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RBQUEST FOR PLAN CHÄNGE

Pursuant to Section 73(2) and Part 2 of the First Schedule of the Resource Management Act l99l

To: Southland District Council

We, Mr T.E and Mrs A Buchanan, hereby request the following change to the Southland

District Council District Plan:

A description of the activity to which the application relates is:

To rezone Part Lot 3, DP 15394 (C.T SLI2B /286) and Lot 4, DP 15394 (C.T SLI2B/287) from

Plains Rural Resource Area to Te Anau Residential B Resource Area.

The name of the owner and occupier (other than the applicant) of any land to which the

application relates rre âs follows:

The location to which this application relates is:

44 - 86 Te Anau-Mossburn Highway, Te Anau

Attached, in accordance with Section 73(2) and part 2 of the First Schedule of the Resource

Management Act, is an explanation for and a Section 32 evaluation and Assessment of
Environmental Effects of the proposed plan change.

Any Information required to be included in the application by the District Plan, the Resource

Management Act 1991 or any regulations made under that Act, is attached.

Signature ofapplicant (or person authorised to sign on behalfofapplicant)

,,

3.

4.

5

August 2009

Address for service ofapplicant:

Mr T.E and M¡s A Buchanan
C/- Bonisch Consultants
P O Box 1262

TNVERCARGILL 9840

Attn: Christine McMillan
Phone:032182546
Email : christine@bonischconsultants.co.nz

Address for service of applicant and for invoicing
Any additional cost

Mr T,E and Mrs A Buchanan
44ATe Anau Mossburn Highway

RDI
TE ANAU 9679
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1. INTRODUCTION

This request for a change to the Southland District Plan is submitted pursuant to Section 73(lA) of the

Resource Management Act 1991.

This plan change proposes that an area of land owned by Mr T.E and Mrs A Buchanan be rezoned

from Plains Rural Resource Area to Te Anau Residential B Resource Area,

It is recognised that there will, in the future, be a need for areas of land on the fringe areas of Te Anau

township which will be able to provide for a variety of land use options. The implementation of this

proposal to rezone an area of rural land as Residential B will partially satisfy this demand and will

cause minimal disruption to the local infrastructure and the natural environment. Much of the land

around the Te Anau township is of high scenic value and is frequented by large numbers of tourists.

The provision of land for residential and light commercial development in this area will benefit the

township in several ways. The overall re-zoning of this area to Te Anau Residential Zone B will

allow for a mixture of development from residential to light commercialr and will feature large

allotment areas with low site coverage and design guidelines to allow for development which is

sympathetic to the Te Anau Basin rural lakes environment. The development will also maintain the

visual amenity of the eastern entrance to Te Anau township through provision of a scenic protection

area fronting State Highway 94.

The anticipated effects of the rezoning of the Buchanan Block from Plains Rural to Te Anau

Residential B have been identified and analysed in the following sections of this report.

I Light Commercial : visìtor accommodation activities, limited to - bars, res(aurants, theatres, conference, cultural

and comrnunity facilities and office and administration activities ancillary to the above activities. Srnall scale

retail activities are also included.
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2. PROPOSAL

2.1 Purpose of and Reasons for Prooosed Plan Change

This application has been prepared to address the need for the provision of additional a¡eas of

residentiaVlight commercial land in close proximity to the existing Te Anau Urban Resource Area'

The rezoning proposed by this request will assist in meeting the need for residential development in a

sustainable manner, in accordance with the Resource Management Act 1991.

Background

It has become evident over recent years, in particular the period from 2000 - 2007 , that demand for

residential properties in the Te Anau Basin has increased. Over 1000 new allotments have been

created during this period, in the main these are located on areas of land in close proximity to Lake Te

Anau. The Te Anau area has seen a small increase in permanent population from the 2001 census to

the 2006 census, with the greatest increase being seen in land being developed by seasonal visitors to

the area who are establishing holiday/retirement homes on relatively large sections. This was

commented on further in the discussion document "Possible Te Anau Plan Changes" prepared by

Southland District Council in June 2008, which identified that there has been a population increase

frorn 1985 to 1902 permanent residents and that during the summer season the population of Te Anau

can swell to over 9,000 people. Due to the substantial increases in development and population the

Southland District Council and the Te Anau Community Board are moving pro-actively to ensure that

consent applications are not considered on an ad-hoc basis and that development takes into account

the 'big picture' for the Te Anau Basin. 'l'he Council is therefore considering several plan changes to

the provisions of the Southland District Plan in relation to the Te Anau township and Basin area' This

Private Plan Change is being developed in response to the perceived need for an area of low density

residential and light commercial land to be located on the existing urban fringe of the township and

will ensure an holistic view of development within the Te Anau area is considered. The proposed

development of the subjecl site is taking a long tenn view of development in the Te Anau area'

The subject site is identified in the discussion document as part of an area of possible expansion to the

urban resource aÍea. These areas were selected in part because they were identihed in the landscape

capacity study, undertaken by Boffa Miskell Landscape Architects, as being less visually sensitive

than some other lands.

It is also noted that subdivision which has been undertaken thus far has in general catered for

residential allotments with excellent views of the lake and could be considered to be available to a
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select market who are able to afford such views. Little attention has been paid to provision of a range

ofresidential options and few ofthe new larger subdivisions have catered for a mix ofpurposes, these

being considered by Council on a case by case basis under notified consent applications.

Conclusion

It is apparent that there is a genuine need for the provision of a large scale development which can

cater for a variety of activities to satisfy both the cunent demand as well as the projected future

demand for property in the Te Anau Basin. This ptan change request seeks the rezoning of a large

tract of land from "Plains Rural Resource Area" to "Te Anau Residential B Resource Area" which

will be able to cater for a range of activities from large scale tourist accommodation facilities, to low

density residential blocks, to small scale commercial ventures and having the ability to incorporate

such features as significant areas ofreserve land and potential for recreational activities such as a golf

course.

Having now substantiated the background to the plan change request and the puryoses of and reasons

for the rezoning request in the context of demand, the following sections of this document describe

the proposal in detail, its anticípated effects on the environment and local community, and its

consistency with the provisions of the Resource Management Act 1991 and the Southland District

Plan.
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SITE DESCRIPTTON

The site is located at 44-86 Te Anau Mossburn Highway and is situated on the boundary of the Te

Anau urbau area, approximately I .5 kilometres from the town centre. The property has an area of

l28.45 hectares and is currently utilisecl as farm land by Mr T.E and Mrs A Buchanan. There are two

existing clwellings located on the property, one on each of Part Lot 3 and Lol 4, DP 15394. The old

Te Anau gun club building is also located on Lot 4,DP 15394, this building is now disused'

T'he legal description of the site is Part Lot 3, DP 15394 (C.T SLI2B1286) and Lot 4, DP 15394 (C'T

SL12B|127). A location plan is attached below and is also supplied in larger format in the

Appendices. Te Anau Mossburn Highway (SH 94) forms the northern bouudary of the property' The

Buchanans have previously gifted a strip of land approxirnately 20 metres wide fbr use as reserve

tald. This area of land is located between Luxmore Drive and Sandy Brown Road on the southern

side of State Highw ay 94. ht addition the SDC leases a 7 n'rctre strip from the reserve area to Sandy

Brown Road on a year by year basis.

The site is predominantly flat land falling gently from north to south. To the east and south of the

subject site the land is uttlised for rural agricultural activities. Properties bordering the site to the

nofih and west have recently started to become n-rore highly developed, in particular to the north with

primarily large scale residential development. In tenns of the wider locality The Te Anau township is

located to the immediate north-west, with Lake Te Anau being located less than a kilometre to the

west.

