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Introduction

1. My name is Ken Gimblett. I am a Director and Senior Resource Management Planner
with the environmental consultancy firm Boffa Miskell Limited based in the firm's
Christchurch office.

2. I hold the qualification of Bachelor of Regional Planning {(Hons) and I am a member of
the New Zealand Planning Institute. I have 20 years experience in planning and
resource management, gained both In New Zealand and the UK. As a consultant I have
provided advice an a broad range of developments and resource management issues to
a range of clients, a number involving presenting evidence before Councils and the
Environment Court. I have extensive experience of assisting with, and advising on, plan
preparation under the Resource Management Act 1991 (RMA).

3. I have had significant involvement with undertaking environmental effects assessment
and preparing consent applications in respect of Meridian Energy Limited’s (Merldian’s)
Project Aqua proposal and the North Bank Tunnel concepts in the lower Waitaki
Catchment. I have also advised Meridian in respect of various proposals to take and
use water for irrigation in the Upper Waitaki and Mackenzie Basin, and in respect of the
company’s own hydro-electricity generation assets in that same area. Through this
work in particular I have developed a comprehensive understanding of Meridian’s
electricity generation operations and am familiar with the operations of the energy
industry generally in New Zealand.

4, In 2008 Boffa Miskell were asked to assist Meridian with preparing submissions and
later, further submissions, to Proposed Plan Change 13 (Rural Zone — Mackenzie Basin)
(PPC13) to the Mackenzie District Plan. I am authorised to present this evidence on
behalf of Meridian.

5. I confirm that I have read, and in giving this evidence agree to comply with, the Code of
Conduct for Expert Witnesses (Consolidated Practice Note July 2006).

Scope of the evidence

6. This evidence Is in support of Meridian‘s submission® and further submissions to PPC13.
Meridian’s submissions are supportive in part, and oppase in part, the provisions of
PPC13.

7. Meridian‘s submissions describe in detall the reasons underlying those aspects of PPC13

that are supported and opposed, and those reasons have also been summarised in legal
submissions by Ms Somervllle. I therefore need not repeat those. Meridian continues
to seek the amendments sought to the provisions of PPC13 as described in Meridian’s
submissions (which were shown in tracked changes to the notified version of PPC13). I
have attached to this evidence Annexure A, which sets out the changes sought by

! Note Merldian’s submisslon was lodged in two parts - the first dated 10 April 2008, the second dated 11
April 2008.
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10.

11,

12,

Meridian, as tracked changes to the version of PPC13 amended consistent with the
recommendations in the Officer Report (being Attachment C to the Officer Report).

In essence, the matters of concern within Meridian’s submissions fall under five key
areas. They are:

a) The widespread implications of the PPC13 for a/f forms of development,
notwithstanding the intention of the changed provisions to be focused on
controlling the adverse effects arising principally from sporadic residential
subdivision and residential development in the Mackenzie Basin.

b) Failure to adequately recognise the importance of the Waitaki Hydro-Electricity
Power Scheme (HEPS) and associated infrastructure present within the Basin.

c) Protecting that HEPS resource from adverse effects, {including reverse sensitivity
effects) and the likely impact and constraint arising as a consequence on
Meridian’s continued operations.

d) Interpretative uncertainty regarding key terminology in applying and
understanding PPC13.

e) Opposing requests for any greater protection of lakeside areas, surfaces and their
margins, the night sky, etc within the Basin, insofar as those requests fail to
appropriately recognise the importance of the Waitaki HEPS present within the
District. Similarly, opposing requests by various submitters for greater
development opportunity in and around areas such as Twizel and Manuka Terrace,
Lake Ohau, for the same reasons (acknowledging the deferment of considering
submissions in relation to the Twizel area).

My evidence addresses these key issues in turn. Throughout my evidence I comment
on various matters raised in the Coundll’s 5.42A report and recommendations prepared
by Ms Harte, and I note that in a number of areas Ms Harte has recommended adopting
the relief sought by Meridian either in full or in part.

Rather than detail all specific changes sought by Meridian in respect of the proposed
plan provisions and amendments in the body of my evidence, I have set those out
following the order and sequence of PPC13 in Annexure A.

Implications for g|l forms of development

The first point at issue concerns the consequence of PPC13 beyond the intended focus
on avoiding the adverse effects of sporadic residential subdivision and managing
pressure for residential development. That focus is clearly evident in the background
report prepared by G Densem? (the ‘Densem Report’), the Plan Change itself and the
accompanying Section 32 Report (5.32 Report).

The Densem Report considers various housing scenarios refating to rural lifestyle
subdivision; hut settlements; towns and township development; and housing and
development on farms and runs. In considering development pressures in the context

2 “The Mackenzie Basin Landscape. Character & Capabilities” Graham Densem, 2007.
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of the Basin’s landscape values, development is described by Densem principally in
terms of subdivision and residential building, and also in respect of typical farm
development,

13. From that background arises the basic premise underlying PPC13 that residential
development in the Basin should largely adhere to current landuse patterns; subdivision
and housing development being controlled to concentrate around a nodal form of
development based an current towns and clusters of building usually associated with
homesteads. In principal, that approach is supported by Meridian. The purpose
statement for PPC13 indicates that such nodes presently ‘fit’ with the landscape, would
be relatively inconspicuous, and limited in number so as to not adversely affect the
overall spacious character of the area.

