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1.0

;|

1.2

1.3

1.4

1.5

1.6

INTRODUCTION

My name is Garry John Blay. | hold a Master of Environmental Policy from Lincoln
University. | am employed as a Resource Management Planner by the Waimakariri

District Council.
| have visited the site, and am familiar with the surrounding environment.

This evidence relates to Private Plan Change P026 (Rural to Residential 2 Zone)
and should be read in conjunction with the attached recommendations on

submissions (Appendix 10).

In this evidence | have assessed P026 from a Resource Management Act 1991
(RMA) perspective. This evidence is my professional opinion and the Panel may not

reach the same conclusion having considered all the evidence brought before it.

| have read the Code of Conduct for Expert Witnesses and have prepared my
evidence in accordance with the Code and agree to abide by it. | confirm that my
evidence is within my area of expertise except where stated otherwise. | have not
omitted to consider material facts known to me that alter or detract from the opinions

| express in this statement of evidence.

In this evidence | cover the following:
o Identify the key issues;
° Set out the background, including a description of the request, the site, and
the statutory process followed;
o Assess the request against the relevant requirements of:
o the Resource Management Act 1991 (RMA);
o the Land Use Recovery Plan;
o the Canterbury Regional Policy Statement;
o other relevant planning documents and processes; and

o the Waimakariri District Plan.

e Outline servicing, roading, reserve and landscape issues:
° Address issues raised in submissions received; and
o Provide a conclusion and recommendation.
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2.0

2.1

2.2

2.3

2.4

3.0

3.1

3.2

3.3

SUMMARY OF ISSUES

There are no water or sewer servicing issues of note, with the only potential issue
relating to the single point of water supply to the area reducing the resilience of the
water supply. This issue will be resolved should the area to the east of the site be

developed, at which time a second water supply point will become available.

There are no traffic or pedestrian safety or movement issues, and greenspace areas
are appropriately provided and located. However, additional linkages in several

identified areas would improve connectivity and permeability.

Stormwater management areas within the ODP area are generally appropriate.
However, flood water displacement to the north-east and south-west in a 0.5% AEP

Ashley River breakout event requires mitigation.

The request for a 1.8 metre high fence as a permitted activity along the interface
between the request area and Lehmans Road/the rural area to the west will

potentially result in a significant adverse visual effect.

BACKGROUND

Westpark Rangiora Limited lodged a request for a private plan change under the
First Schedule of the Resource Management Act 1991 (RMA)

The request, known as P026, seeks to rezone the following lots from Rural to

Residential 2:

Address Legal description
198 Lehmans Road Pt RS 1175
100 Oxford Road Pt RS 1175

The rezoning covers an area of approximately 15 hectares located to the west of the

Rangiora township, fronting onto Oxford Road and Lehmans Road.

The applicants are proposing to re-zone land from Rural to Residential 2 in
accordance with an Outline Development Plan (ODP) (Appendix 8) and changes to
relevant District Plan Maps (Appendix 9). The ODP will guide future development of
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3.4

4.0

4.1

4.2

4.3

4.4

5.0

5.1

the site and requires sufficient detail to show all major infrastructure requirements,

stormwater management areas, reserves, roading, and zone boundaries.

The requested District Plan amendments include a zone change and addition of an
Outline Development Plan to reflect this, amendment of Policy 17.1.1.4, amendment
of several existing rules, and addition of several new rules. However, P026
essentially adopts the existing Residential 2 Zone framework with some minor

amendments relevant to the particular site covered.

STATUTORY PROCESS

The request was assessed in accordance with the requirements of the First
Schedule of the Resource Management Act 1991. Further information was sought
from the applicant under Clause 23 of Schedule 1 of the RMA. Following receipt of

this information, notification of the request was made.

Notification occurred on 17 January 2015 with the submission period closing on 16
February 2015. Forty submissions were received, 36 within the submission period,
and 4 after the submission period closed. The late submissions were received soon
after the close of submissions and before notification for further submissions, and

were accepted pursuant to section 37 of the Act.
A public notice inviting further submissions in support of, or opposition to, the
submissions received was advertised on 14 March 2015, with the further submission

period closing on 27 March 2015. No further submissions were received.

A summary of submissions and recommendations on submissions and further

submissions is attached as Appendix 10.

DESCRIPTION OF SITE

The topography of the site is flat with very minor undulations and a general fall to
the south-east, although there is an overland stormwater/floodwater flow path
located across the southern portion of the site, approximately aligned with the
boundary of the two lots, which is indicated by an obvious depression within the

Council’s Lidar and flood modelling results.
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5.3

5.4

5.9

5.6

6.0

6.1

6.2

7.0

7.1

Current land use includes two dwellings, a retail shop selling produce, and paddocks

for grazing of stock.

To the east of the site is an area zoned Residential 2 and subject to an Outline
Development Plan, and an area of Rural Zone land (Brick Kiln Lane) consisting of

developed lots ranging in area from around 0.2ha to 2.2ha.

Vegetation within the site is mainly pasture grasses with some exotic shelter and
amenity plantings and larger specimen trees, mainly along internal
fencelines/boundaries and along the Oxford Road boundary where there are a
number of large English Oak and EIm Trees. The Oak and Elm trees have been
assessed by an arborist employed by the Council as being of significance in

contributing to enhancement of the overall amenity of the surrounding area.

A stock water race cuts through the southern part of the site, connecting into the
drainage system alongside Oxford Road to the east of the site, and from there into
the Northbrook Stream.