0
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Te Anau

Figure 1: Location Plan
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Current access to the site is off Te Anau Mossburn Highway (SH 94) with a gravel driveway leading

to the Buchanan's existing dwellings. Various tree lanes and fences run through the property and can

be seen on the enclosed aerial photographs.

Te Anau Mossburn Highway (SH 94) is designated as a Limited Access Road in the site vicinity. The

NZ Transport Agency Limited Access Road Plans are attached in the Appendices.

Zoning

The land is currently zoned Plains Rural Resource Area as is the land immediately to the south and

east. The Te Anau Urban Area is located to the immediate no¡th-west of the site and is separated

from the subject site by Te Anau Mossburn Highway (SH 94). The Te Anau Transitional Resource

Area and an area zoned as Te Anau Scenic Resource Area are located to the south-west. Sandy

Brown Road is located immediately opposite Part Lot 3, DP 15394 and is characterised by some

industrial development and several large consented residential developments. The Te Anau Lake

View Holiday Camp is located to the west of the property.

Designation 95 exists in the north eastern corner of Lot 4, DP 15394, this encloses the Te Anau

Substation.

Planning Maps 8 and 60 are supplied in the Appendices.

Ilazards

Flood

The site is not identified in the District Planning Maps as being subject to any flood hazard'

Lead Contantination

The land immediately surrounding the disused gun club has high levels of lead contamination. This

land will need to be dealt with either by:

a) clearing the land by removing the lead sho

b) designating the area ofland as a'no build zone'.

The limits of the lead contamination around the gun club will need to be identified. The Auckland

Regional Council and Auckland City Council have set a level of 300ppm þarts per million) as an

acceptable level oflead content for land which is residential'

Other

No other adverse citcurnstances contained in Section 106 of the Resource Managemenl Act 1991 .
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Current access to the site is off Te Anau Mossbunr Highway (SH 94) with a gravel driveway leading

to the Buchauan's existing dwellings. Various tree lanes and fences run through the property and can

be seen on the enclosed aerial photographs.

T'e Anau Mossburn Highway (SH 94) is designated as a Limited Access Road in the site vicinity' The

NZ Transporl Agency Limited Access Road Plans are attached in the Appendices'

Zoníng

The land is currently zoned Plails Rural Resource Area as is the land immediately to the south and

east. The Te Anau Urbau Area is located to the immediate north-wesl of the site and is separated

from the subject site by Te Anau Mossburn Highway (SH 94). The Te Anau 'lransitional Resource

Area and an area zoned as Te Anau Scenic Resource Area are located to the south-west' Sandy

Brown Road is located imrnediately opposite Lot 3, DP 15394 and is characterised by some industrial

development and several large consented residential developments. The Te Anau l,ake View Holiday

C-'amp is located to the west of the property.

Designation 95 exists in the north eastern comer of Lot 4, DP 15394. this encloses the Te Anau

Substation.

Plaming Maps 8 and 60 are supplied in the Appendices'

llazards

Flood

The site is not identified in the District Planning Maps as being subject to any flood hazard.

Lead Contatninaliott

The land immediately surrounding the disused gun club has high levels of lead contamination' This

land will need to be dealt with either by:

a) clearing the land by rernoving the lead shot

b) designating the area of land as a 'no build zone'.

The limits of the lead contamination around the gun club will need to be identified. The Auckland

Regional Council and Auckland City Council have sel a level of 300ppm (pafs per million) as an

acceptable level oflead content for land which is residential.

Other

No other adverse circumstances contained in Section 106 of the Resource Management Act 1991.
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PROPOSED REZONING

The Buchanan Block is located within the Plains Rural Resource Area. It is proposed that the

application land be rezoned in accordance with the following:

l. The site is proposed to be zoned Te Auau Residential B Resource fuea.

2. Two areas of land fronting the Te Anau Mossbunt Highway are identihed as Scenic

Protection Zones A & B. Structures will be prohibitecl in this area.

A nraximum site coverage of l5o/o will be allowed for throughout the development except within

Scenic Protection Zones A & B where no developtnent may take place. If it is assumed that the

average area for a new dwelling, including accessory structures is 300m2, this would require a

minimum allotment area of 2000rn'z. At this density, the Buchanan block is capable of being

developed into approximately 640 resi<lential allotments. It should be noted that it is unlikely that this

figure would be achieved. This is due to the likelihood that purchasers, particularly of those sites

situated on ridgelines and afforded views to the lake and mountains will likely wish to have larger lot

areas. In addition many purchasers may be looking for lifestyle blocks to retire to and may wish for a

larger area of land. This will be balanced, however, by some residents rvishing to build smaller

dwellings on con'espondingly smaller sections'

The outcome promoted by tlie proposed plan change, once the site is fully developed, is to achieve a

spacious, comfortable residential environment which rnay contain recreational facilities and/or visitor

accomrnodation/eutertainrnenl facilities. T'he development aims to integrate into the greater Te Anau

township ald will contain amenities and services 'uvhich may be enjoyed by tlie wider community as

well as residents of the new development. A set of design requirements will be developed which will

regulate the manner in which dwellings are constructed within the development block. These

requirements will ensure that future development within the site is carried out in such a manner as to

achieve tlie desired eud outcome.

Roodittg

Access to the development site will be by way of an existing access point (CP 93 & CP 94) located

opposite the Sandy Brown Road intersection. Slip lanes are existing at this location and will ailow

safe entry and exit from lhe site. Once signif,rcant development has occurred on the site, and tlte

volume of traffic from the devclopment warrants it, it is proposed to construct a round-a-bout at this

intersection to provide a safe exit and entry point to the developnent area and prevent vehicles

queuing on the State Highway. ln addition to this, the New Zealand Transpotl Agency has indicated

that it is possible that Sandy Brown Road may be upgraded to State Highway status in the future as

this road provides a direct linkage to the Te Anau Milford Road. The construction of a round-about at
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the intersection will also serve to prevent any fufure roading conflict that may arise with the

upgrading of Sarrdy Brown Road to State Highway status. A diagram is included in the Appendices

which shows the proposed round-a-bout design in some detail.

The roading pattern within the Te Anau Residential B Sub Area will be developed in conjunction with

Southland District Council and Te Anau Community Board. It is proposed, at this stage, that primary

roads rvithin the developme¡t will have reserve widths of 20 rnetres and incorporate a formed

carriageway width of B metres, a parking lane of 2'5 metres and two footpaths of l '4 metres'

Narrower, secondary roads will have resene widths of 15 metres, formed carriageway widths of ó

metres, a parking lane of 2.5 metres and a footpath of I .4 metres'

Potcntial Use of Lund

The development controls within tfue Residential B Sub Area ltave been left reasonably broad so as to

enable the site to cater for a variety of activities. The only prohibited activities which are stated in the

proposed rules are industrial and heavy cornmercial (eg u,arehousing or car sales yards etc) activities'

All otlrer activities are controlled by design guidelìnes within tíeZone Standards. This allows scope

for large scale recreational activities such as a golf course to be established provided the Zone

Standards are complied with. Facilities such as bars, restaurants and other tourist/resident service

facilities are also listed as restricted discretionary activities under the proposed rules. Te Anau has a

high level of tourist activity as is cvidenced by the near tripling of the population during peak season'

The allowance f'or provision of tourist accontmodation facilities & services as well as features such as

a golf course can only benef,rt the growth and development of Te Anau as an itnportant tourist

destination.