14. The aspect opposed by Meridian is the much broader focus of parts of PPC13 to
encompass all development. It is evident to Meridian that not only is it unnecessary in
realising the objectives to promote all development to occur within identified or
approved building nodes, it is unrealistic to do so; hydro-electricity generation and
transmission infrastructure being an obvious example.

15. In my opinion, PPC13 has not taken sufficient account of the needs of some forms of
development (e.g. utilities) to, of necessity, be located beyond building nodes or even
jdentified landscape sub-areas containing them. Nor has any {and certainly not
adequate) account been taken of the relationship between the landscape values sought
to be protected and nationally important infrastructure that already forms an integral
part of that landscape. This point will be reinferced throughout my evidence in
discussing the interconnections between the various provisions the subject of PPC13.

16. I acknowledge the Council Officer, Ms Harte, has recommended “Issue 7 - Landscape
Values” be amended to include recognition of the presence of existing established
activities which have national importance, and that the balancing of the need for
essential infrastructure with protecting particular landscape values will be a resource
management issue for the District. I support that amendment, and I appreciate that Ms
Harte has sought to better reflect that in suggesting other amendments elsewhere, but
as I will explain, I consider that in some areas still further modification is necessary if
the plan provisions are to enable the appropriate balance to be made.

17. In princlple therefore I support Meridian‘s request for clarity as to what is meant by
‘building node’ or ‘node’ in the context of the plan provisions and to acknowledge that
activities such as utilities (certainly HEPS related infrastructure) ought not be required
to locate gnly within such nodes or the landscape sub-areas containing them. I accept
the reasoning by Ms Harte that it may not be necessary to do so by way of adding a
specific definition of either term?, and sufficient clarity can be achieved through the
various descriptions, explanations and rules contained throughout the plan. However,
in recognition of the background investigation to PPC13 and the associated 5.32
analysis, I believe clarifying explanation of what is anticipated to occur within such
nodes should seek to reflect a more speclfic focus on residential subdivision and

£ Page 36, Officer Report
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18.

19,

20.

21,

22,

development, perhaps also extending to domestic related bulldings/structures on farms
and other like forms of accommedation occurring in the rural area,

A key point in my view is that the background analysis to PPC13 has not considered the
costs and benefits of on-going use, maintenance and potential expansion of HEP
infrastructure in the context of managing the Basin landscape and in devising a nodal
approach to address the adverse landscape effects of sporadic residential subdivision
and/or residential or other domestlc/homestead related development.

Related to this issue, I also support Meridian’s request to continue to be abie to
undertake regular maintenance and upgrade work on their existing assets to ensure the
on-going operation of the Waitaki HEPS. Much of this work is presently a permitted
activity under Schedule A in Section 7 of the District Plan. In my view, retaining this
ability and making that explicit is both consistent with promoting sustainable resource
management and the intended focus of PPC13. 1 believe that is also a position shared
by Ms Harte.

Noting the Interrelationship of varlous other aspects of PPC13, Meridian’s submission
points further reflect this same issue and offer suggestions for improved clarification of
the scope or application of the changed plan provisions. Relevant in this regard is the
wording of policies relating to non-residential buildings being directed to establishing
only within identified or approved building nodes*, restriction over subdivision for non-
residentlal purposes®, and applying design and appearance controls to all buildings . In
my opinion insufficient regard has been had in developing the wording of several of the
policies to the need for some development activity to occur outside of identified nodes,
for limited subdivision to be able to occur without adverse effect on landscape values,
and for design flexibllity for some utility structures (and possibly others) to be
constrained by locational and operational requirements.

Lastly on this issue, I support the request by Meridian that current exceptiens in the
District Plan for utilities and precedent provisions for utilities rules to prevail over other
rules should not be removed by virtue of PPC13. The background to PPC13 would
suggest that was not the Council’s intention; however ambiguity in some provisions
leaves this open to interpretation.

Adequate recognition of HEP activity and associated infrastructure

The second matter at issue relates to the extent of recognition given to the significance
of activities and infrastructure associated with the Waitaki HEPS under the proposed
provisions. Meridian’s submission makes repeated reference to various aspects of
PPC13 in seeking greater recognition of both the presence and importance of this
activity within the Mackenzie Basin.

4 Proposed Policy 31 - Farm and Non-residential Bulldings.

2 Proposed Policy 3L - Subdivision.

& Proposed Policy 3N — Design and Appearance of Bulldings.
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23.

24,

25.

26.

An important emphasis of PPC13, and proposed Objective 3A in particular, is the
protection of outstanding natural landscapes and features from inappropriate
subdivision, use and development, consistent with section 6(b) of the RMA. It seems
logical therefore that this objective draws a close connection with sectlon 6{(b) in terms
of what these particular features are to be protected from {i.e. inappropriate
subdivision, use and development) thus avoiding any misconception that the objective
can only be satisfied and protection achieved by the avoidance of all development. The
Officer’s recommendation in this regard is consistent with the relief sought to that effect
by Meridian for the wording of this key objective.

In my opinlon it is appropriate that the explanation of proposed Objective 3A explicitly
recognises the existence of the Waitaki HEPS within the local environment, itself
provlding significant national benefits. Although seen as unnecessary by the Council
Officer, I believe the explanation of the objective (and associated policies) should offer
greater guidance on how “inappropriate subdivision, use and development” is to be
interpreted in the Mackenzie context, and that interpretation should, in my view,
acknowledge the presence of significant HEP and transmission related infrastructure
within the landscape, and its importance. There is an opportunity under the objective
to recognise not only the significant physical presence of hydro-electricity generation
infrastructure locally, but also of how its operation (e.g. lake margin draw-down)
contributes to the landscape characteristic of the Basin.