There are no other physical features of significance within the site, and no landscape

features of significance.

EXISTING ZONING AND PLANNING HISTORY

The area is currently Rural Zone and has been identified as a greenfield priority area

in the Land Use Recovery Plan and the Regional Policy Statement.

Council records do not indicate that the site has been subject to any planning related

applications relevant to this proposal.

STATUTORY CONTEXT

Once the application for a private plan change has been accepted by the Council
under Clause 25(2)(b), Part 1 of the First Schedule applies. After considering the
request, the Council may decline, approve or approve with modifications the

request. Section 74(1) requires assessment of the request against the:

o Council's functions under section 31;
o The Council’s duty under section 32; and
° The provisions of Part 2.
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7.2

7.21

7.2.2

8.0

8.1

8.2

8.2.1

Sections 74 and 75

Section 74(2) requires the Council to have regard to any Proposed Regional Policy
Statement, any Proposed Regional Plan, and any relevant management plans or
strategies prepared under other Acts. In this case | consider the following are
relevant:

o Land Use Recovery Plan;

) Canterbury Regional Land Transport Strategy 2012-42;

o Waimakariri District Walking and Cycling Strategy;

. Waimakariri District Council LTP;

o West Rangiora Structure Plan; and

° Proposed Land and Water Regional Plan.

In addition to the above, sections 75(1), 75(3) and 75(4) require the District Plan,
and therefore the request, to state objectives, policies and rules, require those
provisions to give effect to any (operative) Regional Policy Statement (RPS), and to
not be inconsistent with certain other regional plans with regard to those matters
specified in section 30(1) (being the functions of Regional Councils). In this case |

consider the following are relevant;

° Waimakariri District Plan;
o Regional Policy Statement; and
° Natural Resources Regional Plan.

PART 2 AND SECTION 32 OF THE ACT

Part 2 of the Act is overarching and the detailed considerations/assessments under
other sections are subject to it. The Panel must be able to conclude that the request
will promote the sustainable management of natural and physical resources in an

efficient and effective way.

Section 5

The purpose of the Resource Management Act 1991 is to “promote the sustainable
management of natural and physical resources.” Sustainable management is

defined under the Act as:
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‘Managing the use, development and protection of natural and physical resources in
a way or at a rate, which enables people and communities to provide for their social,

economic and cultural wellbeing and for their health and safety while —

a) Sustaining the potential of natural and physical resources (excluding

minerals) to meet the reasonably foreseeable needs of future generations;

and
b) Safeguarding the life supporting capacity of air, water, soil, and ecosystems;
and
c) Avoiding, remedying or mitigating any adverse effects of activities on the
environment.”
822 The operative Waimakariri District Plan was developed under the RMA and currently

gives effect to the purpose of the Act. The Council is required to ensure that all
proposed changes to the Plan will also result in outcomes that will achieve the

purpose of the Act.

8.2.3 The request seeks to add an additional area to which the existing Residential 2
District Plan provisions apply through the wider application of that zone. The request
adopts the existing Objectives and Policies (except for one minor amendment)
relating to the Residential 2 Zone, and | consider the change resulting in the wider
application of the zone will not, in itself, result in the District Plan becoming
inconsistent with the purpose of the Act. However, | consider the displacement of
floodwater in a 0.5% AEP Ashley River breakout event resulting in increased
flooding to the north-east and south-west will not provide for the health and safety of

people and will not avoid or mitigate the adverse effects of the request.

8.3 Section 6 — Matters of national importance

B.3.1 Section 6 sets out a number of matters to be recognised and provided for.

8.3.2 | consider that none of these matters are of relevance to this request.

8.4 Section 7 — Other matters

8.4.1 Section 7 of the Act sets out a number of matters which must be had particular

regard to. Of these | consider the following are relevant:

(b) The efficient use and development of natural and physical resources:
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8.4.2

8.5

8.5.1

8.5.2

(c) The maintenance and enhancement of amenity values:

() Maintenance and enhancement of the quality of the environment:

(g) any finite characteristics of natural and physical resources.

I consider the request will align with the outcomes sought by b, ¢ and g but will not

maintain the quality of the environment for the following reasons:

a)

b)

The area is able to be linked to existing sewer and water infrastructure which
in turn is either able to accommodate the additional loadings, or be
upgraded to accommodate it. Access to the site is also available from
existing roads, and makes provision for linkage to proposed road linkages
set out in the West Rangiora Structure Plan. The application also includes
provision for comprehensive residential development which recognises and
provides for efficient use of the land resource and recognises the finite
characteristic of that resource.

The area has been identified as a priority greenfield area under the Land
Use Recovery Plan, and will provide for residential growth within a logical
boundary. The amenity of the site, once developed, will be consistent with
the amenity of the Rangiora township, while the amenity of the Rural Zone to
the west will also be maintained.

The area to which this application applies is adjacent to the existing
Residential 2 Zones, and contains provisions which will enable the existing
quality of environment of that zone to be largely maintained. However, the
quality of the Residential 4A and 2 Zone to the north, and the Rural Zone to
the south-west will not be maintained due to increased flooding in large
scale events. In that regard, | consider re-zoning of the request area to

Residential 2 is also not an efficient use of the site.

Section 8 — Treaty of Waitangi

Section 8 of the RMA requires the Council to take into account the principles of the

Treaty of Waitangi. | consider this has no particular relevance to this proposal given

the area is not within a silent file area and does not contain any identified

archaeological sites.

