - Comparison of Employment Mix in Cromwell and Alexandra Industrial Zone 2023

2.4 Capacity for Growth in Industrial Zones

The following provides a desktop assessment of estimated vacant land capacity in existing
Industrial Zones across COD. This analysis has been carried out at the primary parcel level.

Where a parcel contained more than one zone, the parcel area was split, and only the

Industrial Zone portion was retained. Parcels have also been 'cookie-cut' by designations
within the Industrial Zone to provide greater insight on existing (or intended) land use.

Figure 2.4 illustrates the results for Alexandra's two Industrial zones (east and west). Appendix

B contains the maps for all other Industrial Zones.
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Alexandra 

East

Alexandra 

West

Total 

Alexandra
Cromwell Ettrick

Millers 

Flat
Naseby Omakau Patearoa Ranfurly Roxburgh

Total 

Industrial 

Zone 

Locations

Land Use Type Area (ha)

Designation - Planting -         -         -         4.5         -         -         0.4         -         -         -         -         4.9         

Designation - Recreation 0.6         -         0.6         -         -         -         -         -         -         -         0.1         0.7         

Designation - Road -         0.2         0.2         -         -         -         -         -         -         0.2         -         0.4         

Industrial Capacity 17.3       34.9       52.1       141.7     4.4         3.3         0.9         5.6         1.0         42.8       33.1       284.9     

Total Industrial Zone 17.8       35.1       52.9       146.2     4.4         3.3         1.3         5.6         1.0         42.9       33.2       290.9     

Share of Land Use Type Area in Each Location (%)

Designation - Planting 0% 0% 0% 3% 0% 0% 28% 0% 0% 0% 0% 2%

Designation - Recreation 3% 0% 1% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Designation - Road 0% 1% 0% 0% 0% 0% 0% 0% 0% 0% 0% 0%

Industrial Capacity 97% 99% 99% 97% 100% 100% 72% 100% 100% 100% 100% 98%

Total Industrial Zone 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Share of Location in Each Land Use Type (%) 

Designation - Planting 0% 0% 0% 93% 0% 0% 7% 0% 0% 0% 0% 100%

Designation - Recreation 82% 0% 82% 0% 0% 0% 0% 0% 0% 0% 18% 100%

Designation - Road 0% 60% 60% 0% 0% 0% 0% 0% 0% 40% 0% 100%

Industrial Capacity 6% 12% 18% 50% 2% 1% 0% 2% 0% 15% 12% 100%

Total Industrial Zone 6% 12% 18% 50% 2% 1% 0% 2% 0% 15% 11% 100%

Source: LINZ, CODC, Savvy. Land use survey as at April 2024.



Alexandra 

East

Alexandra 

West

Total 

Alexandra
Cromwell Ettrick

Millers 

Flat
Naseby Omakau Patearoa Ranfurly Roxburgh

Total 

Industrial 

Zone 

Locations

Land Use Category Area (ha)

Infrastructure - Electricity -         0.8         0.8         -         -         -         -         -         -         -         -         0.8         

Infrastructure - Sewage -         -         -         -         -         -         -         -         -         -         6.4         6.4         

Infrastructure - Telecoms -         -         -         -         -         -         -         0.0         -         -         -         0.0         

Infrastructure - Water -         0.1         0.1         -         -         -         -         -         -         -         -         0.1         

Sub-Total Infrastructure -         0.9         0.9         -         -         -         -         0.0         -         -         6.4         7.3         

Occupied - Building 11.8       15.6       27.4       60.3       4.3         3.3         -         2.0         0.9         18.2       0.7         117.0     

Occupied - Land (i.e. Yard) 0.3         4.1         4.4         30.0       0.1         -         -         0.6         -         4.6         2.2         41.9       

Occupied - Lifestyle (Dwelling) -         -         -         -         -         -         -         -         -         4.5         -         4.5         

Occupied - Recreation 0.8         -         0.8         -         -         -         -         -         -         -         -         0.8         

Occupied - Refuse Management Facility-         8.5         8.5         10.4       -         -         -         -         -         -         3.2         22.2       

Sub-Total Occupied 13.0       28.2       41.2       100.7     4.4         3.3         -         2.5         0.9         27.3       6.1         186.4     

Vacant - Readily Available 2.9         0.9         3.8         41.0       -         -         -         2.9         0.2         15.5       20.5       83.9       

Vacant - Bush Cover -         -         -         -         -         -         0.9         -         -         -         -         0.9         

Vacant - Sloped 1.4         -         1.4         -         -         -         -         0.1         -         -         -         1.5         

Vacant - Other Contraints -         4.8         4.8         -         -         -         -         -         -         -         -         4.8         

Sub-Total Vacant 4.3         5.8         10.1       41.0       -         -         0.9         3.0         0.2         15.5       20.5       91.2       

Total Industrial Capacity 17.3       34.9       52.1       141.7     4.4         3.3         0.9         5.6         1.0         42.8       33.1       284.9     

Share of Land Use Category Area in Each Location (%)