As I will reiterate later, I have some significant reservations about the second bullet
point statement in the Explanation and Reasons for Objective 3A which states there is
to be an overriding regard to had for wider visual and landscape considerations
(seemingly above all other Part 2 RMA considerations}. Given the extent of the
s.32 analysis, I believe this could only be contemplated in respect of
residential/farming type development, and even then I question whether that could
be justified in the context of such a broad and variable landscape.

Building on that, I also support Meridian’s request for specific policy reference under
this objective recognising the value and role of HEPS and transmission infrastructure
and operations in the District and nationally. Such policy recognition and provision for
that utility Infrastructure need not override endeavours to protect outstanding natural
landscapes and features from the effects of inappropriate subdivision, use or
development, but instead assist in providing guidance in the interpretation of what may
or may not be ‘appropriate’ (in effects terms) on the values associated with outstanding
natural landscapes and features present within the area. Such recognition is also
consistent with recent amendments to section 7 of the RMA7, the New Zealand Energy
Strategy® (NZES) and the National Policy Statement on Electricity Transmission?. It's

7 Section 7 (i) and ().

8 Nationa direction on energy matters is contained in the New Zealand Energy Strategy (NZES). That Slralegy was

recently revised, but continues to include targets far renewable energy in keeping wilh the earlier Strategy, lhe New

Zealand Energy Stralegy to 2050 — Fowering Our Future (2007). The government has set a target for 0% of electricity to

be generated from renewable sources by 2025, wilh the govemment's detailed policies and actions on energy efficiency

and renewables set out in the New Zealand Energy Efficiency and Conservation Strategy (NZEECS).
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hard to conceive of other district contexts in New Zealand where the interrelationships
between HEPS infrastructure and operations have greater relevance in terms of the
landscape than it does for the Mackenzie District.

27. I note the Council Officer does not support adding a specific policy to this effect,
suggesting that it would be unnecessary given the recognition already given to these
utilities under Rural Objective 15. I don’t share that view and consider the relief
suggested by Meridian better reflects the need for ‘balance’ as set out in the {amended)
Issue 7 described earlier. Nor do I consider the proposed policy to be “confusing
because it cannot be easily applied to other forms of development” as stated by the
Officer'?.

28.  For simllar reasons, the Officer recommends rejecting Meridian’s request to have a new
policy added following Policy 3B, recognising and providing for the use and development
of renewable energy generation and associated operations. The Officer considers that
PPC13 is not the right forum for that to be dealt with''. Again, I find this hard to accept
glven the significance of the infrastructure concerned, both nationally and within the
context of the Mackenzie Basin landscape. Notwithstanding Rural Objective 15, I
support such specific recognition being included within those provisions of the Plan
dealing with significant and important landscape values, and believe that approach to be
consistent with the particular regard to be had to the matters contained In s.7(j) of the
Act,

29.  Meridian has raised similar concerns with proposed Policy 3D where the intent of the
policy is not explicit. The s.32 Report and policy Explanations and Reasons describe the
particular concerns regarding effects on the environment as being in relation to rural
lifestyle subdivision, domestication and more intensive forms of farming or farm
development. Consistent again with that focus, I support Meridian’s request to have the
policy directed at limiting the effects of bullding, earthworks and tracks associated with
those particular activities.

30. Itisinevitable that the types of works that Meridian is required to undertake, including
within outstanding natural landscapes, will necessitate utilities-related buildings,
earthworks and related development, and not all adverse effects of that type of work
and development can always be avoided (nor is it always appropriate to). In my
opinion the policy could be improved by including some such recognition and also
reflecting the principal activities from which adverse impacts of buildings and
earthworks are likely to be most prevalent. The Officer’s recommendation to limit the
policy to “residential” buildings, appropriately in my view, achieves that end.

¥ National Policy Statement on Electricity Transmission 2008 (March).
15 Page 11, Officer Report

1 Page 12, Officer Report
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31.

32.

33.

34,

Meridian also made submissions in respect of Policy 3F seeking that reference in the
policy to “built development” be replaced with a more focused reference to “further
subdivision and residential buildings”. While Mr Densem at page 25 of his Technical
Report L1 sees that as weakening the policy and therefore he is not supportive of the
change, the Council Officer has recommended that change be made, along with the
additional reference in the policy wording to *domestication”. I concur with the Officer’s
vlew, and consider that amendment is more consistent with the Explanation and
Reasons accompanying the policy, and with Meridian‘s position of seeking to ensure
adequate recognition of HEPS activity and related infrastructure,

Protecting the HEPS resource from adverse effects and potential for
constraints over HEP operations

The third area of concern is the potential for adverse effects arising from activities in
close proximity to the Waitaki HEPS and transmission infrastructure, including the
potential for reverse sensitivity effects. Such effects have the potential to constrain or
even preclude Meridian’s continued operations in the Mackenzie Basin.