However, Section 74(2A)(a) of the RMA requires the Council to take into account

any relevant planning document recognised by an Iwi Authority and lodged with the

Council. | have considered Mahaanui Iwi Management Plan and in my opinion there
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8.6

8.6.1

8.6.2

8.6.3

8.6.4

8.6.5

8.6.6

is nothing that raises issues of inconsistency. | am not aware of any other relevant

documents.

Section 32 — Consideration of appropriateness

Section 32 of the Act requires the Council to evaluate the proposed change and
decide the extent to which each objective is necessary and the most appropriate
way to achieve the purpose of the Act, and, whether having regard to their efficiency
and effectiveness, the Policies, Rules, or other methods are the most appropriate for

achieving the objectives of the Plan.

The requirements for an evaluation in Section 32(1) are recognised as the threshold

tests for a plan change. These require that:

a) Each objective must be the most appropriate way to achieve the purpose of
the Act; and

b) All policies, rules and methods are, with regard to their efficiency and

effectiveness, the most appropriate for achieving the objectives.

The threshold tests reflect the top down, hierarchical structure of plans. My
understanding is that the test of “most appropriate” is indistinguishable from “better”.

In the present case, the Plan Change does not change any objectives but does seek
to make a minor amendment to Policy 17.1.1.4 to include reference to the Lehmans
Road, West Rangiora Outline Development Plan (the ODP). Given this very minor
change | consider the outcomes sought by the policy are not affected and therefore

that the policy remains appropriate for achieving the objective.

It therefore follows that the Section 32 evaluation in this case is limited to the second
threshold test. This involves a consideration of whether the amended policy, and
new zone and the proposed rules are the most efficient and effective, and therefore
the most appropriate, means to achieve the relevant objectives, and subsequently

the purpose of the Act.

The relevant Objective is 18.1.1, which seeks management of natural and physical

resources that recognises and provides for:
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8.6.7

9.0

9.1

o Changes in the environment of an area as a result of land use development

and subdivision;

° Changes in the resource management expectations the community holds for
the area;
o The actual and potential effects of subdivision, use and development.

The relevant policies are 18.1.1.1 and 18.1.1.3, which require assessment of how
natural and physical resources impacted on by the proposal will be managed in a
sustainable and integrated way while avoiding, remedying or mitigating adverse
effects on the resources and the community, and whether and how the proposed
extension of the zone will avoid, remedy or mitigate effects from existing activities
adjoining or near the site. With regard to the matters set out in the Objective and
Policies, the character and amenity of the site will change as a result of development
to be consistent with the Residential 2 Zone proposed, however, that change has
been foreshadowed by the process of identification of priority greenfield areas under
the Land Use Recovery Plan, and can therefore be regarded as a change expected
and endorsed by the community. The proposal also includes provision for a number
of mechanisms to ensure the sustainable and integrated management of the site
and area, while | consider there are no activities adjoining or near to the site which
generate effects requiring avoidance or mitigation. However, there is an issue
relating to displacement of floodwater in a 0.5% AEP Ashley River breakout event,
as set out in Mr Simpson'’s evidence (Appendix 1), which results in increased flood
water depths to the north-east and south-west of the request area. | therefore
consider the request will not avoid or mitigate the effect of flooding and therefore will
not achieve the outcomes sought by Policy 18.1.1.1(c) (avoid or mitigate natural

hazards).

Taken overall, | therefore consider the proposed changes will achieve most of the
outcomes sought by the Objective in an effective and efficient manner, but that the
actual effects of development of the request area, as applied for, will not be
appropriately recognised or provided for. | therefore consider that the request is not
the most appropriate way to achieve the purpose of the Act.

THE RELEVANT POLICY FRAMEWORK

The Waimakariri District Plan sits within a wider framework of both statutory and
non-statutory policy documents. | have previously set out the documents | consider

relevant, and the weight to be given to them under the Act.
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9.2

9.2.1

9.2.2

9.2.3

9.2.4

CANTERBURY REGIONAL POLICY STATEMENT

In my opinion, Chapters 5, 6, 7 and 11 of this document require consideration with
respect to this request. The applicant has assessed the Objectives and Policies of
Chapters 5 and 6 and | accept the conclusions of that assessment, although | would
note that the introduction to Chapter 5 states that Objectives and Policies within this
chapter referred to as relating to the ‘wider region’ are not relevant to Greater
Christchurch. Therefore, within Chapter 5 only Objective 5.2.1 (Location, design
and function of development), and Policy 5.3.7 (Strategic land transport network

and arterial roads) are relevant to this request.

Chapter 7 (Fresh water) is concerned with water quality and quantity. Policy 7.3.7
requires adverse effects of changes in land use, including urban expansion, to be
avoided, remedied or mitigated. In this case a stormwater management area along
with stormwater flow paths have been identified on the ODP to provide a catchment
management system, the details of which will be determined at the time of
subdivision. Initial design work has determined that discharges from the site can be
retained to not exceed pre-development levels through both utilisation of ground
soakage and retention of flows. The same system will also provide treatment of any
discharges. Stormwater discharge consent has been obtained from Environment
Canterbury (CRC152112).