D evel ctpnten t Contro ls

A number of ¿evelopment controls are promoted witllin the proposed rules for Residential B Sub

A¡ea. Others will be promoted by way of restnctive covenants' The proposed development controls

are as follows:

District Plan Rules

Development controls provided by way of District Plan rules comprise requirements which can be

viewed as cntical in achieving the objective of the 'Ie Arau Residential B Sub Area' Once

established, these rules will bc administered by Southland District Council.

Scenic Protection Zone A

A strip of land fronting the State Highway will be designated as Scenic Protection Zone A'

This strip of land is approximately 2.5 hectares in area and the purpose of it is to provide a
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visual barrier between the State Highway and the residential development intended for the

land to the south. The Scenic Protection Area will be vested in Council as Scenic Reserve

and will be approximately 40 metïes in width and will encompass the area of flat land located

between the State Highway and the first tenace. No buildings or structures will be permitted

within this area. The intention of the provision of this reserve strip is two-f-olcl: firstly to

provide a visual barrier to the development from the State Highway and secondly to provide a

landscaped 'avenue' entrance to the greater Te Anau township. The applicant will est¿blish

the initial plantings at their own cost.

Scenic Protection Zone B

The section marked "No Build Zone" to the easl of the property will remain in the ownership

of the applicant. No building will be permitted on this section and all planting will be

controlled by the applicant. This section of the property rises to the east and provides a view

corridor from the applicants house to the nolth. This strip of land is approximately t hectare

lU area.

Buildins Restrictions

A maxirnum height of 6 metres and maximum site coverage of l5o/o for all buildings and

structures within the developrnent is proposed as a permitted activity. The intendecl pulpose

of this is to rnaintain a certain level of amenity over the site by maintaining open space

characteristics, a reasonable level ofsunlight for all properties and mitigation against potential

visual impacts of the development. Residents/Developers wishing to increase site coverage

and/or construçt their dwelling or building higher than 6 metres will be able to apply to

council for resource consent under l)iscretionary Activity status.

Yard Reguirements

Minimum yard requirements are promoted as follows:

Front Yards - 6 metres

Side and Rear Yards - 2 metres

No part of any building shall project above a 45u recessiotr plane measured from any

point 2 nìetres above existing ground level along any boundary of an allotment'

Once again the intended purpose of the yard requirements is to provide for an open, spacious

development with high amenity levels for residents.
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Noise Restrictions

Non residential activities (excluding construction activities) shall be conducted so the

following noise limits are tìot exceeded al any point within the boundary of the residential

activity:

- Daytime 0800-2000 hours 50dBA Lto

- Night time 2000-0800 hours 40dBA Lro

All operation of construction equipment, cluring both subdivision and building construction

processes is to be restricted to the hours of 7 am to 7pm Mondays to Saturdays'

The operation of non residential activities has been provided for in the zone rules however it is

impofiant that the arnenity of residential areas is rnaintained and as such the noise levels above

will be imposed by way of a rule in the District Plan.

Operation of construction equipment

restrictions will be imposecl to avoid

machinery.

is obviously necessary at certain tirnes however

extended noise and vibration from construction

Penneable Surfacins

All sites will require a minimum of 60V" pemeable surface within the front yard' This may

include surfaces such as grass, vegetation, pebbles, wood chips etc. This will assist in

providing a high level of amenity in the residential area and also will assist in stormwater

mailagement by reducing the total area of impervious surfaces in an allotment'

Outline Development Master Plan

No developrnent plan has yet been produced by the applicant as it is uncertain how the patterns

of growth and development will unfold in Te Anau. Therefore the zoning of this site has been

left purposefully broad to allow flexibility in future design'

A developer will have the option of subrnitting a Master Development Plan for any area of land

witliin the Te Anau Residential B Sub Area. If the Master Development Plan is approved by

Council subdivision in this area shall be a permitted activity'

The Master Development Plan submitted for approval may include:

(a) Roading pattern

(b) lndicative subdivision design and lot configuration and allotment size
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(c) Mitigation measures for buildings visible from State Highway

(d) Proposed setbacks from roads and internal boundaries

(e) Provision of pedestrian linkages

(f) Provision of reserve/recreation land

(g) proposed landscaping to be situated on any road reserve or other land intended to be

accessible to the public

(h) The maintenance of view shafts

(i) The Design Guidelines which will apply to all buildings erected within the area

subject to the Master Developmenl Plan'

The development plan will not be publicly notified, nor will written approvals be required' The

Community Board and Council must approve a development plan once:

I ) the zone rules are satisfied;

AND

2) agreement has been reached between the parties2 over the matters stated in a) - i)

above.

Restrictive Covenants

Solne development controls will be set out in a restrictive covenant on each allotment' The

detail of the covenants have not yet been developed but it is likely the following would be

covered:

Exclusion of relocatable homes

Removal of noxious weeds

Exterior colours ofbuildings and structures

Reverse sensitivity regarding rural activities on neighbouring propefties

¡ Parties refeÏs to the Applicant, Southlancl District Council and the Te Anau Community Board
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TNFRASTRUCT URE/SERVIC TN G

Transporl

The site is bordered to the norlh by Te Anau Mossburn Highway (SH 94). This is identified as

a Limited Access Road in the site vicinity, There are four legal crossing places to the property

shown on the relevant timited access road plans. Crossing Place CP 95 has previously been

permanently and physically closed by the applica¡t. Two of these, CP 94 and CP 93, form a

combined crossing point, and are located opposite Sandy Brown Road providing access to the

existing dwelling on Lot 3, DP 15394. A further crossing place provides access to the existing

dwelling on Lot 4, DP 15394. Once the main access to the development site has been

constructed, (at crossing places 93 &- g|)the rernaining crossing place will be pennanently and

physically closed.

At the time of significant development on the site it is proposed that a NZTA standard round-

about will be constructed at the intersection u,ith sandy Brorvn Road in the approximate

position of existing crossing places 93 and 94 as shown on the Limited Access Road Plans'

The construction of a round-a-bout will have a traffic calming/slowing effect at the entrance of

Te Anau. It is not intended to construct a round-about until volumes of traffic exiting and

entering the development warrant it.

The intensive clevelopmenl of this site will result in significant increases in vehicle movements

along the State IIighway. For instance, if it is assurned that the rnaximum number of residential

allotlnents of 2,000n-r, are created, this will see over 600 new residences iu the area. Using a

basis of 8 equivalent vehicle movclrrelÌts tiom each property daily, this will see an increase of'

over 4800 vehicle nÌovements at this intersection per day. However the provision of the round-

a-bout at the intersection of Sandy Brown Road and State Highway 94 will ensur€ traffic flows

are flr.rid and no queuing of vehicles will occur o¡ the fuighway road reserve.

It is not envisaged that there would be any issues with servicing the maximum number of

allotments which may result f¡om the development. Any reasonable costs associated with

connecting to Council or other service supplier networks will be at the developer's cost with no

cost to be borne by Council. Any pre-intensive subclivision rvhich results in rural allotrnents

(area greater than 2 hectares) will be self-suffìcient in regards to water supply and stormwater

and sewerage disposal.