Sub-Total Infrastructure 0% 2% 2% 0% 0% 0% 0% 1% 0% 0% 19% 3%

Sub-Total Occupied 75% 81% 79% 71% 100% 100% 0% 45% 84% 64% 19% 65%

Sub-Total Vacant 25% 17% 19% 29% 0% 0% 100% 54% 16% 36% 62% 32%

Total Industrial Capacity 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% 100%

Share of Location in Each Land Use Category (%) 

Sub-Total Infrastructure 0% 12% 12% 0% 0% 0% 0% 1% 0% 0% 87% 100%

Sub-Total Occupied 7% 15% 22% 54% 2% 2% 0% 1% 0% 15% 3% 100%

Sub-Total Vacant 5% 6% 11% 45% 0% 0% 1% 3% 0% 17% 23% 100%

Total Industrial Capacity 6% 12% 18% 50% 2% 1% 0% 2% 0% 15% 12% 100%

Source: LINZ, CODC, Savvy. Land use survey as at April 2024, minor amendments in September 2024 based on new information.
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Figure 2.5 is a graphical summary of occupied land contained in Table 2.4. It shows that

approximately lOOha of Industrial Zone land in Cromwell is occupied. Unlike in other Industrial

Zones, the Cromwell Industrial Zone includes substantially more yard-based lots with no

permanent buildings. Just over 41ha of land in Alexandra's Industrial Zones is occupied, with

parcels assigned to Refuse Management taking up nearly 21% of occupied land. Recreation

activity accounts for a minor share of occupied land in Alexandra East (6% - some designated

and the rest being zoned area used by the Otago Rail Trail), but this equates to 2% of total east

and west occupied Industrial Zone land.

Vacant (Non-Designated) I ndustriaL Zone Land by Type
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Figure 2.6 - Summary of Vacant Land in Industrial Zones by Urban Area

Figure 2.6 is a graphical summary of vacant land contained in Table 2.4 and is key to this

assessment. As a result of PC18, Cromwell has the largest amount of vacant industrial land,

with 41ha total. Roxburgh (20.5ha) and Ranfurly (15.5ha) have the second and third largest

areas of vacant Industrial Zone land, all of which represents readily available development

capacity to the best of my knowledge.

Alexandra has a combined total of lO.lha of vacant land in the Industrial Zones, although

approximately 1.4ha of this is sloped land in Alexandra East. This sloped terrace riser area

occupies around a third of the 4.2ha vacant site owned by Canepa Development Limited and
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Economic Assessment of Proposed Clyde Industrial Zone _...~
has a grade of 1:4 (i.e. 25%) which is not considered suitable for industrial use. As such, only

2.6ha of the Canepa land is considered readily available vacant land.

A further 4.8ha in Alexandra West has a range of other physical constraints (Figure 2.4).

According to Patersons, this site has geotechnical and land contamination issues on around

70-80% of its area. The site consists of flattened, unconsolidated gold dredge tailings that

have been subject to quarrying in the 1980s. The tailings are subject to subsidence and

differential settlement. The site is also underlain by historic coal mining tunnels whose spatial

extent is unknown. Flood risk is also an issue. The contamination is from dumping of agri-
chemicals in the 1970s from orchards that used to exist on adjoining land. If some of the site is

developable, I do not have sufficient information to determine where that suitable land sits

relative to the existing occupied industrial areas (i.e. if it is contiguous and/or accessible). As

such, I have discounted the full site from vacant capacity given this uncertainty.

If this terrace riser in Alexandra East and multi-constrained land in Alexandra West is

excluded, there is only one vacant lot (around 810sqm) and approximately 2.8ha of greenfield
land in Alexandra East Industrial Zone and 7 vacant lots in Alexandra West Industrial Zone

(totalling around 9,440sqm). This is total unconstrained and readily available vacant land of

3.8ha.

Alexandra has the fourth lowest share of its useable Industrial Zone area vacant (or any

category) at just 19%. Patearoa has a lower share as vacant capacity (16%). Ettrick and Millers

Flat have no remaining vacant capacity when measured at a parcel level. In terms of

unconstrained, readily available vacant land in Industrial Zones, Alexandra also has the fourth

lowest share (7% of total industrial capacity, after Ettrick, Millers Flat and Naseby that have 0%

each). This is a very low share and quantum of readily available vacant capacity to have in

the district's second largest industrial area.

2.5 Vincent Spatial Plans

The Vincent Spatial Plans (for Alexandra-Clyde and Omakau-Ophir) are non-statutory

documents that are guiding CODC initiated zoning decisions. The purpose of the Spatial Plans

is to provide strategic direction to future urban growth in each of the towns.

The Alexandra-Clyde Spatial Plan identifies a modest new area (6.1ha gross) of future

Industrial Zone in Alexandra (on Dunstan Road) (Figure 2.7). It is not contiguous with the
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Economic Assessment of Proposed Clyde Industrial Zone _...~
vacant capacity in the short, medium and long term is therefore limited to the 3.8ha within the

existing Industrial Zones.