Chapter 11 (Natural Hazards) is concerned with avoiding or mitigating the impacts of
natural hazards, including flooding and liquefaction. In particular, effects from
methods used to manage natural hazards are to be avoided (11.2.2, 11.3.7), as is
inappropriate development in high hazard areas (11.3.1), and development in areas
subject to inundation, unless appropriate mitigation measures are put in place
(11.3.2). High hazard is defined as inundation where the water depth (metres) x
velocity (metres per second) is greater than or equal to 1, or where depths are
greater than 1 metre in a 0.2% AEP flood event. Areas subject to inundation are
defined as areas subject to inundation in a 0.5% AEP flood event.

| consider the request is consistent with most of the outcomes sought in this chapter
with regard to avoidance of area subject to inundation, with site subject to
channelised overland flows of a low hazard (100 — 300mm depth) in a 0.5% AEP
localised flood event. However, in a 0.5% AEP Ashley River breakout event, the site

is subject to more extensive flooding. The application proposes two methods to deal
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9.2.5

9.3

9.3.1

9.4

9.4.1

9.5

9.5.1

9.5.2

with this — a bund along the south edge of the transmission line reserve area, and a
swale along the western site boundary. However, these two features result in
diversion of the floodwaters to the north-east and south-west, resulting in increased
flood water depths in these areas. Therefore | consider the request will not achieve

the outcomes sought by Objective 11.2.2 and Policy 11.3.7.

With regard to earthquake related hazards, the site has been subject to a
geotechnical investigation which has concluded the land has a low susceptibility to
liguefaction and meets the requirement of Section 106 of the RMA. The Council’s
engineers have reviewed the geotechnical information and have raised no concerns

about its validity, and | accept its findings.

REGIONAL POLICY STATEMENT CONCLUSION

The request will, in my opinion, result in outcomes that are largely consistent with
the outcomes sought in the relevant Objectives and Policies of the RPS, the
exception being those in Chapter 11 (Natural hazards) due to displacement of

floodwater.

Land Use Recovery Plan

This plan sets out a recovery strategy for the greater Christchurch Area, and sets
out a number of actions to achieve this. This includes the identification of priority
areas for re-zoning for future residential use. The area covered by this request is
identified as a greenfield priority in this plan, and is shown on Map A in Chapter 6 of
the Regional Policy Statement.

National Policy Statement on Electricity Transmission

This national policy statement sets out the objective and policies to enable the
management of the effects of the electricity transmission network under the

Resource Management Act 1991.

The NPSET contains 14 policies providing a framework for the ongoing efficient
operation of transmission infrastructure. Of particular relevance to this plan change
are Policies 2, 10 and 11 (Appendix 6). These policies require decision makers to
recognise and provide for the effective operation, maintenance, upgrading and

development of the transmission network, and that these requirements are not
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compromised by reverse sensitivity effects. The key mechanism for achieving the

desired outcomes is providing appropriate buffer corridors.

9.5.3 In this case the transmission lines are located in the north-western corner of the
ODP area, and a buffer has been provided, although it is not clear whether the
south-eastern buffer meets the required minimum of 12 metres and the lines are not
identified to enable this. However, | consider the proposal generally meets the
requirements of the NPSET and with some additional detail information from the

applicant this could be confirmed.

10. OTHER RELEVANT PLANS
10.1 In accordance with Section 74(2) of the Act this assessment must have regard to

any proposed regional plan, and any other relevant management plans or strategies
prepared under other Acts. | consider the following documents are relevant and
regard must be had to them. My understanding is that to have regard to requires a

material consideration, but does not mean that they should be determinative.

10.2 Relevant plans for consideration under section 74(2) are:
o West Rangiora Structure Plan;
° Mahaanui lwi Management Plan;

° Canterbury Regional Land Transport Strategy 2012-42;
° Waimakariri District Walking and Cycling Strategy;
° Waimakariri District Council LTP

10.3 West Rangiora Structure Plan

10.3.1 The objective of the West Rangiora Structure Plan is set out as being to:

o Facilitate and manage growth and development;
° Guide and inform development proposals;
° Address relevant development issues; and
° Determine key infrastructure requirements.

The structure plan represents the Council’s preference for the location and servicing
of urban growth, following consultation with landowners, stakeholders and members

of the community.

10.3.2 Key issues identified as relevant to West Rangiora and addressed in the Structure

Plan relate to:
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10.3.3

10.3.4

10.4

10.4.1

10.5

10.5.1

10.5.2

10.5.3

o Transport network;

o Surface water;

° Constraints;

o Open space;

° Reticulated services;

° Community facilities; and
° Overall layout

The Structure Plan document acknowledges that further design and refinement
through District Plan Changes and subdivision processes will be required, such as
the size and shape of stormwater ponds, reserves, aesthetic design details and the
exact alignment of collector roads. It is therefore not intended to be a blueprint for
development without flexibility, and the opportunity to embrace differing or improved

alternatives is retained.

The Outline Development Plan proposed with this application reflects the Structure
Plan and provides the infrastructure and linkages required in the locations indicated.
Therefore | consider the intent of the Structure Plan is met and the proposal is

consistent with the outcomes sought.

Mahaanui Iwi Management Plan

This plan has a range of policies relating relevantly to water quality and quantity
management. The outcomes sought relate to ensuring water quality and quantity is
maintained or improved to provide ongoing support of aquatic life. The applicant

has assessed this plan and | accept that assessment.

Canterbury Regional Land Transport Strateqy 2012-42

The vision of this document is that Canterbury has an accessible, affordable,

integrated, safe, resilient and sustainable transport system.