Stormwater

There is currently no local reticulated stormwater system in the vicinity of the Buchanan Block'

It is envisaged that stonnwater will be disposed of within the developnent area into soakage
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pits which could double as water features as a pafi of the development. During preparation of

the Development Master Plan the location and system for disposal of stornwater will be

revisited and developed further. The requirernenl for all lots to have a naximum site coverage

of l|o/o,in addition to the requirernent for all front yards to have at least 60% permeable surface

will help reduce stormwater by reducing the amount of penneable surfaces on each allotment.

Any systern which is developed in the future for the disposal of stonnwater from the

development will ensure there is no egress of stonnwater from the site onto any other property

or road surface.

Sewerage

The Te A¡au sewerage system is currently nearing capacity and Enviroruneut Southland have

provided Council with a limited consent timeframe in which to continue to utilise the existing

oxidation ponds located in thc Upukerora River Delta. The Southland District Council is

currently in the process of developing plans to relocate the Te Anau affluent disposal system to

the Manapouri area. Aly intensive developrnent of the site, or any subdivision of allotments to

belorv 2 hectares, willrequire connection to Council's reticulatcd sewerage system.

Water Supply

Adequate supply exists within Council's Te Anau towuship water supply to service the

development. All allotments, part of an intensive development of the site, will be connected to

the reticulated water supply. Rural sìzed allotments (over 2 hectares in area) subdivided prior

to more intensive developmeut occurring will obtain their water supply via rainwater collected

offthe roofand held in a storage tank.

Telecom

A hbre optic cable is located along State Highway 94. This systern has adequate capacity to

supply the maxímum number of dwellings that may result as a collsequence of this

development.

Power

The PowerNet substation is located irnmediately to the east of the Buchanan Block, within

Section l, SO 7060. This substation currently supplies the Te Anau township. The Buchanan

Block would continue to gain its supply from this substation. AII cables will be located

underground. No supply problerns have been envisaged for the Te Anau township.
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ASSESSMENT OF ENVIRONMENTAL EFFECTS

Visual Amenity

Aclverse effects on visual amenity are unavoidable given the scale of the rezoning of the Buchanan

Block from rural to residential. In particular views from State Highway 94 and the adjoining property

to the east will be most af'fected. The adverse effects are mitigated to a large degree by the proposecl

design controls, including rules governing density, height and site coverage' In addition the proposal

to create a Scenic Protection Area withín the strip of land between the first terrace and the State

Highway road reserve will provide a visual barrier from cars travelling along the highway to and from

the Te Anau tçw¡ship. The ten'aced uature of the site will also provide some mitigation against

adverse effects on visual amenity. Only new drvellings at the southenl end of the first terrace will be

easily viewed from the State Highway and the trees proposed to be planted in the Scenic Protection

Arca will provide some screening for these clwelling, The lvon Wilson Reserve and a Department of

Conservation reserve are located to the west between the site and State Highway 95. These reseryes

will provide visual screelting from the west.

Sewage Disposal

As has been previously acknowledge ín this report some upgrading of the sewage disposal system

within Te Anau is required to enable the Council systenr to cope with both currerìt capacity and

growth in the area. The Council is currently investigating the relocation of the disposal system to the

Manapouri Area. The relocated disposal system will have sufficient capacity to cater to the rezoning

of the Buchanan Block. As previously stated the developer will be required to pay all costs associated

with connecting the larger development and individual allotnents to the Te Anau sewerage system'

Water Supply

The existing Te Anau water supply is adequate to supply the maximum quantity of allotments that

might be developed on the Buchanan Block. The developer will be required to cover all costs

associated with connecting the larger development and individual allotments to the Te Anau water

supply.

Stomwater

As previously discussed the disposal of stormwater will be contained within the developrnent area by

lìreans of localised soakage pits which rnay double as water features within the site. No stormwater

will be allowed to egress from properties or roads within the site. All costs associated with

stormwater disposal witl be met by the developer'
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Services Summary

As discussed the existing Te Anau water supply and the new Te Anau sewerage system will be able to

adequately support the increase in usage which will result frorn the development' In addition the site

is capable of disposing of alì storruwater within the site. I1 is therefore considered that there will be

no adverse effects on sen¿ices as a result ofthe developn-ìent ofthe Buchanan block.

Transport a tion lnfrastructure

The site is bordered by Te Anau Mossburn Highway (SH 94), designated as a Regional Arterial Road

under Schedule ó.4 of the District Plan, and the potential addition of a large number of new dwellings

which will access the State Highway will create sonre adverse effects to the transpoftation network.

To mitigate against these effects it is proposed to install a round-a-bout at the intersection of State

Highway 94, Sandy Brown Road and crossing places 93 ald 94 (as shown on the relevant LAR plan)'

The construction of a round-a-bout at this intersection will allow for the safe passage of vehicles

travelling to and from'Ie Anau as well as motorists turning on to the highway from Sandy Brown

Roacl ald the Buchanan Block. The round-a-bout may also serve as a traffic calming measure for

traffic entering 'l'e Anau frorn the east. However, until such time as development on the site has

reached a level which would require provision of a round-a-bout, access will be via the exiting

accessway (CP 93 & Cp94) which will be upgraded to NZTA standard, Existing sliplanes provide

safe turning and vehicle queuing abilities at this point.

Although there will be associated effects on neighbouring properties due to the increase in residential

dwellings and light commercial businesses, the effects in regards to traffic noise and safety can be

considered to be minor. Ttre butk of tlie traffic from the developmeut will be turning on to the State

Highway. It can be considered that residents living adjacent to the State Highway can expect high

volumes of traff,rc and the associated effects that result.

Commercial Infrastructure

It is considered that the development and the consequential introduction of new residents to the Te

Anau area will have significanl benefits for the Te Anau community. J'here is potential within the site

for the introduction of light commercial facilities which may include bars, restaurants,

accomrnodation facilities and potentially a golf course or similar recreational facility. Te Anau is a

significant tourist destination and the acldition of services which rnay be used by tourists and residents

of the Te Anau community can only benefit the township overall, The effèct on other similar

businesses is neglìgible as the facilities would obviously only be developed if there was a perceived

need for additional facilities. All coml¡ercial infiastructure will need to comply with the zone

standards.
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Construction Processes

There will be some unavoiclable adverse effects created as a result of construction processes during

developmeut of loading and infrastructure as rvell as during the construction of residential clwellings

and commer.cial buildings. The noise and disturbance created will horvever be localised within the

Buchanan Block. Rules have been proposed which will control the days and times within which

construction works may take place. If required dust suppression metliods may be utilised to prevenl

wind blown dust from affecting neighbouring properties. lt is therefore considered that the adverse

effects on neighbouring properties will be minor.

Effect on Te Anau Community

As the Te Anau community continues to gro\il the availability of residential land in areas which can

be considered to have low visual irnpact - in cornparison to lakefront sites for instance or development

in visually prominent areas some distance fronr town - will become more and more necessary' The

addition ol'a large numbel of new residents to the Te Anau area u'ill provide new custoners for

existing businesses and should proposed tourist/recreational facilities be cleveloped on site, these will

provide welcorne facilities for the greater Te Anau comrnunity. The ability for a variety of lot sizes

and drvellings to be constructed on site will enable a wide range of residents to purchase land - not

everyone wants an acre to build on. Density rules ancl development controls will however serve to

rnaintai¡ the sites operl space characteristics alld reduce effects on visual amenity' The inclusion of a

Scenic Protection A¡ea fronting the State l{ighrvay will be a great addition to the eastern entrance to

Te Anau and will prevent a commercial corridor being developed in this area as is evident in many

other towns and cities in New Zealand,. It is unlikely that educational facilities will be unable to cope

with any increase in pupils. The plan change proposal does allow for educatiotlal täcilíties, as a

discretionary activity, to be established in the area if required and if no adverse effect will be had on

existing facilities in Te Anau. It is not considered that any significant eflècts will be had on services

such as rubbish collection or postal delivery services.