There is no Industrial Zone presently in Clyde, but the Spatial Plan identifies an area (5.6ha

gross) opposite the proposed plan change Site that is intended to be zoned Industrial in the

future by CODC (Figure 2.7). Again, the Spatial Plan appears to just recognise existing industrial

activities on that land. Use of one of the parcels of land is restricted under Scheduled Activity
1051 to a storage shed associated with "power generation and associated facilities." The other

parcel contains the Clyde rural fire station. Assuming the Schedule is not lifted, I do not

consider that the identified future Industrial Zone in Clyde will provide material development

capacity for new activities enabled in the Industrial Zone. This means that the Spatial Plan

does not deliver any development capacity for new industrial activities in Clyde in the short,

medium or long term.
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Ward Town/Settlement 2018 2019 2020 2021 2024 (p) 2034 (p) 2054 (p)

Cromwell Cromwell 2,736      221         3,002      3,104      3,404      4,202      5,744      798        2,340      

Cromwell Rest of Cromwell Ward 1,338      4,006      1,517      1,560      1,784      2,541      4,012      757        2,228      

Cromwell Sub-Total Cromwell Ward 5,121      5,247      5,384      5,452      5,787      6,828      8,728      1,041      2,941      

Vincent Alexandra 2,631      2,675      2,697      2,715      2,838      3,224      3,983      386        1,145      

Vincent Clyde 786         799         801         802         838         919         971         81          133        

Vincent Omakau & Ophir 222         235         249         249         273         355         513         82          240        

Vincent Rest of Vincent 1,482      1,538      1,637      1,686      1,838      2,330      3,261      492        1,423      

Vincent Sub-Total Vincent Ward 5,121      5,247      5,384      5,452      5,787      6,828      8,728      1,041      2,941      

Maniototo Ranfurly 459         461         458         460         474         510         534         36          60          

Maniototo Naseby 297         298         302         311         318         336         348         18          30          

Maniototo Patearoa 111         111         114         118         121         129         135         8            14          

Maniototo Rest of Maniototo 336         339         345         344         349         361         368         12          19          

Maniototo Sub-Total Maniototo Ward 1,203      1,209      1,219      1,233      1,262      1,336      1,385      74          123        

Teviot Valley Roxburgh 369         369         368         370         380         411         471         31          91          

Teviot Valley Lake Roxburgh Village 45          45          45          45          47          52          62          5            15          

Teviot Valley Ettrick 102         102         102         102         104         110         121         6            17          

Teviot Valley Millers Flat 57          58          58          63          64          68          75          4            11          

Teviot Valley Rest of Teviot 411         418         471         431         451         517         642         66          191        

Teviot Valley Sub-Total Teviot Ward 984         992         1,044      1,011      1,046      1,158      1,371      112        325        

Total District 11,382    11,675    12,166    12,360    13,283    16,065    21,240    2,782      7,957      

Source: Rationale, 2022.

Count of Dwellings
Medium 

Term 

Growth 

(2024-34)

Long 

Term 

Growth 

(2024-54)



_...~Economic Assessment of Proposed Clyde Industrial Zone

the Rationale dwelling projections for 2024 look consistent and appropriate (within +/- 2% of

forecast 2024 dwellings). As such, the Rationale projections for dwellings are adopted for this

assessment, as published.

Table 3.1 shows that across the district, dwellings are projected to increase by just over 2,780 in

the medium term (from just over 13,383 estimated for 2024 to 16,065 by 2034). This is total growth
of 21% or an average increase of 278 dwellings over the next 10 years. Growth over the long

term is estimated at nearly 7,960 additional dwellings (to reach 21,240 dwellings by 2054).

Cromwell Ward, is anticipated to account for 56% of medium-term dwelling growth in the

district, followed by Vincent Ward at a 37%share. These shares are expected to remain

relatively stable over the long term (to 2054).

Within the Vincent Ward, the majority of dwellings are in Alexandra (49% share in 2024),

followed by the Rest of Vincent Ward area (32% share) which reflects mainly the

concentration of dwellings in the Rural Residential Zones east and west of Alexandra and

Clyde (Table 3.1 and Figure 3.1). Clyde currently accounts for 14% of Vincent ward dwellings

(estimated at 838), and Omakau-Ophir combined account for just 5%.
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Figure 3.1- Dwelling Projections by Township, Vincent Ward 2024-2054 (Rationale)

In terms of projected growth within Vincent Ward, Alexandra is anticipated to grow by an

average of 39 dwellings per annum over the medium term (to 2034), with a similar average

rate (38 per annum) over the long term. Rural Residential growth (in the Rest of Vincent Ward)

is expected to be even higher, with an average increase of 49 dwellings/annum over the
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Economic Assessment of Proposed Clyde Industrial Zone _...~
could (at the very least) help remove the constraints applied to Clyde's growth, and

population (and subsequently dwelling) growth assumptions could be elevated (relative to

current projections) as a result. A minor to moderate increase in reported medium and long
term dwelling growth in Clyde township would be reasonably anticipated under a scenario

where the proposed private plan change is approved.

3.1.2 PC19 Implications

Despite only modest (and potentially conservative) growth in dwellings projected for Clyde by

Rationale, CODC has identified significant additional residential development capacity in and

around Clyde in the Alexandra-Clyde Spatial Plan, which is being implemented by PC19.