While there are a number of objectives, | consider the only one to be particularly
relevant to this request is to:

° Ensure an integrated transport system;

Key relevant results are listed as:

° Reduced greenhouse emissions from use of the domestic transport system;
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o Improved land use and transport integration;

° Improved personal safety;
° Improved health from increase in time spent travelling by active means;
10.5.4 I consider the request will integrate with the existing roading system, develop an

area close to, and integrated with, the Rangiora township and existing roads, will
provide a safe road layout and linkages to existing roads, and its location will allow
people to utilise active transport to access Rangiora if they desire, although some

relatively minor additional linkages could improve outcomes.

10.6 Waimakariri District Walking and Cycling Strategy

10.6.1 The stated objectives of the Waimakariri District Walking and Cycling Strategy are to

achieve:

° An increase in the number of people who choose to walk and cycle as a

means of travel and/or for recreation;

o An increase in the frequency with which people will choose to walk and
cycle;
o A walking and cycling environment that is friendly, safe and accessible.

10.6.2 Furthermore the Strategy relevantly states:

Designing for walking and cycling should not be secondary to designing for motor
vehicles. Safe walking and cycling friendly environments should be based on the

following:

o Walking and cycling should be considered at every level of planning and

engineering processes and take account of national guidelines available.

° Land use planning should facilitate the ease of travelling by bicycle or on
foot.
° A range of traffic measures, including traffic reduction, speed limit

enforcement, driver education, reallocation of road space and expansion of

facilities should be implemented.

o Provide walking and cycling networks with linkages in both rural and urban

areas.
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10.6.3

10.7

10.7.1

11.0

1.4

° Cater for the diverse needs of people who choose to walk and cycle.

| consider both the location and internal design of the request area will support
walking and/or cycling. There are safe and direct linkages for both walking and
cycling into Rangiora, and also within the request area utilising reserves and roads,
although this could be enhanced by the addition of linkages to the north reserve,
from the north-eastern and south-eastern cul-de-sac heads, and to the Brick Kiln
Lane area. Mr Read and Mr Brown have expressed these views in their evidence

(Appendices 4 and 5).

LTP

The Waimakariri District's Long Term Plan 2015 - 2025 was prepared with
community consultation, and is the primary document through which the community
expresses its views with regard to the future direction and development of the
District. The community has identified a list of outcomes which are then used by the
Council to develop appropriate policy. The outcomes considered to be of the
highest priority generally relate to the provision of efficient and affordable servicing
and facilities. With regard to this, the utility related evidence attached to this report
concludes the request area can be serviced affordably and efficiently by making use

of both new and existing infrastructure (Appendices 2 and 3).

WAIMAKARIRI DISTRICT PLAN

The Objectives and Policies of this Plan | consider relevant to this assessment are
contained in Chapter 18 and in particular Policies 18.1.1.1 and 18.1.1.3. Policy
18.1.1.1 ties back to other relevant Policies within the Plan, while Policy 18.1.1.3 is

concerned with addressing adverse effects of nearby activities.

The relevant objectives and policies of the District Plan seek an outcome that will
ensure appropriate servicing, access, internal and external connectivity, avoidance
or mitigation of adverse effects relating to stormwater and flooding, and

maintenance or enhancement of amenity, character and environmental quality.

As a general comment, this request is located within an area identified as a priority
greenfield development area in the Canterbury Regional Policy Statement. As such
a large amount of assessment has already been completed, and an area wide

Structure Plan has been developed to ensure development in the wider area

DDS-06-05-01-26-04 / 150626103020 Page 18 Planning Officers Report RCP026



achieves the above outcomes. Given this previous body of work, and that the
request largely adopts the contents of the Structure Plan, | consider the request
meets the outcomes sought by the Objectives and Policies of the Plan with regard to
the matters above. | therefore consider there is little to be gained from an extensive
assessment of the request against all of the relevant Objectives and Policies, which

the applicant has done in any event, and which | generally accept.

11.5 However, | have addressed below some points that | consider warrant further
specific consideration. These relate to flooding, stormwater management, linkage
with Rangiora, treatment of the interface along Lehmans Road and servicing. With

regards to these matters:

e An appropriate level of flood protection is being provided for by a requirement for
a minimum finished floor level for dwellings. | consider a greater level of
protection can be obtained through imposition of a minimum finished ground
level which will ensure the area is free from inundation in a 0.5% AEP localised
or Ashley River breakout flood event. A rule has been proposed to achieve this.

e Stormwater from within the request area can be managed within the site, and in
the case of large events which overflow the internal infrastructure, discharges
from the site can be managed to appropriately mitigate effects downstream.
However, stormwater modelling also indicates a displacement of floodwaters in
larger events (Ashley River breakout 0.5% AEP) to the north-east and south-
west of the ODP area. The Council’'s 3 Waters Manager has considered this
issue and concluded that the addition of an overland flow path from the area
under the transmission lines to the north-south spine road/stormwater channel,
and also from the end of the south-eastern cul-de-sac head to the stormwater
swale alongside the spine road, may provide appropriate mitigation by allowing
floodwater that would otherwise be diverted around the site to travel through the
site utilising the stormwater management infrastructure thereby maintaining
similarity to the pre-development situation. This needs to be confirmed by
additional modelling taking these features into account.

e The West Rangiora Structure Plan identifies a 10 metre wide recreation reserve
along the eastern side of Lehmans Road incorporating tree space, a
cycleway/walkway and grassed area. This reserve is shown on the ODP,
although no width is specified. However, detailed plans showing typical cross
sections of Lehmans Road indicate a 5 metre wide recreation reserve
incorporating a 2.5 metre wide path and 2.5 metre wide landscaping/grassed

area. The exact width and requirements for footpaths and landscaping is a detail
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for the subdivision stage, however, | would note at this stage, as have Mr Read
and Mr Brown, that if 5 metres is to be the finished width of this reserve area
careful consideration will need to be given to design to ensure all functional
requirements can be met, and that all likely uses can be accommodated.