Sumrnary

There will be some unavoidable adverse effects created as a result of the intensive development of

this site into a low density residential area. Holvever as stated above most of these effects are able to

be adequately rnitigated against (i.e effects of increased trafhc, loss of visual amenity) or will be for

localised periods of times (i.e construotion disturbance). The site is able to adequately dispose of

stormwater on site and seu,erage within the Council reticulated sewerage scheme. I¡ addition the

developer will cover all costs of connecting to Council's reticulated systems when necessary and there

will therefore be no costs passed on to the rate payer. The relocation of the Council sewerage system

is to go ahead whetlier or not there is more growth in Te Anau and the headworks contributions will
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be required to be paid as each new section is connected to the ¡eticulated system' Overall the

proposed plan change is assessed as being beneficial to the Te Anau community'
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SECTION 32 ANALYSIS

Section 32 of the Resource Management Act I 991 requires that befbre adopting any objective, policy,

rule or other method, the Council must be satisfied that the proposed provision is both necessary and

appropriate in terms of its effectiveness and effìciency. The Council must also consider other means

of achieving the purpose of the Act aud state the reasons for and against adopting the proposed

objective, policy, rule or other method.

This analysis has been prepared to fulfil the requirements of Section 32(l)d of the Act' ln accordance

with Section 32(2)(a), Southland District Council is also required to undertake a further Section 32

evaluation before deciding on the proposed plan change.

Sections 32(3) and (4) of the Resource Management Act 1991 state that,

(3) An evaluation must examine -

(a) the extent to which each objective is the most appropriate way to achieve the

purpose of this Act; and

(b) whether, having regard to their effrciency and effectiveness, the policies'

rules or other methods are the most appropriate for achieving the objectives.

(34) This subsection applies to a rule that imposes a greater prohibition or restriction on an

activity to which a national environmental standard applies than any prohibition or

restriction in the standard. The evaluation of such a rule must examine whether the

prohibition or restriction it inposes is justifred in the circurnstances of the region of

district.

For the purposes of the examinations referred to in (3) and (34), an evaluation must

take into account-

(a) the benefits and costs of policies, rules and other methods; and

(b) the risk of acting or not acting if there is uncertain or insufficient infonnation

about the subject matter of the policies, rules, or other methods'

Section 3l of the Act sets out the functions of territorial authorities under the act from which

subsections (a) and (b) are relevant:

(a) "The establishntetú, intplenuntal.ion, ancl rettiev, of obiectives, policies and

nrcthocls to achieve integratecl n'tanageme,l! of the efiects oJ'lhe use, developntent,

or prolectíon of tand qnd associated nctttu'ol anel physical resources of the disn'ict'

(4)
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(b) The control of any acttútl Qnd potentictt effects of the ttse, developmenl or

proteclion of land '.. "

Inlegrated management is inextricably linked to whether a proposed plan change to an operative plan

prepared u¡der the RMA is consistent with its direction and overall philosophy. In other words, if a

private plan change is contrary to the overall strategy direction set by regional statutory documents

and the operative plan (unless it proposes to change the strategic direction itselÐ it cannot be

considered to achieve integrated management of the district's resources. The function in turn is linked

to Section 72 of the Acl which states the purpose of District Plans as being:

"The ptu"pose of'the preparation, intplentenlation, and administration of disn'ict plans is

to assisl lerritorial crLtthorities lo c(tt'ty oul their fttnctions in order ro achieve the

purpose o./ this Act"

Section 76 of the Act sets out limitations and requirements for the setting of district plan rules' The

following sections are considered to be relevant to the assessment of a plan change:

(l) "A territorial attthoritlt may,.for lhe purpose oJ'-

(a) Carryíng ouÍ ils -fimctiotts uncler this Act; and

(b) Achietitrg the obiectives antl policies of the plan, -

Include ntles in u clistricl Plun'

(3) h ntaking a ntle, the terrilorictl attthorif¡t shall \tat,e regard to lhe aclurtl or potential

ffict on the enyironntenl of aclitilies inclutling, itt pctrtiailcil', cn odverse efi'ect; and

rules moy accorclingly protide fo, pernñrled aclitilìes, controlled ucrivilies,

discretionary actit,ities, rrcn-conplying actitities, und prohibited qctil"ities. "

Consideration of actual or potential effects on the environrnent requit'es a proposed plan change to be

tested against a maximum developmenl or worst case scenario (other than a fanciful proposition)'

The above sections of thc Act are all inter-related in tenns of assessing a proposed plan change as

required under Section32 of the Act. The following paragraphs provide a record of the rnaruter in

rvhich the proposed plan change has been assessed in accordance with Section 32(3)'
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CONSISTENCY WITH RESOURCE MANAGEMENT ACT 199I

The purpose of the Act is stated in Section 5 as follows:

Purpose

(1) The purpose o.f this Acl is to promote thc sttstqìnable managentenl of natural and

physical resources.

(2) In this Act, "suslainuble ntanagement" means manctgitrg the use, det'elopment, and

prolection of nattu.al ctnd physical resources in u w'ay, ot' at a rate whiclt ettables

people attd comntuttities to prot,ide .for their social, economic' ctnd cultural u'ellbeing

and for their health and safety v'hile -

(u) Strstoinirtg the potentictl qf'natural und physicel resources (excluding ninerals) to

m e e t I 11 e re a s on o h ly .fìt r es e e abl e n e ed s ol' Jiútt re gen era li ott s ; ct n d

(h) SoJèguat-cling the liJè-apporfing capacity oJ air, v,ater, sr¡il and ecosysÍents: urd

(c) At,oit)ing, remedying or nitigating any adterse fficts of uctivities on the

enltironntent "

ln regard to subsection Section 5 the development of the Buchanan Block should be assessed against

the following criteria:

1 . Is the loss of agricultural land significant

2. Is the use of the land as low density resìclential/light commercial the best use of this site

3. The ability to re-zone this rural area to low density residentiaVlight commercial without

adverse effects on the social, cultural, corulercial and service infrastructure of the Te Anau

township.

I &2. Whilst the Buchanan block is curently a large, viable area of agricultural land, it is

our contention that the provision of an area of land located on the fünges of the Te

Anau towuship which can be rezoned to be cater for a variety of purposes, although

predominantly residential, is an important utilisation of this land and will be of

strategic importance f-or the future growth and development of Te Anau township.

The sìte is located on the edge of a rvell developed urban area to the west and north'

The development is also set between two State Highways which provide excellent

transport routes. The development of the block will prevent unsustainable urban
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sprawl through the localisation of development in one large block as opposed to

developmenl spreading down the highway in a less controlled fashion.

3. As previously discussed in the assessment of adverse effects above, it has been shown

that the existing Te Anau infrastructure is adequate to service the proposed

development. Ttre developrnent can only have a positive effect on the growth and

developmelt of Te Anau and therefore on the community of Te Anau, either through

providing new customers for existing and future businesses within the township or by

providing additional recreational facilities for use by the Te Anau residents. The

ability for the developmcnt to cater for a range of property sizes will also allow for a

variety of residents to occupy allotments'

ln regard to subsection (b) - SuJëguorcling the ldè-supporling capacity of air, +vater', soil cmt{

ecosystems - it is not considered thal the proposed rezoning will have any significant effect ou

these natural resources. The site is currently utilised as fann land by the Buchanans and as such is

a modified landscape with no significant areas of native bush or wetlands. Even at its most

intensive the development will be low density and will incorporate large reserve areas'

particularly that fronting the State Highway. All sewage and stormwater is able to be adequately

disposed ofand wiìl not alfèct snrrounding properties.