Figure 3.2 illustrates the changes proposed (notified) in PC19 for Clyde beyond the existing
Residential Zone area. While not shown, PC19 also provides for a Medium Density Residential

Zone in and around the town centre (extending to Whitby Road) which will encourage

intensification (infill and redevelopment) over time.

o Designations
o Site Area

PC19 Future Growth Areas Clyde
~ Future Large Lot

~ Future Low Density Res

_ Low Density Residential

= State Highway
~ Spatial Plan Future Industrial

. Business Area

_ Residential Area

D Sloping Residential Area

D Water Resource Area

LINZ NZ Aerial Imagery

Figure 3.2 - PC19 Proposed Residential Zoning (Outside Existing Residential Zone)
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Ward Town/Settlement
Scenario 

1 (ha)

Scenario 

2 (ha)

Scenario 

1 (ha)

Scenario 

2 (ha)

Cromwell Cromwell 3,404     798        100.7          118.8     118.8     18.1       18.1       

Cromwell Rest of Cromwell Ward 1,784     757        -              -         -         -         -         

Cromwell Sub-Total Cromwell Ward 5,787     1,041     100.7          118.8     118.8     18.1       18.1       

Vincent Alexandra 2,838     386        41.2            48.6       47.4       7.4         6.2         

Vincent Clyde 838        81          -              -         -         -         -         

Vincent Omakau & Ophir 273        82          2.5              3.0         2.9         0.5         0.4         

Vincent Rest of Vincent 1,838     492        -              -         -         -         -         

Vincent Sub-Total Vincent Ward 5,787     1,041     43.7            51.6       50.4       7.9         6.6         

Maniototo Ranfurly 474        36          27.3            28.9       31.4       1.6         4.1         

Maniototo Naseby 318        18          -              -         -         -         -         

Maniototo Patearoa 121        8            0.9              0.9         1.0         0.1         0.1         

Maniototo Rest of Maniototo 349        12          -              -         -         -         -         

Maniototo Sub-Total Maniototo Ward 1,262     74          28.1            29.8       32.4       1.6         4.3         

Teviot Valley Roxburgh 380        31          6.1              6.8         7.1         0.7         0.9         

Teviot Valley Lake Roxburgh Village 47          5            -              -         -         -         -         

Teviot Valley Ettrick 104        6            4.4              4.9         5.1         0.5         0.7         

Teviot Valley Millers Flat 64          4            3.3              3.7         3.8         0.4         0.5         

Teviot Valley Rest of Teviot 451        66          -              -         -         -         -         

Teviot Valley Sub-Total Teviot Ward 1,046     112        13.9            15.4       16.0       1.5         2.1         

Total District 13,283    2,782     186.4          215.5     217.5     29.1       31.1       

Source: * Rationale, 2022. Savvy.

Projected Total 

Occupied Industrial 

Zone 2034

Projected Net 

Increase in Occupied 

Industrial Zone 2034
Medium 

Term 

Dwelling 

Growth 

(2024-34) 

*

Estimated 

2024 

Dwellings 

*

Total 

Occupied 

Industrial 

Zone Area 

2024 (ha)
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Ward Town/Settlement
Scenario 

1 (ha)

Scenario 

2 (ha)

Scenario 

1 (ha)

Scenario 

2 (ha)

Scenario 

1 (ha)

Scenario 

2 (ha)

Cromwell Cromwell 18.1       18.1       41.0           22.9       22.9       41.0          22.9       22.9       

Cromwell Rest of Cromwell Ward -         -         -            -         -         -            -         -         

Cromwell Sub-Total Cromwell Ward 18.1       18.1       41.0           22.9       22.9       41.0          22.9       22.9       

Vincent Alexandra 7.4         6.2         3.8            3.6-         2.4-         3.8            3.6-         2.4-         

Vincent Clyde -         -         -            -         -         -            -         -         

Vincent Omakau & Ophir 0.5         0.4         2.9            2.4         2.5         2.9            2.4         2.5         

Vincent Rest of Vincent -         -         -            -         -         -            -         -         

Vincent Sub-Total Vincent Ward 7.9         6.6         6.7            1.1-         0.1         6.7            1.1-         0.1         

Maniototo Ranfurly 1.6         4.1         15.5           13.9       11.4       15.5          13.9       11.4       

Maniototo Naseby -         -         -            -         -         0.9            0.9         0.9         

Maniototo Patearoa 0.05       0.13       0.17           0.12       0.04       0.17          0.12       0.04       

Maniototo Rest of Maniototo -         -         -            -         -         -            -         -         

Maniototo Sub-Total Maniototo Ward 1.6         4.3         15.7           14.0       11.4       16.6          14.9       12.3       

Teviot Valley Roxburgh 0.7         0.9         20.5           19.9       19.6       20.5          19.9       19.6       

Teviot Valley Lake Roxburgh Village -         -         -            -         -         -            -         -         

Teviot Valley Ettrick 0.5         0.7         -            0.5-         0.7-         -            0.5-         0.7-         

Teviot Valley Millers Flat 0.4         0.5         -            0.4-         0.5-         -            0.4-         0.5-         

Teviot Valley Rest of Teviot -         -         -            -         -         -            -         -         

Teviot Valley Sub-Total Teviot Ward 1.5         2.1         20.5           19.0       18.4       20.5          19.0       18.4       

Total District 29.1       31.1       83.9           54.8       52.8       84.9          55.7       53.8       

* Excludes Vacant Sloped land, Vacant - Other Constraints Land, Vacant Bush Land.