e The rules package proposed provides for a fence up to 1.8 metres in height
along the Lehmans Road boundary, but offers not design standards or other
restrictions to ensure visual amenity is of a high standard. A fence of this height
and length (approximately 800m) has the potential to result in a harshly defined
boundary between the proposed Residential 2 Zone and the Rural
Zone/lLehmans Road boundary, and a subsequent adverse visual amenity effect.
The applicant considers a fence of 1.8 metres is required to provide an
appropriate amenity for residents occupying lots along the Lehmans Road
frontage given the future potential for high volumes of traffic along this road.
While | agree with this aspect, | consider it is important to ensure the visual
impact of any such fence is mitigated appropriately. In response to a request for
further information, the applicant provided a plan illustrating sample fencing and
landscaping treatments, which provide some assurance that appropriate
mitigation is possible. However, as noted in Mr Read’s evidence there is a
balance to be reached with landscaping to ensure on-going maintenance costs
are not excessive. | consider the details of the fence and landscaping treatment
are most appropriately dealt with at the time of subdivision, however the rules as
proposed do not provide the opportunity for specific assessment at that time.
This could be addressed by deleting point b of proposed new Rule 31.1.1.44 and
the amendment to existing Rule 31.1.2.4. Non-compliance with this permitted
standard would then default to a discretionary activity (31.3.1).

11.6 District Plan Conclusion

11.6.1 | consider the request is largely consistent with outcomes sought by the Objectives
and Policies of the District Plan. In particular | consider the request will:

e maintain amenity values, environmental quality and character of Rangiora
and will generally be able to provide an appropriate outcome with regard to
the interface between the surrounding rural area and the residential area;

o generally provide appropriate internal road layout and linkages to the
existing road infrastructure with direct access into the central area of
Rangiora by various transport modes, although some improvements could
be made;

° provide appropriate internal stormwater management and servicing; and
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° provide for avoidance of inundation of dwellings in a 0.5% AEP flood event,
although this could be better achieved by an additional rule requiring ground
levels to be finished to a height which will avoid inundation in a 0.5% AEP

flood event.

11.6.2 However, | consider there are inconsistencies with the outcomes sought with regard
to the following matters:
o the request will not appropriately avoid or mitigate the displacement flooding
hazard outside the ODP area and is therefore contrary to the outcomes
sought in this regard in Chapter 8;
o the permitted status of a 1.8m high fence along the entire Lehmans Road

frontage does not ensure an appropriate visual amenity along this frontage.

Taken overall this leads me to the conclusion that the request will not result in an

appropriate use of the site.

12. AMENDMENTS TO THE DISTRICT PLAN SINCE NOTIFICATION OF THIS
REQUEST
12.1 Action 4 of the Land Use Recovery Plan became operative on 23 February 2015

and introduced new provisions allowing comprehensive residential development
within the Residential 1, 2 and 6 Zones. A number of design criteria are required to

be met when comprehensive residential developments are proposed.

12.2 The key point to consider in relation to this request is that the comprehensive
development provisions apply without restriction throughout the Residential 1, 2 and
6 Zones, and will therefore apply to the request area. It would therefore seem
illogical to provide for comprehensive development in the request area by another

mechanism, as requested.

13.0 SERVICING

131 Engineering and servicing evidence is attached as Appendices 1 to 5. Following is a

brief analysis of the conclusions reached in these assessments.

13.2 Stormwater (Appendix 1)

o The site is potentially at risk of flooding from three sources:
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= Breakout from the Ashley River;
= The upstream rural catchment;
= From within the site.

o The on-site ground conditions are considered to be suitable for the
stormwater management system design.

o Only flooding impacting the site has been addressed in the application.
Floodwater modelling indicates displacement of floodwaters in an Ashley
River 0.5% AEP breakout event affecting areas to the north-east and south-
west of the request area. Provision of overland flow paths in the north of the
ODP and from the south-east cul-de-sac head may mitigate this, although
confirmation of this is required through additional modelling.

13.3 Wastewater (Appendix 2)

° The request area can be satisfactorily provided with reticulated sewer by

connection to the existing sewer reticulation to the east of the ODP area.

13.4 Water (Appendix 3)
° There are no significant impediments to providing water services to the ODP
area.
o There will be a reduced level of resilience for the water supply until land to

the east of the ODP area is developed and an additional main supply
becomes available. While not ideal, this is acceptable.

° Levels of service for fire-fighting will be met, however, due to the single main
supply down Oxford Road there is the potential for no water to be available
until a second water main becomes available for connection should the

single main be out of service.

13.5 Reserves (Appendix 4)

° The green linkages shown on the ODP are generally supported, however, an
additional green linkage to the local purpose reserve to the north of the ODP
area under the transmission lines would provide benefits for accessibility and
connectivity, as would linkages from the northern and southern cul-de-sac,

and a linkage to the east in the area of the cul-de-sac access road.
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o Should additional area be required to provide an appropriate separation from
the transmission lines to meet NZECP requirements, a strip of up to 4 metres
width could be added to the local purpose reserve.

° Neighbourhood park requirements will be met by provisions on the land to
the east (see Map 168) and there is no necessity to provide a
neighbourhood park within this ODP.