In regard to subsection (c) - at,oiding, renteþing or mitigating any adterse elJ'ccts of ucti.r'ities on

the environntent - the proposed plan change has been developed with rules and development

controls which seek to avoid, remedy or mitigate adverse effects wherever possible to create

development which is syrnpathetic to the cultural and physical environment'

The following specific measures to avoid, remedy or mitigate adverse effects have been proposed:

- Creation of a Scenic Protection Area fi'onting the State Highway to create - a vìsual

ban-iel to the development; to cleate an 'averìue' style entrance to Te Anau from the

east; mitigate against reverse sensitivity effects from dwellings near the State Highway'

- Rules which allow for low maximum site coverage which rvill create a low density

development which will maintain open space characteristic

- Low maximum heights over the entire site as a pennitted activity to rnitigate against

adverse visual effects.

- Proposal to construct a round-a-bout - once traffic volumes are at a level which warrant

it - at the intersection of State Highway 94, Sandy Brown Road and the access to the

developrnent to create a safe transport network particularly given that Sandy Brown

Road has the potential to be upgraded to State Highway in the future'
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Opportunity for a Master Development Plan to be prepared and presented to Council

for approval prior to any intensive development of the site occurring. This will allow

Council discletion over such things as landscaping, roading layout, servicing details,

overall site layout. Altematively Council's discretion can be applied through the

restricted discretionary status of an application for subdivision outside of an area

covered by a Master Development Plan.

Rules which restrict the activities which may be carried out on the site.

Overall it is submitted that the rezoning of the Buchanan block frorn plains rural to Te Anau

Residential B Sub Area will not be contrary to the objectives of Section 5 of the Resource

Managernent Act l99l,

Section 6 - Matters of National Importance

Section 6 states: "ln ctchiet,ing lhe purpose of this Act, qll person exercising fttnctions and pov'er

tguler it, in relcttion to nrtnaging the use, clet,elopntenl and proteclíon of nalural and physical

teso1t.ces, shall recogttise and prot,icteJbr the./òtlov'ittgnlallers of'national intporÍeutce:

kù The preservatiorr o.l'the ncttural ch(ffacter of- the coaslal envit'onment (including the cr¡ttstal

ntctritte rtrea), wetlantls, ancl lttkes antl rit,ers qnd their nnrgins, and the protection of thent

Ji' o nt i n a¡tp t'opri o t e s u b d iv i s iott, u's e Q n d d et' e I opnt en t :

There is no feature witliin the site that may constitute exceptional natural character. Lake Te

Anau is located some distance from the sile. However it is proposed to develop at least one

major reserve area along the State Highway with the potential for other reserve areas to be

created when thç Master Developrnent Plan is prepared or as part of an application for

subdivision under restricted discretionary status.

(b) The proÍection of outstanding natural featttres and landscupes from inuppropriaÍe

su bdivisiort, use and det,el opmen l ;

It is not considered that the site contains any outstanding natural features and/or landscapes'

The subject site is not recognised in the Southlancl District Plan as such, nor in the Boffa

Miskell Landscape Capacity Study unclertaken on behalf of Southland District Council and

Enviromnent Southland.

(c) The protection of areas of'sigtificant intligenous tegelatiott and signiJìcant habitctls of

indigenctus fauno,'
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The site is not home to any areas of significant indigenous vegetation or signiflcant habitats of

indigeuous fauna.

(d) The nteinlensnce and e¡thancement rfi'public access to qnd along the coastal mqrine area'

lakes qnd rivers;

This provision is not relevant to the subject site'

(e) The relaÍionship of Maori and their atlture and tratlitiotts with theîr anceslral lancls, water,

sites, waqhi lapu and other taonga;

It is not understood that any sites of importance to Maori are located on the Buchanan Block'

However during the consultation period it is expected that local Runanga will be consulted

with and any concerns raised will be able to be addressed during tltis process' Nonnal

accide¡tal discovery protocol would be followed during all parts of the development process'

A The protection oJ historic heritage.fi'rtrn inct¡tpropriate subdivisiott, use and developntenl;''

No sites of historical importance have been identified on the site.

(g) The protection of recognised customqt)) aclivilies-"

We have not identified any adverse effects on recognised customary activity that may result

as a consequence ofthis proposed plan change.

We therefore submit that the proposed plan change is not contrary to the provision of Section 6 of the

Resource Management Act 1991.

Section 7 - Other Matters

Section 7 states: "ln achi.eving the pltrpose o.f this Acl, atl persotts exercising Jimctions ancl

powers Lmcler it, in relcttiott to managingthe ttse, tlevelopmenl, and prolection of nalural and physìcal

resources, shall hutte porticular regard to -
(a) Kaitiakitanga

(aa) The ethic of stewardship

(b) The eLficient use cutd det'elopment of natural ctnd physical resources''

(bo)The elficiency of the end use of energt,'

(c) The ntaintettance Qnd enhancement of amenity vulues,'

(cl) Intrinsic values oJ' ecosystems ;

(e) (t'epealed)



l' .r .: , 123

(/) Maintenance and enhancenrctlt ol'the qualìty of lhe envirotlnxenÍ;

(g) Any f;nite chØ'acterístics o.f'noturctl and phy,sical resources

(h) The prolection oJ'the ltabitat oJ'txtttl ctnd salntott

(i) The el/ects of climare chonge

0 The benefits to he clerived from the use ctnd developntenl of renett'ablc energt. "

Of particular relevance to this plan change proposal are subsections (b), (c) and (fl' Subsection (b)

looks at the efficient use and development of natural and physical resources. Maintaining the status

quo on this lanj would mean a relatively efficient use of the block of land as a farming unit, however

ir may be argued that with continued growth in the Te Anau basin it is impofant to look at areas

which are best suited to the expansion of the urban area. Tlris block located on the fringes of the

existing Te Anau township and featuring good access routes, landscaping opportunities and being a

sigrrificant area of land able to contain alarge number of residential dwellings, even at low density, is

a prime area of land to cater for future expansion of the township. Given that the proposed plan

change will allow agricultural activities to continue until such time as new residential sections are

required the Buchanan Block may continue to operate as a sound economic farming unit.

Subsection (c) requires the nraintenance and enhancement of amenity values. As discussed in

previous sections there will be some effect on visual amenity, particularly for vehicles travelling on

State Highway 94. Horvever several rnitigation measures have been put iu place, including provision

of a Scenic Plotection Area fronting the State Highway which is intended to be landscaped and

planted out to provide an avenue style entrance to Te Anau, rules limiting site coverage and heights of

buildings and design controls, many of which will be contained within a protective covenant

document. ln addition tlie natural terracing of the site will prevent much of the site from being visible

from the State High$,ay whilst still providing lake vieu's to residents.