Vacant Readily 

Available + Bush 

Capacity - 

Sufficiency Medium 

Term

Projected Net 

Increase in Occupied 

Industrial Zone 2034
Vacant 

Capacity - 

Readily 

Available 

Only*

Vacant 

Capacity - 

Readily 

Available + 

Vacant 

Bush Land

Vacant Readily 

Available Capacity - 

Sufficiency Medium 

Term



 

Economic Assessment of Proposed Clyde Industrial Zone _...~
In the Teviot Valley Ward, there is an implied minor shortfall of capacity in the Ettrick and

Millers Flat Industrial Zones by 2034. One response may beto increase plan enabled capacity

in each settlement. Alternatively, there is an estimated large surplus of capacity in Roxburgh,
and like in the Maniototo Ward, it would be an appropriate outcome for any unmet demand

to be met in Roxburgh, given it is the main centre for the ward.

In the Vincent Ward, there is a net shortfall by 2034 of l.lha under the Scenario 1 demand

allocation and a very minor surplus of 0.09ha under the Scenario 2 demand allocation. At the

ward level, this result is a combination of an implied shortfall of capacity in the Alexandra

Industrial Zones by 2034 of between 2.4ha - 3.6ha and an implied surplus of capacity in

Omakau of between 2.4ha - 2.5ha. This result suggests that Alexandra only has sufficient

suitable vacant capacity to cater for 5-6 years of demand growth before being fully

occupied. While there is a surplus of Industrial Zone capacity in Omakau that could in theory

accommodate a portion of this unmet demand, the distance of Omakau from Alexandra (as

well as from Clyde and the popular rural residential areas close to Clyde and Alexandra who

would be reliant on much of that industrial activity) is such that it would not be an efficient

way to address even a portion of the Alexandra shortfall.

The most efficient way to address the projected shortfall in Alexandra is to provide additional

plan enabled industrial capacity in Alexandra, or nearby. As both existing Industrial Zones in

Alexandra cannot be expanded based on existing or intended zoning for other land uses, any

additional Industrial Zone capacity in Alexandra would need to be in a discrete location.

As discussed, the Alexandra-Clyde Spatial Plan identified two new Industrial Zones - one in

each town, but as the intent is to recognise existing industrial activities on those sites, live

zoning these two areas within the next 10 years is unlikely to materially assist with addressing
the projected shortfall in Alexandra.

3.4 Proposed Clyde Industrial Zone

Clyde is in a unique situation of being the third largest discrete township in the district and yet

not having its own local Industrial Zone. Much smaller towns and settlements than Clyde,

which have not been identified as strategic growth areas, have local Industrial Zones which

provide a range of benefits to those local communities. This urban form still allows a large
share of local industrial demand to flow to higher order centres (and the ensuing economic

benefits that come from having those larger geographic concentrations of business activity).

This has likely been the result of Clyde historically being a popular holiday home destination

with a small resident population that is relatively close to Alexandra. However, the permanent
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Economic Assessment of Proposed Clyde Industrial Zone _...~
As the primary industrial area of the Vincent, Maniototo and Teviot Valley Wards, it is not

efficient for the projected shortfall of capacity in Alexandra to be met by surplus capacity in

smaller, distant townships like Ranfurly, Roxburgh or even Omakau. Further, it is considered

that surplus capacity in Cromwell is needed for future demand arising within the Cromwell

Ward and is not an appropriate substitute for providing additional zoned capacity in or near

Alexandra. The distance to Cromwell also renders this a less efficient solution.

As such, the projected insufficiency of Industrial Zone capacity in Alexandra in the medium

term is not able to be offset by capacity already provided elsewhere in the District Plan and

therefore requires a zoning response.

Overall, I consider that the test of medium term insufficiency is met - either for Clyde as a

location of demand, or for Alexandra (which Clyde is currently dependent on).

4.1.2 B) There are no other reasonably practicable and feasible options

to provide the required development capacity

The land in the vicinity of Alexandra and Clyde contains pockets of LUC 3 land. Appendix C

contains maps that show the LUC 3 land, operative District Plan zoning, Spatial Plan future

industrial areas, and in the case of Clyde, the PC19 greenfield growth areas.

Alexandra does not contain any HPL in Rural Zone areas adjoining the urban zones, and

generally there is none adjoining the Rural Residential Zone. While relatively unconstrained by

HPL, this does not mean that there are any obviously practicable and feasible options to

provide additional Industrial Zone land.

The only potential option that could be feasible (from an industrial development perspective)
would be to utilise some of the Large Lot Residential Zone on Dunstan Road identified in the

Spatial Plan. This would displace existing dwellings on that land as well as reduce the

opportunity to provide for large lot living in a suitable location close to the town. Both

considerations may make this option impracticable.