13.6 Roading (Appendix 5)
o A generally functional road layout is provided:;

° Intersection separation distances will not result in traffic safety issues with

urban road speed limits.

e A connection is required east to the Brick Kiln Lane area to ensure future
connectivity.
° A pedestrian access from the north-east cul-de-sac head to the collector

road would increase connectivity.

Mr Brown also notes several matters that will need to be addressed at detailed
subdivision design and implementation stages to ensure ongoing traffic safety and
an efficient transport network is provided. However, | consider there is no need to
address these matters at this plan change stage as the matters for control relevant
to the subdivision process will allow conditions to be imposed to ensure appropriate

outcomes are achieved.

13.7 Servicing Conclusion

13.7.1 Having read and considered the above evidence | am of the opinion that the area
covered by the request can be appropriately serviced for water and wastewater, the
roading layout and pedestrian and greenspace areas are generally suitable, and the
internal stormwater management areas are appropriate. However, | consider there
would be benefits to future connectivity by provision of a road linkage to the Brick
Kiln Lane area and pedestrian linkages to the northern reserve area under the
transmission lines and between the north-eastern cul-de-sac head, and potentially
benefits to stormwater management from additional stormwater flow paths in the

north and from the south-east cul-de-sac head.
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14.0

14.1

14.2

14.3

14.4

SUBMISSIONS

In assessing a proposed private plan change a Local Authority may, under Clause
10 of Schedule 1 of the Resource Management Act 1991, include any consequential
alterations arising out of submissions and any other relevant matters it considered

relating to matters raised in submissions

A total of 40 submissions were received and the issues raised are addressed below.
This section should be read in conjunction with the recommended decisions on

submissions included with this evidence (Appendix 11).

Effects on the operation and development of Rangiora airfield

The concerns of submitters appear to relate mainly to reverse sensitivity relating to
noise of aircraft operation, and the safety aspect of residential development
becoming closer to the airfield. With regard to the first issue, noise from operation of
aircraft during, or immediately before or after flight is excluded from the meaning of
excessive noise (8326 RMA), and therefore this aspect of airfield operation cannot
be taken into account when considering reverse sensitivity effects. | consider noise
from maintenance of aircraft on the ground is very unlikely to exceed permitted
limits due to the distance between the two activities (I understand the applicant is
providing expert evidence on this). With regard to safety, the area covered by this
application is located some distance to the south of the airfield and | understand is
not directly on any flight path either after take-off or on approach. Certainly there
appears to remain adequate rural area to the west of Lehmans Road and between
the application site and the airfield for emergency landings by small aircraft. The
ongoing development of the airfield is also a concern raised, however | am not
aware of any information relating to the extent or nature of that development and
therefore no conclusions can be drawn at this stage, although again | would
consider the separation distance to be sufficient to mitigate the effects of any

realistic development.

Gives effect to the Canterbury Regional Policy Statement and other relevant
planning documents

| have previously discussed compliance with the relevant planning documents and
agree that the proposal is generally consistent with the outcomes sought in these

documents, except as noted.
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14.5 Consistency with Part Il of the Resource management Act 1991
| have assessed the request against sections 5 to 8 of the RMA and concluded that

it will be consistent with the outcomes sought.

14.6 Effect on stormwater/floodwater flows
| have highlighted the flood displacement issue relating to a 0.5% AEP breakout
event from the Ashley River. The Council’s 3 Waters Manager has suggested some
changes to the stormwater management system which may mitigate this off-site
displacement. With regard to the internal stormwater management system, he has
concluded that the system is generally suitable and will contain and manage typical
stormwater flows. The closing of the water race and diversion around the ODP area
to Oxford Road, along with contouring/channelling of the site will ensure floodwater

flows are diverted from the existing overland flow path and water race.

14.7 Effect on traffic movement/safety
A traffic impact assessment has been provided as part of the application, and has
been assessed by Mr Brown on behalf of the Council. The conclusion of that
assessment is that there are no significant traffic movement or safety issues, and
that the data used in that assessment is largely appropriate and relevant. The
location of the north-south spine road has been through assessment during other
strategic planning processes when developing the west Rangiora Structure Plan
and no issues were, or are, foreseen. The internal roading layout is also considered
appropriate, and is consistent with the structure plan requirements in relation to
providing linkage with neighbouring lots and access onto Lehmans Road. However,
no linkage is provided to the area serviced by Brick Kiln Lane, and it is

recommended that this linkage be provided to future proof connectivity in this area.

14.8 Internal and external connectivity
The underlying sentiment with these submissions appears to be providing
appropriate linkages internally and to the east and north for both pedestrians and
vehicles. The Council's evidence (Mr Read and Mr Brown) in this regard has
concluded that generally the greenspace linkages will be adequate, but that an
additional pedestrian/cycle linkages would provide benefits and future proofing.
Similarly an additional road linkage to the east would provide for better linkages in

the future if the Brick Kiln Lane area was developed to residential standards.
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14.9 Status of Lehmans Road
Amendment of the status of Lehmans Road is not included as part of this
application. However, the changing of the status of this road to ‘collector’ has been

proposed in Council documents.

14.10 Location of road under transmission lines
The location of a road corridor under the transmission lines is consistent with the
structure plan for this area and is considered an appropriate use of the land. The
depiction of the road corridor on the plan does not indicate that the road will be
constructed should the application for zone change be approved and subdivision

consent is granted.