Subsection (f) requires the rnaintenance and enhancement of the quality of the environment' Under

Interconrinental Hotel t, Ilellington RC (Brookers Resource Management, pl-280) this required that

the qualities which made the site unique and special were not lost by the development' It can be

considerecl that the provision of a large Scenic Protection Area and the potential for the development

of other reserye land during rnore intensive development will enhance the current qualities of the site'

It is not considered that the proposed plan change is contrary to the objectives of Subsection f'

h is not considered that the proposed plan change is contrary to any ofthe other provisions of Section

7 of the Resource Management Act 1991. Issues of kaitiakitanga/stewardship will be able to be

assessed in more detail following consultation with runanga and community groups.
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Section 8 Treaty of Waitangi

Section 8 states " In achieving the purpose of this Act, all person, exercising functions and powers

under it, in relation to managing the use, developrnent, and protection of natural and physical

resources, shall take into account the principles of the Treaty of Waitangi."

It is nol considered that any part of this plan change proposal is contrary to the provisions of the

Treaty of Waitangi. This may be more fully investigated following consultation with Runanga' lt is

also recognised that Lake Te Anau is subject to a statutory acklowledgement under the Ngai Tahu

claims Settlement Act 1998.

SectÍon 74 Regional Policy Statement

The proposecl plan change is not inconsistent with the Southland Regional Policy Statement.
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CONSISTENCY \MITH SOUTI-ILAND DISTRICT PLAN

The following objectives taken from the Southland District Plan have been identified as warranting

discussion in regards to the consistency of the proposed plan change with the District Plan'

Objectit,e TRAN.l

Objective TRAN.2

Objectile TRAN.3

Objective SUB.l

Objective SUB.2

The development will access the District transportation route at the intersection of State Highway 94

and Sandy Brown Road. This provides imrnediate access to the maitr road to Te Anau iü both an

easterly and westerly direction and also to the nofthern side of Tc Anau and the Milford Road via

Sandy Brown Road. A fèw hundled metres down State Highway 94 is tl-re intersection with State

Highway 95 which provides access to Manapouri and the Southern Scenic Route' The proposal to

constmct a round-a-bout, as levels of development require, at the intersection of Sandy Brown Road,

State Highr¡/ay 94 and the subject site will improve traffic safety at this intersection and will also

allow for the potential upgrade of Sandy Brown Road to state highway status in the future' The

prelirninary transportation provisions contained within this plan change are therefore consistent with

the objectives of the District Plan.

To mitigate the ucltcrse elþcts o/'tand use actit'ities on the l)istt'icl's

tt'ansportatî on sys tenl

To ctchieve uppropriute public safety levels

To ensure the elficient.flow of people ancl goocls along the Districl's

fi'ansportation routes

To aclopl aflexibte approach lo urbut and rural subdi'¡'ision

To achicve a tlensity oJ'developnrent ancl landscape appearance vthich vcu'ies

t hroughout the Districl

The proposed plan change prornotes an area which can cater for a wide variety of allotment sizes

provided site coverage rules can be complied with. The site overall promotes a low density of

development and allows provision for arças to be set aside as reserve land or to be utilised as

recreational reselve.
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Objective FIN.2
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To ensure that subditision antl developntent rt)itlÌin the Dislrict contribute

eqttitctbly þ rhe existing infruslructttres in proportiotl to the elJëct crcIled on

that infi'uslructure

To ensure thal v,here appropriole, and to the extqtt thlt an adverse ef.fèct Ìs

created, sttbdivisiott and dcvelopmenl make adequ1te provisiott .þr tlte

recreotional needs r.tf the inhabitants of the Dislrict and .fbr the prolection,

plunting or replunting of any lree or other vegetatíon or the protection'

restoreli()t1 or enhattcenlenl of any nqturql or physical resout'ce'

It has been established in earlier sections that the developer will be required to pay all costs associated

with connecting the larger development to infrastructure in the Te Anau area. tn addition headworks

contributiols are able to be levied by Council as each allotment is connected to services. As

previously stated the plan change proposes large area of land to be set aside along the State Highway

as Scenic Protection Area, which will be landscaped and planted out to provide a pleasing strip of

reserve land at the eastern entrance to the greater Te Anau township. tn addition the Council in

approving the Master Developmenr Plan has discretion over landscaping and provision of reserve land

within the development.

Objective AME.I To avoicl or ilritigate the aclt,erse effects that actitities have on lhe anrcttitie'ç

of the District, ctntl lhe qtnlity oJ' the environment pruticularly on

n e ighho urin g ¡tro¡t erl i e s.

Potential loss of visual alnenity has been identihed as the largest potential adverse effect on amenity

in the Te Anau area. The provision of the Scenic Protection Area along with restrictive rules

governing height and site coverage, in addition to the requirelnent for protective covenants will

largely mitigate against the adve¡se effects on visual amenity and will serve to enhance the eastern

entrance way to Te Anau. It is not considered that there will be any other significant affect on

amenity caused by the proposed plan change.

Objective UkB.l To monage lhe detelopntenl o.f the urban are¿t in order îo:

a) provide o fr-antev,ork which enables people ond comntuttities to

providefor their socicil, econontic and cullural well-being, and their

health and safety, while

h) ntairttcining and'ta,here possible enhancing the environnrental quality

rtf ¡tartiailar environntenls wiÍhin the urban area, and
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c) oloicl renrc(l)' or miligale any adverse qffects on the natural and

physical resources ofthe Ltrban Resource Areq

Objective URB.2 To encotu"age tu.han consoliclalion lo minimise the spatial extent of the eflëcl

oJ-m'bun aclitilies.

The subject site of this proposed plan change is located on the fringe of the Te Anau Urban Sub Area

to both the north and the west and can be considered to be a natural path for the growth and

development of Te Anau. Other options would see urban development on either the Southem Scsnic

Route towards Manapouri or along tlie Milford Road, neither of which can be considered as having

lesser effects than the proposed development of the Buchanan Block. Development within the site is

proposed to be low density but is controlled by site coverage standards rather than minimum allotment

areas. This provides for a variety of land use options. In addition the plan change allows and even

encourages the provision of recreational reserve. The Scenic Protection Area located along the

frontage of State Highway 94 will enhance the altenity of both the developrnent on the site and the

eastern entranceway to'l'e Anau. It is not considered that there will be any adverse cffect on the

economic, social and cultural well-being of the community. The addition of potentially upwards of

ó00 new residential dwellings, should the site be developed to its maximutn potential' will add to the

econornic well being of the business cornmunity. It is anticipated that the site will contain

recreational facilities that may be utilised by the ggeater community'

Evaluation under Section 32(3)

Section 32(3) of the Resource Managernent Act 199 I requires that any evaluation undertaken to

satisfy this section shall exalnine whether the objective of the proposed plan change is the most

appropriate way to achieve the purpose of the Act, and to what extent the methods proposed meet this

objective.

Objective l: to enable developmenl which incorporates residential activity, visitor

accolnmodation, small-scale commercial activities and outdoor recreation with appropriate regard for

landscape and visual amenity values, servicing and public access issues.

The purpose of the Resource Management Act 1991 is stated as "to promoted the sustctinable

msnctgement of ncrtural ancl physical resources." Sustainable management is then defined as
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"nrcnagitlg the use, developntent, ond prolection oJ natural and physical resources in a way, or qt a

rute, which enables people and conffinnlities lo proticle for lheir social, economic, and ailtural v'ell

beùtg andJ'or their hectlth snd saJèqt v,l1¡ls -

(a)

(b)

(c)

sttstaining the potenlictl o.f rtuntral cmd lthysical resotu'ces (excluding minerals) to meet lhe

r e u s o n u b ly J'ore s e eabl e n e eds oJ--fit t u r e gen eru t i o n s an d ;

safegtcu'ding the tife sttpporting cupctcity of air, u,aler, soil, and ecosystems; and

st oiding, remedying ot' ntitigating any aeh,erse efJÞcls of activities on the environment. "

The stated objective of the proposed plan change meets the purpose of the Act as set out above. The

proposa.l will:

meet the reasonably foreseeable needs for future generations, - in this case projected

growth in Te Anau and the need to promote the area as a tourist destination and eutrance

to F'iordland National Pa¡k

Safeguard the life-supporting capacity of ail, water, soil and ecosystems through the

servicing provisions and through preservation or creation ofareas ofscenic reserve

Adverse effects on the envirounent are adequately mitigated againsl.