Clyde is relatively more constrained by HPL (Appendix C). HPL covers the flat land right along

Springvale Road until just beyond the greenbelt proposed in the Spatial Plan. Similarly, it

covers the land on the eastern side of State Highway 8 until just beyond the greenbelt.

Assuming any land west of the Clutha River is not an appropriate location for urban

expansion, the proposed Industrial Zone site is potentially the only site adjoining the existing
urban area that is not already occupied by high value residential properties, notified for

higher value urban zoning (i.e. residential) or identified for future residential zoning or large lot

infill, that would also provide for a consolidated urban form in Clyde.
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Direct 
Impact

Indirect 
Impact

Induced 
Impact

Total 
Impact

Design/Planning/Consents
FTEs (annual average) 0.2           0.1           0.1           0.4            
Value Added ($2020m) 0.01$       0.01$       0.01$       0.03$       

Gross Household Income ($2020m) 0.01$       0.00$       0.00$       0.01$       

Land Development
FTEs (annual average) 5               8               4               17             
Value Added ($2020m) 0.7$         1.0$         0.6$         2.3$          

Gross Household Income ($2020m) 0.5$         0.5$         0.2$         1.2$          

Commercial Construction
FTEs (annual average) 2               6               2               10             
Value Added ($2020m) 2.8$         7.4$         3.0$         13.3$       

Gross Household Income ($2020m) 1.2$         3.7$         1.2$         6.1$          

Total Project
FTEs - Years 25             67             26             118           
Value Added ($2020m) 4$             8$             4$             16$           

Gross Household Income ($2020m) 2$             4$             1$             7$             

Source: StatisticsNZ, Savvy Consulting. Results are in $2020 and employment terms.



Economic Assessment of Proposed Clyde Industrial Zone _...~
The purpose of quantifying and qualifying (Section 5) the above economic benefits is to

contrast them with the economic benefits foregone (i.e. costs) of using the site for industrial

activities rather than protecting it for land-based primary production over the long term.

Where land offers feasible potential for primary production (either now or in the future), this

can be modelled using a range of assumptions. However, I rely on the assessment by

Patersons which concludes that the proposed site is unlikely to overcome the constraint of

access to water (such as would be needed for irrigation). As such, the land is considered to

have negligible potential for land-based primary production over the long term, and therefore

no further modelling is warranted.

As the proposed rezoning offers long term economic benefits for COD (of which only some

havebeenquantified), and there are no foreseeable costs from utilising the LUC 3 land for

industrial development, the long term benefits substantially outweigh the long term costs and

I consider that the third test of clause 3.6(4)(c) has been met.
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Economic Assessment of Proposed Clyde Industrial Zone _...~
Table 5.1- Multi Criteria Analysis of the Suitability of the Proposed Industrial Zone

Criterion

Ability to buffer adverse effects from residential

and sensitive activities

Access to major road/ transport routes

Co-location or clustering with complementary
business activities

Distances to freight ports

Exposure and profile for future businesses

Flat site, large and contiguous parcels, supports

efficient subdivision

Single / simple ownership structure

Represents vacant capacity / greenfield

Low level of traffic / congestion in vicinity

Low natural hazard risk

Proximity to labour force

Somewhat Positive - some

industrial activities are

opposite the site.

Neutral - no site in COD is

particularly close to freight

ports.

Moderately Positive - large

parts of the site are flat or

only slightly sloping. While

not large, it is appropriate

in scale for a local industrial

zone role and relative to

local demand.

Moderately Positive - see

S32A Report.

Moderately Positive - the

site is adjacent to the third

largest township in COD by

population.
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Economic Assessment of Proposed Clyde Industrial Zone _...~
5.4 Efficiency Conclusions

In a general sense, it is more economically efficient to consider options for expansion of

existing industrial zones before creating new ones, to ensure that the adverse effects of

industrial activities are consolidated in relatively few locations. However, this is not always

practicable where other land uses havedeveloped around existing Industrial Zones as they

have in Alexandra, foreclosing further expansion. Further, this approach must be balanced

with the need to provide for industrial activities in locations of demand.

Clyde is an urban area that already sustains industrial activity, but in the absence of a local

Industrial Zone (such as provided in most other towns and settlements of the district, and now

including in Pisa Moorings via PPC21) the Clyde community has been reliant on supply of

industrial activities in Alexandra. This urban form is increasingly inefficient as Clyde grows -

and Clyde has been identified as an area that is constrained by a lack of local employment
and yet, can support substantial residential growth in the medium and long term.

Providing for future housing growth in Clyde as set out in PC19 and the Spatial Plan without

also providing increased employment opportunities and business land, will not support a well-

functioning urban environment in my view.

I consider that the proposed site is a suitable and effective location for an Industrial Zone that

will contribute to a well-functioning urban environment. I do not consider there to be any

other more practicable or feasible alternative locations to provide the equivalent

development capacity in the locality. Providing a local Industrial Zone in Clyde responds to an

insufficiency (absence) of industrial development capacity in the Clyde urban area and assists

with an insufficiency of industrial development capacity in the Alexandra urban area in the

medium term. Zoning of the proposed site will support the provision of at least sufficient

Industrial Zone capacity in the Vincent Ward and district overall.