14.11 General adverse effects
The character and amenity outcome, should the change in zone be approved,
would undoubtedly be quite different to that which currently exists on the site.
However, this is a consequence of the zone change and would be appropriate for
the zone proposed, and similar to that which already exists in the existing
Residential 2 Zone within Rangiora. The overall urban design of Rangiora from
development of this site has previously been addressed through other processes to
identify priority greenfield areas and | accept this. An urban-rural interface would still
exist, it would simply shift from its current position to one further west, although the
design of the Lehmans Road fence will require careful consideration to avoid an

adverse visual effect.

14.12 Lack of public recreational space
There are no recreation reserves shown on the Structure Plan, although there is a
pedestrian/cycleway linkage through to a reserve in the ODP to the east (DP Map
168). Mr Read has assessed the application and concluded that there is no need for
recreational space within the ODP area as provision of such space in other nearby

areas meets Council service levels.

14.13 Amount and Location of high density development
There is a submission from Westpark Rangiora Ltd to withdraw the applied for
comprehensive residential provisions and areas shown on the ODP and instead
adopt the comprehensive residential development provisions inserted into the
District Plan via Action 4 of the LURP. | agree with this approach and have
recommended it be adopted in the decision. If this recommendation is adopted by
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the Commissioners, the ODP will no longer show specific areas available for
comprehensive development, but if it is not | consider the CRD areas are
appropriately located on the ODP, the limitation to 35 lots is appropriate, and any
adverse effects on neighbouring lots from the CRD will be appropriately assessed

at the time of application.

14.14 Effect on existing infrastructure
Required infrastructure will need to be installed or upgraded as required to service

the site should subdivision as proposed occur.

14.15 Location of local purpose reserve adjacent to Oxford Road
The issue raised here relates to the width of the reserve impacting on two existing
garages located 6 metres from the road boundary. However, the width of the
reserve is 5 metres and would not appear to impact on these buildings. Additionally,
Mr Read has concluded that, while the location and function of the reserve is
appropriate, the 5 metre width of the reserve is only just adequate to serve its

intended function. | therefore consider the reserve should remain as proposed.

14.16 Finished ground levels
Requiring a pre-determined finished ground level will ensure residential sites at a
level that will be free from inundation in a 0.5% AEP flood event. | consider this is

sound planning practise that will provide for an appropriate level of flood avoidance.

14.17 Comprehensive Residential Development provisions
Action 4 of the Land Use Recovery Plan requires the Council to change or vary the
objectives, policies and methods of the District Plan to the extent necessary to
identify appropriate sites within the existing urban area for intensified residential and
mixed use development and enable comprehensive development of these sites.
This requirement has been given effect to and is now operative and there are a
number of Objectives, Policies and rules providing a framework for comprehensive
residential development. In my opinion it is therefore logical to extend these
provisions to this application, and | consider it would provide for a better outcome

than that available through the approach proposed in the application.
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14.18 Effect on transmission lines

Extend reserve to the south (approx. 4m) or provide no build line 12m from
centreline.

The intention is to provide adequate separation between structures which may
impact on, or be impacted on by the transmission lines. In my opinion the preferable
way to achieve this would be to ensure the reserve boundary is at 12 metres from
the centreline of the conductors of the ISL-KIK A line, rather than through a building
line restriction which would require a set of rules and for which resource consent
could be applied for to breach. The Council's Parks and Recreation Unit Manager is

agreeable to this solution.

Compliance with NZECP

Compliance with the NZECP is mandatory, and | understand and consider ensuring
the reserve provides a 12 metre buffer between the lines and any developable
areas will ensure compliance with the NZECP as far as this can be done in this
process. In my opinion, ensuring the reserve provides for the 12 metre separation is
by far the most simple and effective management tool. | consider any additional
awareness of the requirements of the NZECP is better encapsulated at the time of
subdivision through such methods as consent notices on the titles of lots adjacent

to the lines.

Show location of transmission lines

The lines can be shown on the ODP and | recommend this change to the ODP

should the request be approved.

NPSET
The NPSET has been given consideration in the assessment above, the conclusion

of which is that outcomes sought within this document can be achieved.

15. CONCLUSION AND RECOMMENDATIONS

15.1 With regard fo Section 32(1)(b) | consider the request will generally provide an
efficient and effective outcome, and will mostly achieve the outcomes sought by the
relevant plans — the exception being those relating to natural hazard management
and visual amenity along Lehmans Road. The diversion of floodwaters to the north-
east and south-west of the plan change area in large scale events results in a
potentially significant adverse effect and therefore, overall, | consider the plan

change is not appropriate and will not achieve the purpose of the Resource
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Management Act 1991. There are also benefits to be gained from additional roading
and/or pedestrian linkages and ensuring appropriate design treatments to the fence

along Lehmans Road.

15.2 With regard to these outstanding issues | consider it is possible to put in place
appropriate features to mitigate flood diversion, to increase connectivity, and to
ensure appropriate design of the Lehmans Road fence. This would require:

° amendment of the ODP to show an overland flow path from the north and
from the south-eastern cul-de-sac head along with accompanying revised
modelling confirming remediation of the diversion issue, provision for road
linkage to the Brick Kiln Lane area (aligning with the east-west road
accessing the eastern cul-de-sacs);

o provision for pedestrian linkages to the transmission line reserve (utilising
the same area as the overland stormwater flow path) and from the northern

and southern cul-de-sac heads to the collector road and the spine road

respectively;
° removal of the permitted status and exemption for the 1.8 metre Lehmans
Road fence.
182 Should the Panel be of a mind to approve the request, | have included a schedule of

recommended changes to the District Plan in Appendix 11.
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