Proposed Policy 3C addresses avoiding the adverse effects of sporadic development and
subdivision, vet the adverse effects of concern listed within the associated Explanations
and Reasons do not include reference to reverse sensitivity effects, which are of
particular concern to Meridian. In my view, the potential for such effects, particularly
arising from residential subdivision and development, is real and potentially quite
constraining of HEPS operations that are present and recognised to be of national
importance. Accordingly, and consistent with the Officer’s recommendations, I consider
reference to such effects to be an appropriate addition to those already Included in the
Explanations and Reasons for this policy.

Related to this is the potentlal for increased demand for water required in servicing
residential development to adversely impact on the availabillty of water for existing,
authorised users, and potentially also wider landscape values. While typically the focus
of regional authority controls, water quality impacts and stormwater management
aspects of development have some retevance locally in terms of integrated resource
managementu. These do not appear to have been significant considerations in the
Densem Report, even though recognition is given to the pressures of water allocation in
the District (para 7-1). Obviously at a small development scale this is much less likely
to be an issue, but cumulatively and with the potential for a significant Increase in
residential allotment numbers in some areas under PPC13, the corresponding volume of
water takes (in accordance with regional planning rules for reasonable domestic
purposes), for example, could also be significant. Again, I note this to be consistent
with the recommendations for Policy 3C in the Officer Report.

12 s per s.30(a) RMA.
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35,

36.

37.

38.

39.

Meridian therefore considers these too to be matters appropriately recognised as
potentlal adverse effects under proposed policies 3C, 3E, 3G, 3H, 3L and 3M in
partlcular, and matters for discretion/control under proposed rules 3.3 (Restricted
Activity - Buildings), 5.1 (Rural Residential - Manuka Terrace Zone), and in respect of
subdivision under Section 12 of the District Plan. I concur. Consistent with this theme,
similar recognition of reverse sensitivity effects could also be added to the Explanations
and Reasons for proposed policies 3C, 3E, 3G, and 3M; also in new policies suggested to
be added as per the Meridian submission; and again as a matter for control/discretion
to be exerclsed under proposed rules, as applicable.

Without the addition of these acknowiedgements in explaining various policies and
rules, I see some merit in Meridian’s suggestion for an additional standalone policy
concerning reverse sensitivity effects on the Waitaki HEPS and transmission
infrastructure and operations, as a consequence of new subdivision and residential
development. Inclusion of such a policy would duly recognise the value of these
important physical assets and is consistent with the general approach adopted in the
plan to providing some specific rule exemptions in recognition of the value and unique
nature of utility activities. The Officer has not supported the inclusion of such a palicy
and on reflection I too accept that it may be unnecessary to do so, but provided due
recognition is given to reverse sensitivity effects possibly arising from subdivision and
residential development under other provisions (including assessment matters) in the
way I have just described. I note the Officer's recommendations are not supportive of
such a widespread degree of recognition, and if that narrower approach were adopted, I
believe an additional specific policy addressing reverse sensitivity would be appropriate.

A key aspect of PPC13 that has relevance to this issue is the identification of
identified/approved landscape sub-areas, within which further residential nodes (of a
certain number) may be developed (shown on Appendix R). This identification has a
close link with proposed Palicy 3E limiting residential subdivision and housing, and I
believe interpretation of the policy would be improved if that were made more explicit.
This is supported by the Officer.

However, in my view, there are also various aspects of uncertainty concerning
interpretation of Appendix R and the suitability of several of the landscape sub-areas
identified on that plan for containing nodal development. Some such areas, as
identified in Meridian’s submission, are positioned in close proximity to existing
infrastructure and operations associated with the Waitaki HEPS, and adverse effects
(including issues of reverse sensitivity) could be reasonably expected to eventuate if
sensitive development (e.g. housing and associated infrastructure) were to occur ciose
by. Mr Connell and Mr Turner have addressed this particular matter in their evidence.

I also am unsure of the purpose of the area identlfied in purple on Attachment
3/Appendix R around Twizel as “area for lifestyle subdivision (no nodes)”. While the
Densem Report makes general reference to “rural lifestyle subdivisions” in the vicinity of
Twizel'*, how that might have been interpreted and applied under PPC13 is quite
unclear. I appreciate though that this is now a matter of relevance to the later
consideration of those submissions made in respect of the Twizel area.

3 pp.61-2.
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40.

41.

42.

43,

Closely linked with Appendix R and proposed Policy 3G* is the Council’s intention to
*approve” building nodes within the identified landscape sub-areas, subject to certain
qualifiers and considerations (1-22) as set out in the Explanations and Reasons for the
policy. While supportive of the nodal approach in principal, Merldian has sought
redefinition or deletion of some of these ‘landscape sub-areas’ within which nodes are to
be concentrated, and clarification of the relationship between the areas indicated on
Appendix R and those referred to as “identified nodes” under the proposed additional

definltions®®.

Meridian's submission references individual landscape sub-areas shown on Appendix R
For ease of identification (numbers M1-M8 are used, see Appendix 1 to Meridian’s
submission, reproduced as Annexure B), There are a number of issues raised by the
location of these landscape sub-areas.

Landscape sub-areas M1-M4

The indicated proximity of future nodes within landscape sub-areas bordering Lake
Pukaki (notwithstanding the 100m minimum setback distance under Rural Zone rule
3.1.1.F) potentially positions future development close to areas of lakeshore erosion that
is on-going and subject to continual management. In my opinion, this setback distance
may be insufficient to adequately avoid reverse sensitivity issues arising, and nor would
application of the various considerations listed under the pollcy necessarily guarantee
that same outcome. Accordingly, I consider the identification of landscape sub-areas
bordering Lake Pukaki (Meridian's M1-M4) ought to be redefined to provide for a greater
degree of separation (and certainty as to a minlmum separation) between essential
erosion control works regularly occurring along the lake edge and possible future
(nodal) development on land nearby.