While the site includes LUC 3 land, there are no foreseeable costs to the productive capacity

of the district associated with the proposed urban zoning. Having considered the economic

costs and benefits of the proposal, I conclude that over the long term, the economic benefits

far outweigh any potential costs. I support the rezoning from an economic perspective.
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1 Digit ANZSIC Description

Industrial 
Zone 

Business 
Count 2018

Industrial 
Zone 

Business 
Count 2023

Growth 
2018-

2023 (n)

Growth 
2018-

2023 (%)

Industrial 
Zone 

Employment 
Count 2018

Industrial 
Zone 

Employment 
Count 2023

Growth 
2018-

2023 (n)

Growth 
2018-

2023 (%)

Industrial 
Zone 

Business 
Count 2023 

Distribution 
(%)

Industrial 
Zone 

Employment 
Count 2023 

Distribution 
(%)

Total Town 
2023 

Business 
Count

Total Town 
2023 

Employment 
Count

Industrial 
Zone Share 

of Total 
Town 

Business 
Count 2023

Industrial 
Zone Share 

of Total 
Town 

Employment 
Count 2023

Agriculture, Forestry and Fishing * 1                  4                   2               192% 8                    9                    1               18% 1% 0% 19                 32                   18% 28%

Mining -              -               -           0% -                -                -           0% 0% 0% -               -                 0% 0%

Manufacturing 40               36                 4-               -10% 291                318                27             9% 13% 17% 63                 383                57% 83%

Electricity, Gas, Water and Waste Services 4                  7                   4               106% 146                68                  78-             -54% 3% 4% 9                   69                   83% 98%

Construction 35               57                 22            63% 546                591                44             8% 21% 32% 235               947                24% 62%

Wholesale Trade 32               40                 8               26% 180                291                111          61% 15% 16% 54                 325                74% 90%

Retail Trade 5                  4                   1-               -15% 13                  16                  2               18% 2% 1% 52                 488                9% 3%

Accommodation and Food Services 2                  6                   4               146% 3                    14                  11             321% 2% 1% 50                 318                12% 4%

Transport, Postal and Warehousing 15               15                 0               2% 225                186                39-             -17% 6% 10% 41                 242                37% 77%

Information Media and Telecommunications -              2                   2               0% -                1                    1               0% 1% 0% 6                   35                   25% 3%

Financial and Insurance Services 7                  8                   1               17% 1                    2                    1               163% 3% 0% 36                 27                   21% 8%

Rental, Hiring and Real Estate Services 29               43                 14            49% 24                  49                  25             102% 16% 3% 183               110                24% 44%

Professional, Scientific and Technical Services 12               17                 5               40% 70                  124                55             78% 6% 7% 70                 218                24% 57%

Administrative and Support Services 3                  7                   4               136% 3                    21                  18             590% 2% 1% 34                 59                   20% 35%

Public Administration and Safety 2                  1                   1-               -45% 18                  3                    15-             -83% 0% 0% 5                   27                   23% 11%

Education and Training 1                  2                   1               120% 3                    28                  24             712% 1% 2% 11                 269                20% 10%

Health Care and Social Assistance 4                  6                   2               40% 9                    29                  20             230% 2% 2% 29                 223                21% 13%

Arts and Recreation Services 1                  2                   1               100% 25                  27                  2               7% 1% 1% 19                 65                   11% 42%

Other Services 9                  13                 4               51% 33                  59                  27             82% 5% 3% 43                 157                30% 38%

Total Industries 201             269               68            34% 1,597            1,834            237          15% 100% 100% 958               3,994             28% 46%

Indicative Industrial Zone Industries 155             202               47            30% 1,419            1,510            91             6% 75% 82% 604               2,108             33% 72%
Source: StatisticsNZ Business Demography Statistics YE February, Savvy. * With the exception of Agricultural and forestry support services, agriculture business and employment have been removed as these are likely a result of SA1 defined areas including rural land on the fringe of each area.

1 Digit ANZSIC Description

Industrial 
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Industrial 
Zone 
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Growth 
2018-

2023 (n)

Growth 
2018-

2023 (%)

Industrial 
Zone 

Employment 
Count 2018

Industrial 
Zone 

Employment 
Count 2023

Growth 
2018-

2023 (n)

Growth 
2018-

2023 (%)

Industrial 
Zone 

Business 
Count 2023 

Distribution 
(%)

Industrial 
Zone 

Employment 
Count 2023 

Distribution 
(%)

Total Town 
2023 

Business 
Count

Total Town 
2023 

Employment 
Count

Industrial 
Zone Share 

of Total 
Town 

Business 
Count 2023

Industrial 
Zone Share 

of Total 
Town 

Employment 
Count 2023

Agriculture, Forestry and Fishing * 6                  6                   0               7% 29                  34                  5               16% 5% 3% 26                 93                   23% 36%

Mining -              -               -           0% -                -                -           0% 0% 0% 1                   1                     0% 0%

Manufacturing 13               10                 2-               -18% 84                  46                  38-             -45% 8% 4% 32                 114                32% 41%