Evaluation under Section 3(4)

Section 32(4) ofthe Resource Management Act 1991 requires that any evaluation of a proposed plan

charrge shall assess the anticipated benefits and costs of the proposal and any associated risks. The

benehts and costs of rezoning the Buchanan Block to Te Anau Residential B Sub Area are addressed

below:

Benefits:

- An identified dernand for nerv areas ofresidential land is addressed

- The proposal complies with the objectives of the Southland District Plan, particularly in

regards to urban development ancl subdivision

- The increase of residents into the Te Anau area will benefit the existing cornmunity and

businesses through increased participation in community events and greater customer

throughput.

- secluded site, not visible frorn Lake Te Anau or town
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Only large tract of land, close to the town, which is not divided by a road or roading

network and is able to cater for large scale recreation activities.

There will also be a direct benefit to local business during the on-going construction

process as the development progresses

The subject site is a logical extension of the Te Anau township and complements the

extension to the urban area proposed by Southland District Council

Thc construction of the proposed round-a-bout at the intersection of State Highway 94

and Sandy Brown Road will increase traffic safety and allow for potential expansion of

the State Highway roading network in the area.

The application site, in terms of shape, size and geueral topography is suitable for

supporting the establishment of residential and/or light comrnercialactivity.

The proposal in general promotes the sustainable management of natural and physical

resources, in accordance with Resource Management Act 1991 .

Costs

A productive area of rural land will potentially be lost

There will be sotne adverse effects on visual amenity in the area

Possible fiagnentation of the comrnercial activities in the township

Alternatives

Alternative l: Do Nothing

This would mean rnaintaining the Plains Rural Resource Area provisions. This option would not

contribute to meeting the recognised demand for residential property currently being experienced in

the Te Anau Basin area. The site woulcl continue to operate at its current capacity as a farming unit.

The size of the site would allow some subdivision of the property into large rural residential blocks.

However this developtnent would be ad hoc and would not be subject to the design controls or access

arrangements proposed within this plan change.

The adverse effects resulting from the proposed residential rezoning, such as loss of existing visual

arnenity and the efTects ofconstruction processes rvill be avoided.

Benelils Least costly option
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Land may stay as viable farming unit

No adverse impacts on visual amenity or infrastructure

Land available to cope with identified growth in the Te Anau Basin will be

unavailable

The potential of the application site will not be achieved. Instead subdivision

may progress on an ad hoc basis without regard to good plaming practice and

cohesive design

Would not allow for the preparation of an overall growth and development

strategy for the Te Anau township.

Alternative 2: Consider a different location fbr rezoning

The most likely areas which could be considered for rezoning are either along tlie Milford Road or

along the Southern Scenic Roule towards Manapouri. Both of these areas can be considered to have

considerably higher adverse effects associated with development as urban areas given the large

amount of tourist trafflrc along these routes and the locality of the lake in relation to potential

clevelopment sites. The expansion of the urban area to this site also allows other land which can be

considered to require less amenity/environmental protection to be developed as comtnercial and/or

industrial land.

Benefits ond Costs

Each alternative location would have its own set of benefits and costs and as there is no specific

knowledge of these sites it would be difficult to make such an assessment against this particular site'

ln general however it is likely that any other area for natural expansion of the township would require

development along either the Southern Scenic Route towards Manapouri or along the Milford Road,

both of which can be assumed to have greater adverse effects on visual amenity as argued above.

Alternative 3: Consider higher intensity development

It would be possible to create a higher density development on the site with minimum allotment sizes

of apploximately 400rn2 but the proposed rules have been specifically designed to promote a low

density residential subdivision which will not cause significant adverse eff-ects on the surroundilg

environment. This private plan change is being prepared in conjunction with the Council plan

changes for Te Anau which will identify new areas to be zoned Urban, it is expected that these areas

will cater for high density development.
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BeneJils would allow far greater numbers of residential development within a

compact area

Associated benefits for business within Te Anau

Costs Effects on infrastructure and visual amenity would be far greater

Stnnnwty of Costs and Benefits

ln sumnrary it is considered that the benefits of progressing with the proposed plan change will out-

weigh the costs. There will be some effect on visual amenity and on infrastructural services il the

area. However these costs are easily out-weighed by the long tenn benefits to the Te Anau

community of having a large area available for low density residential activity which is well

con¡ected to the township and outlying areas by good transportation routes. The ability to carry out

light commercial activities and/or recreational activities which may be utilised by tourists or residents

will provide a good resource for the township.

Overall it is considered that the benefits and costs of the proposed plan change will outweigh the

alternative options which may be available to the Council to deal with growth and development in Te

Anau.

I nsufficient lnformation

The Resource Management Act 1991 requires that Council evaluate the risk of acting or not acting if

there is uncertain or insufficient information. There is no reason for no1 acting on the basis of

insufficielrt int'ormation. Retaining the existing zoning will continue to implement many of the

objectives and policies of the District Plan in terms of Plains Rural Sub Area outcomes. However,

given the information provided, the objectives and policies of the District Plan in relation t<; urban

growth initiatives or outcomes, then the proposed change to the Southland District Plan is consistent

with those outcomes.

Conclusion to Section 32 Analysis
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Based on the assessment undertaken, it is considered that the proposed rezoning and associated,

objective, policies and rules achieve the objectives of the Southland District Plan and the purpose of

the Resource Management Act 1991 and is the most appropriate means availableto the Council in

exercising its functions and duties under the Act.
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OBJECTIVES, POLICIES, RULES FOR TE ANAU RESIDENTIAL B SUB AREA

Objective l: To enable development incorporating residential activities, visitor accommodation,

small-scale conlmercial activities and outdoor recreation - with appropriate regard for landscape and

visual amenity values, servicing and public access issues.

Policies:

To ensure an adequate level of sewage disposal, water supply and refuse disposal services are

provided which do not impact on water or other environmental values on or off the site.

To require the external appearance. bulk and location of buildiugs to have regard to the

landscape values ofthe site.

3. To require developrnent to be located to ensure the compatibility of activities and to mitigate

the impact on neighbouring activities, the road network and landscape values.

4. To ensure that subdivision, development and ancillary activities on the Buchanan Block have

suitable regard to landscape values,

5. To ensure that residential and/or commercial developrnent is not readily visible from the State

Highway.

Methods

The objectives and associated policies rvill be implemcnted through a number of metliods including:

(i) District Plan

- Rules assigned to avoid, remedy or mitigate the effects of use and development of land

(ii) Other methods

- Development Controls, and design Guidelines in respect of buildings and landscaping

- Covenant Docurnent

Anticipated Environmental Results

a) Preservation of open space and rural amenity

b) Exclusion or mitigation of activities which cause adverse environmental effects through the

use of perfonnance standards

c) Ensuring traffic safety on local roads and State Highway 94'

d) A development which conplements the rural lakes environment of the Te Anau Basin.
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