Landscape sub-area M5

The identification of a landscape sub-area (Meridian’s M5} downstream of the Pukaki
High Dam and the emergency spillway for the associated Pukaki Canal is of particular
concern to Meridian. Operationally, development in this location could impose
significant constraint over the ability to effectively maintain, manage and operate the
dam and emergency spillway as authorised under the RMA, As Mr Turner has described
in more detail, Meridian requests that development in this location be restricted so as to
not encroach on an anticipated flood area, consistent with providing for the exercise of
Meridians maximum consented discharge from Lake Pukaki. Potentially exposing future
development to inundatlon and associated safety risk, and constraining operations in
the area indicated on the plan annexed to my evidence (Annexure C) is counter to
promoting sustainable management (particularly of the nationally important physical
resources represented by the Pukaki High Dam). I support Meridian’s request to have
this sub-area redefined on that basis.

b Noting the Councll Officer recommendation to effectively combine policies 3G and 3H, refer page 25,

Officer Report.

15 Page 12, Amendments Recommended by Officer Report
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44,

45,

46,

47,

Landscape sub-areas M6-M8

Similarly, three sub-areas are identified within close proximity of the Tekapo Canal
(Meridian’s M6-M8}. For similar reasons to those just described, and as detailed in
evidence by Mr Connell, the potential consequence of this proximity for Meridian’s
operations and the company’s continued ability to fulfil obligations under applicable
Guidelines and the Building Act, suggests sustainable management would not be
promoted by encouraging or allowing for additlonal nodal residential development in
such proximity. Although acknowledging detalled surveying has not been done to
precisely determine inundation areas, Mr Connell has suggested redefinition of sub-
areas M6 and M8, and prevention of any new nodal development within sub-area M7
entirely, given that so much of the area falls within the potential breach outflow area
from the Tekapo Canal. Recommended modification of these sub-areas is also shown in
Annexure C to my evidence.

Mr Densem in his report on submissions acknowledges that safety margins were not
specifically taken into account in drawing up the sub-areas'® and he states that he
“accepts” Meridian’s concerns. Mr Densem however concludes that amendment of the
four landscape sub-areas concerned is “probably not necessary”, as any associated
concern regarding HEPS operations could be addressed in determining the location of
any particular node within those sub-areas in the future. Nor does he support their
removal entirely.

As stated, Mr Connell has described, based on his expert view, how various landscape
sub-areas ought to be adjusted or deleted in order to avoid undue risk, to avoid
potentially costly infrastructure upgrade requirements and to enable Meridian to fully
exercise consents it holds (therefore realising the social, economic and cultural benefits
arising from the operation of those physical resources). In my opinion, with that
knowledge, it would be better practice to seek to avoid future nodes within those
susceptible areas now, rather than risk setting any pre-conception through the Plan that
such development in those locations would be found to be acceptable if a future
application were to be made.

It is not such a critical point but there remains some uncertainty and confusion, in my
view, as to what is meant by various references in the Densem Report and different
provisions of PPC13, particularly in relation to what is meant by terms such as ‘existing
homestead nodes’, ‘station nodes’ and ‘existing nodes’ (as per Densem) and ‘existing
nodes’, ‘identified building nodes’, ‘existing identified nodes’ and ‘new nodes’ (as per
PPC13). My understanding is that the homestead photographs referred to as ‘existing
nodes’ on the CD-Rom accompanying PPC13 constitute Attachment 4/Appendix S of the
plan change. If that is the case, it would be of considerable assistance to those
interpreting the provisions if there was greater clarity of the intended relationship
between PPC13 Appendix R and Appendix S, and consistency in use of terminoclogy and
symbols within and between the various documents.

16 Technical Report L1, para 144
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48.

49,

50.

=ily

52,

53.

PPC13 includes specific policy recognition of existing and potential development on
Manuka Terrace, at Lake Ohau (proposed Policy 3M). Meridlan operates existing
equipment in this location {e.g. tiltmeters, monitoring wells), the effectiveness of which
could be impeded due to the positioning of buildings, other structures or vegetation. As
already described in relation to other provisions of PPC13, I believe it would be
appropriate that specific recognition is made in the District Plan of the need to consider
this possible impact in seeking to avoid, remedy or mitigate potential adverse effects
associated with development within the Manuka Terrace Rural-Residential Zone.

Additionally, and I touched on it earlier for this zone, inclusion of effects on water
quality and stormwater management considerations is considered an appropriate
addition to the matters subject to Council’s control for controlled activities, and is
consistent with Meridian’s broader requests for such recognition elsewhere within the
District Plan. Both have the potential to adversely impact nearby HEPS operations and
infrastructure, and I note this too is consistent with the recommendations of the Council
Officer.

Lastly in relation to this issue, and again consistent with other amendments sought,
inclusion within the matters for consideration for contrelled activity subdivision should
be both reference to effects on existing HEPS infrastructure and operations, and an
existing lawful water users. In this regard I note Ms Harte has recommended only
reverse sensitivity and water quality matters for inclusion.