Electricity, Gas, Water and Waste Services 1                  2                   1               143% 12                  3                    9-               -74% 1% 0% 4                   40                   40% 8%

Construction 15               19                 4               29% 400                502                102          25% 16% 48% 135               869                14% 58%

Wholesale Trade 11               11                 1               5% 74                  54                  20-             -27% 9% 5% 26                 82                   44% 66%

Retail Trade 5                  4                   1-               -20% 30                  37                  7               23% 3% 4% 64                 565                6% 7%

Accommodation and Food Services 1                  2                   1               82% 2                    30                  29             1800% 2% 3% 42                 276                5% 11%

Transport, Postal and Warehousing 4                  4                   1-               -19% 124                64                  61-             -49% 3% 6% 20                 121                18% 53%

Information Media and Telecommunications 2                  -               2-               -100% 1                    -                1-               -100% 0% 0% 7                   26                   0% 0%

Financial and Insurance Services 2                  4                   1               61% 1                    1                    0               25% 3% 0% 52                 74                   7% 1%

Rental, Hiring and Real Estate Services 18               22                 4               21% 6                    11                  5               83% 18% 1% 160               82                   14% 13%

Professional, Scientific and Technical Services 12               19                 8               65% 45                  69                  24             53% 16% 7% 80                 310                24% 22%

Administrative and Support Services 4                  5                   1               26% 74                  79                  5               6% 4% 8% 30                 876                18% 9%

Public Administration and Safety 2                  1                   2-               -63% 4                    12                  8               188% 1% 1% 13                 243                7% 5%

Education and Training 3                  3                   0-               -4% 28                  13                  14-             -52% 2% 1% 17                 260                15% 5%

Health Care and Social Assistance 4                  3                   2-               -41% 43                  46                  3               7% 2% 4% 34                 373                8% 12%

Arts and Recreation Services 3                  2                   2-               -48% 24                  20                  4-               -17% 1% 2% 15                 64                   11% 31%

Other Services 7                  6                   1-               -16% 48                  30                  17-             -37% 5% 3% 57                 194                10% 16%

Total Industries 112             121               9               8% 1,027            1,049            22             2% 100% 100% 815               4,661             15% 23%

Indicative Industrial Zone Industries 67               74                 7               10% 729                713                16-             -2% 61% 68% 404               1,401             18% 51%
Source: StatisticsNZ Business Demography Statistics YE February, Savvy. * With the exception of Agricultural and forestry support services, agriculture business and employment have been removed as these are likely a result of SA1 defined areas including rural land on the fringe of each area.
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Appendix B - Vacant Capacity

Legend
. )#....,
:s,<t'"~ State Highway
o Designations

Operative Industrial Parcel Land Use

_ Occupied - Building
C Occupied - Land

D Planting
_ Refuse Management Facility
'D Vacant

ID
Water Resource Area

UNZ NZ Aerial Imagery

,-. -~....
I pl.,

o Designations

Operative Industrial Parcel Land Use

o Infrastructure - Telecoms

_ Occupied. Building
_ Occupied - Land

D Vacant

Vacant - Sloped
~ State Highway

UNZ NZ Aerial Imagery

Page 44 of 49



Economic Assessment of Proposed Clyde Industrial Zone _...~

Operative Industrial Parcel Land Use

D Planting

D Vacant. Bush

D Designations

Operative Industrial Parcel Land Use

_ Occupied - Building
~ Occupied - Land

D Occupied - Lifestyle
D Road

D Vacant

~ State Highway
UNZ NZ Aerial Imagery

Operative Industrial Parcel Land Use

_ Infrastructure - Sewage

_ Occupied - Building

_ Occupied - Land

D Recreation

_ Refuse Management Fadlity

D Vacant

UNZ NZ Aerial Imagery

Page 45 of 49



Economic Assessment of Proposed Clyde Industrial Zone _...~
Appendix C HPL Maps
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Caveats

These district economic impacts apply to the proposed development. It is important to

acknowledge that these same or similar impacts would arise from a development of a similar

scale and composition in another location in COD and are not entirely unique to this

proposal/site.

Furthermore, some of these impacts would be a result of expenditure that is transferred from

other locations in the district. Specifically, if the proposal was not approved for development,

one would typically expect that the demand for industrial activities would be satisfied in

another location within the district. This means that at a district level much of the economic

value associated with the proposal may not be net additional or new, as this value would

occur regardless of whether the proposed development occurs or not.

That said, to the extent that the proposal addresses a shortfall in industrial zone capacity in

the locality of demand, that may not necessarily be addressed through other planning

processes in a timely manner, then more of the economic impact can beconsidered net

additional. This is because a shortfall of industrial zone capacity may result in some business

growth being directed elsewhere (or being suppressedl.ln this light, the proposed

development can beseen as enabling projected growth.

Development is also contingent on available land in suitable locations for urban growth,
landowners willing to develop that land, and landowners having the financial capability and

experience to develop - such as the applicant. These combined attributes are rare in any

district, and this means that more, rather than less, of the estimated economic impacts can be

treated as net additional and specific to the proposal.
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