Interpretive uncertainty / need for clarification

Already evident in the various matters I have discussed regarding PPC13 is an apparent
need for improved consistency in the use of terminology and greater clarification to
assist correct interpretation for users and decision makers, Meridian’s submission notes
various instances where this is seen to be necessary and offers possible improvements
in the relief sought. I will not discuss them all, but they are set out In more detail in
Annexure A.

A more fundamental issue raised by Meridian is the extent to which the Densem Report
has, and can be, relied on to identify “outstanding natural landscapes”, as described in
and protected by section 6 of the RMA, within the Mackenzie Basin. Objective 3A of
PPC13 approriately seeks to protect the outstanding natural landscapes and features of
the District from inappropriate subdivision, use and development.

Proposed Policy 3A however seeks recognition of the Mackenzie Basin as an
“outstanding natural landscape” and yet the Explanation and Reasons for the policy
concede that not all areas within the Mackenzie Basin are ‘outstanding’. Further, not
all areas of the Mackenzie Basin are a ‘natural landscape’ either, with large parts of the
Basin in fact being man-made, such as the artifical takes and large infrastructure works
present. While some aspects of the man-made elements of the Basin may be able to be
deemed to be an “outstanding natural landscape”, where they exhibit a high degree of
naturalness for example, other parts will nat be able to.

Planning Evidence — Proposed Plan Change 13, Mackenzie District Plan 2008.
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54,

55.

56.

57.

Mr Densem describes the Basin as "..among the group of landscapes most qualified for
‘outstanding’ status in New Zealand. However the landscape varies markedly
throughout the Basin and the Council needs to ensure its rules guards [sic] strongly
against inappropriate development in the particular, variable locations, while continuing
io encourage appropriate developments.” (pg 20, para 3.21). 1t is arguable from the
earlier assessment whether Mr Densem regards the whole of the Mackenzie Basin as an
outstanding landscape or not, although I note his more recent Technical Report L1
clearly states he believes it is!’, It is evident that he believes some parts need to be
managed differently from others in protecting landscape values from the adverse effects
of development. It is not ciear that Mr Densem has considered whether the
landscape(s) within the Basin are “outstanding natural landscapes or features” In terms
of section 6.

Interpreting the Densem findings, the PPC13 provisions are clear in stating that not all
areas of the Basin are considered to be ‘outstanding’ (noting though presumably Mr
Densem’s view that "... virtually the entire Basin remains, in 2007, “outstanding” in
terms of landscape values, ”)'8, However, PPC13 does not go as far as to Identify those
parts/aspects of the landscape that are considered ‘outstanding’, and offers even less
guidance on those natural features that equally might qualify for the same status.

The ‘translation’ of the Densem findings in terms of PPC13, in my view, creates
significant uncertainty for users of the Plan as to the appropriate interpretation of the
significance of various parts of the Mackenzie Basin landscape. In fairness, I accept the
focus of the Densem study was very much orientated around residential and farming
development and subdivision, with consideration also for other forms of
accommodation®®, and the study does distinguish ‘landscape character areas’ based on
their capacity to absorb change as a consequence (principally) of that type of
deveiopment (indicated on Map 8).

However, as I have already discussed, I believe PPC13 appears to draw significantly
more from the Densem conclusions than it ought to in respect of managing the effects
of other forms of development, and at the same time is deficient in providing sufficient
understanding for users of the District Plan of the actual values (landscape and
otherwise) sought to be protected, including how and where those values might vary.
Having said that, Mr Densem recommends accepting Meridian's proposed amendments
to Policy 3A set out In its submission, and consistent with that, the wording as set out in
my Annexure A. In my view, that approach is preferable to the stightly differing
wording recommended by Ms Harte in the Officer Report®™.

7 para 198

18 ppC13 proposed Policy 3A, Explanation and Reasons, 2™ bullet point, page 5.

19 Namely holiday accommedatlon, hut settlements, tourist accommodation and rural lifestyle

development.

® Pages 10 and 11, Officer Report

Flanning Evidence — Proposed Plan Change 13, Mackenzie Dislrict Plan 2008,
BML ref: COB00S

13



58.

59.

60.

61,

For these reasons, | support Meridian’s submission raising these fundamental matters
and the request to improve clarity in the expression of proposed Policy 3A especially, in
conjunction with the inclusion of a new policy offering greater guidance in the
consideration of appropriate subdivision, use and development affecting outstanding
natural fandscapes. As described earlier, I consider the Officer recommedations for
Policy 3A and its explanation do not fully address this uncertainty - the amended policy
still could be read to mean that the entire Basin is an outstanding natural landscape
(despite the acknowledgement in the 3™ bullet polnt of the Explanation and Reasons
that it isn't), and quite apart from the fact that the Basin in Its entirety is clearly not
“natural”. I believe Meridian’s suggested focus on protecting those natural landscapes
within the Basin that are outstanding (in 5.6 terms) from inappropriate subdivision, use
and development to better reflect the supporting s.32 analysis and the requirements of
the Act. As I have stated, [ also seriously guestion whether the apparent elevation of
landscape and visual considerations above other Part 2 RMA matters implied in the 2™
bullet paint of the Explanation and Reasons for Objective 3A, is justifiable on the
strength of the cost/benefit analysis undertaken in support of PPC13, and given the
limited focus of the background assessment in support of PPC13 being principally
focussed around residential/domestic/farm type development.

The issue of uncertainty as to the value of particular resources is evident also in respect
of proposed Policy 3K concerning lakeside areas. Meridian contends that there could be
an inference in the Explanation and Reasons for the policy that artificiai lakes in the
Basin, for example, are an outstanding natural feature and/or landscape as per s.6(b) of
the RMA. The proposed provisions do not use those precise words, but do refer to the
Mackenzie lakes as being “of the most outstanding value” and having “landscape
values”; the totality of Lake Benmore is specifically described as being of “outstanding
value”.

At the very least, the similarity of wording between the policy and s.6(b) RMA creates
confusion in understanding the exact intent of the policy. If the intention is that these
lakes are to be considered in the context of 5.6, then arguably too there is the issue of
whether an artificially created and regulated hydro-lake qualifies as a "natural feature or
landscape”. Perhaps of greater concern, PPC13 is silent on the relevance and
significance of the ‘functional’ role particular lakes have for HEP operations in the
determination of what would constitute acceptable effects of development on the values
derived from the landscape.

In my view, the Explanation and Reasons for proposed Policy 3K, amended as per the
Meridian submission, provides an improved and clearer description of the relative values
of the various lakes (or parts thereof) within the Basin, and equally acknowledges both
a level of modification where that has occurred and outstanding value(s), as are
applicable. I note that Mr Densem in his report on landscape Issues arising from
submissions generally accepts the modifications suggested by Meridian in respect of the
policy and its explanation®'. I do not agree with the Council Officer that including such
additional explanation would not add to understanding the policy as it relates to
lakeside areas. Indeed, the very aim of the policy is to respect the landscape values

2 Technical Report L1, para’s 139-141.
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63.

64.

65,

and character of the Mackenzie Basin lakes and their margins, and I consider
acknowledgement of their particular values and the way in which those lakes might
have been artificially formed or modified, is quite relevant in that regard.

Because the various lakes provide such an important component of the Waitaki HEPS
Scheme and operations, and at the same time are such an integral feature of the
Mackenzie landscape, I support Meridian’s request for specific recognition at a policy
level of hydro-electricity generation, and in particular of the key components -
principally lakes, dams and power stations - in contributing to the landscape and also to
widespread social, economic and cultural well-being. 1 therefore also support Meridian
and the Officer recommendation for inclusion of a new policy to that effect.

As a more minor matter of consistency throughout the Plan, Meridian has asked that
expression of proposed policies 3K, 3M and 30 should provide for adverse effects to be
able to also be remedied or mitigated, other than just ‘avoided’, reflecting the
equivalent wording of the Utilities Objective 1 and closer consistency with the Act. As
Ms Harte points out, there is no compulsion in the RMA to mimic the wording of the Act
in the drafting of plans and to simply do so can be unhelpful. Her preference in the
case of Policy 3K is to avoid potentially "watering down” the policy and to rely on the
special provision made for scheduled activities and utilities elsewhere in the Plan®,

I have some sympathy with that approach, which I think is reinforced further by the
Officer acknowledging the need for maintenance and upgrading of essential electricity
infrastructure to occur, and for that to be added to the description of “Issue 7 -
Landscape Values”. Itis further reinforced with the Officer recommending inclusion of a
new policy generally recognising the importance of hydro electricity generation existing
in the Basin® as I have described. I do however maintain the view that the wording of
Policy 3K, if it is to focus only on “avoiding adverse impacts”, should be qualified to
apply to a more limited range of buildings/structures/uses in a manner that is more
consistent with the s.32 analysis. On that basis I would support the Officer
recommendation for not Including “remedy or mitigate” in the wording of Policy 3K. I
also support the Officer recommendation to retain the word “manage” in relation to
adverse effects in Policies 3M and 30, acknowledging that both policies contemplate the
situation where there is already a significant degree of exisiting development, and
management, in my opinion, provides for any resultant effects to be appropriately
avolded, remedied or mitigated.

Finally, Meridian has expressed some concern regarding proposed rural Objective 3B. A
key issue is the inference through the focus on “protection” in the wording of the
objective that a situation of no change to natural character is to be evident in the
various features/elements described, or to the natural processes and elements
contributing to the Dlistrict’s overall character and amenity. While that may not be the
Council’s intention, in my opinion, if it were construed to be the case, that could be seen
to go beyond the appropriate “preservation” of natural character to be recognised and

2 Page 27, Officer Report

23 pages 28/29, Officer Report
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68.

69,

provided for in accordance with s.6(a) RMA. Furthermore, I believe it fails to
adequately recognise the national importance of other elements of the local landscape
{artificial and natural components associated with hydro-electricity generation, for
example), having particular regard to the efficient use and development of those
resources (s.7(b)), the benefits to be derived from them (s.7(j}), and their contribution
to overall landscape and amenity values.

In my view this objective also risks creating an inconsistency with other aspects of the
District Plan, namely the extent to which utilities and other infrastructure are recognised
and provided for through the Plan.

I therefore support the essential thrust of Meridian’s submission in this regard and relief
such as to achieve a more balanced recognition of the positive contribution of renewable
hydro-electricity generation and transmission activity against any consequent adverse
visual amenity and landscape considerations. In short, while the elevation of landscape
and visual matters in relation to residential and farming subdivision and development in
the Basin may be appropriate, it will not always be necessary or appropriate to elevate
those matters above other Part 2 matters (such as social and economic wellbeing) In
the assessment of infrastructure development in the Basin. Further, if PPC13 does wish
to elevate single aspects of Part 2 in that manner in respect of all development in the
Basin, a very careful s,.32 analysis would need to have been undertaken on the costs
and benefits of doing so, particularly in regard to the effects such provisions would have
on the sustainable management of the hydro-electricity resources (both current and
future development to meet reasonably foreseeable needs) in the Basin and beyond.
Meridian's recommended amendment to the Reasons for the objective seeks to
emphasise the overall judgement necessary in applying s.5 and Part 2 RMA and,
certainly with significant infrastructure development, that will involve the weighing of
competing issues.

I appreciate the comments made by the Council Officer that Objective 3B essentially is
unaltered in the Plan other than as a consequence of the ‘transfer’ of any reference to
outstanding natural landscapes to new Objective 3A. [ also apprecdiate it has application
in the District beyond just the Mackenzie Basin and is intended to address more general
landscape matters. Nevertheless is does encapsulate s.6(a) matters concerning natural
character, and insofar as that is the case I support Meridian’s position.

Requests for greater or lesser protection without adequate recognition of the
importance of HEP activity

Lastly, Meridian has supported and opposed various submissions (fully or in part} made
by other parties (summarised in Annexure D}. Fundamentally those further
submissions seek to oppose or support, as appropriate, other submitter requests where
they might be seen to be consistent or inconsistent with Meridian’s own submission. I
will not address these further submissions as the underlying basis to those further
submissions has already been previously discussed.

Ken Gimblett

1% September 2008
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Annexure A: Changes sought by Meridian in respect of the proposed plan provisions and

associated amendments, as recommended by the Council Officer (Report dated 14" August
2008)
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Mackenzie District Plan

Proposed Plan Change 13
RURAL ZONE - MACKENZIE BASIN

AMENDMENTS RECOMMENDED BY OFFICER REPORT

ADDITIONAL AMENDMENTS AS SOUGHT BY MERIDIAN
(SHOWN IN BLUE)

PLAN AMENDMENTS

For the purpose of this document the Proposed Plan Change text to be added is shown as normal
text. All deletions of the Operative Plan proposed by the Plan Change are shown as a sirgle-siike
through. All deletions recommended by the Officer Report are shown as a dedble-siike
#heowgh -Any additions to the text of the Change recommended by the Officer Report are shown

as a double underline.
The Plan Amendments are listed in the following order:

Section 7 — Rural issues - Add to Issue 7

Section 7 — Rural Objectives and Policies — Amend Objective 3 and supporting policies
Section 3 — Definitions — add new definitions

Section 7 — Rural Rules - Amend existing rules and add new rules

Section 7A — Rural Residential — Manuka Terrace Zone — new zone provision

Section 12 — Subdivision, Development and Financial Contributions Rules

Planning Map Amendments

Miscellaneous Amendments

SECTION 7 — RURAL ISSUES

| Add the following to Rural Issue 7 —Landscape Values

Rural lifestyle developments and rural residential development around existing
towns if too extensive or in the wrong location have the potential to alter the
extensive open character that much of the Mackenzie Basin sfill offers. Where
subdivision and housing occurs, the Basin becomes more strongly an "occupied
rural place” as in the lowlands of South Canterbury. This potentially reduces the
Basin's unspoiled openness and vastness, which are its main atfributes. The breaking
up of land through subdivision could result in the loss of the former high country
ethos and landscape pattern. It may also result in more intensive use of the
remaining farmed areas. This process has the potential to increase with the
#eebeldingremoval of former pastoral lease land from the working landscape and
return fo full Crown ownership in conlunc’non with ’rhe freeholdmgw
tor-lifesiyle—housing, Pcrhculor ]ondscope “values, which could be degrcded by
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inappropriate redevelopment, include visual openness, a sense of naturalness,
sense of landform continuity, small well-separated towns and spectacular views
such as the iconic views up the lakes, particularly Tekapo and Pukaki. The loss or
degradation of views from the iconic tourist highways could also occur. Another
issue associated with retaining values of the Basin is the extent to which additional
irrigation will “green" the Basin and change land use patterns.

SECTION 7 — RURAL OBJECTIVES AND POLICIES

Delete Objective 3 — Landscape Values and add the following Objective 3A Outstanding
Landscapes and Rural Policies 3A to 30

(note that existing Rural Objective 3 has been replaced by two new Rural Objectives 3A Outstanding
Landscapes and 3B Landscape Values and that existing Rural Policies 3B to 3F have been moved and
now follow new Objective 3B. These policies have been renumbered Policies 3P to 3T)

Objectlve 3A - Outstanding Landscapes
To protect endswustain the outstanding natural landscapes and features of the

District from inappropriate subdivision, use and development for the benefit of

present and future generations.

Explanatlons and Reasons

. Section 6 of the Resource Management Act requires the Council to
recognise and provide for the protection of outstanding natural features and
landscapes within its District from inappropriate subdivision, use and
development as a matter of national importance.

. The District Plan recognises that the landscape is modified in some areas and
two modified and two artificial lakes exist for the purposes of hydro-electricity

eneration. The hydro canals, lak Het structur nd lgke margin draw

down_pattern, contribute to the landscape characteristic of the Basin. As
such, the District Plan recognises that other matters of nationat significance

exist within the District, such as hydro-electricity generation and transmission
infrastruciure and operations.  These are recognised and provided for in

Section 15 Utilities and in policies within the Rural Section.

. It is aenerally appropriate that development, particularly in the high country
and Mackenzie Basin, has er—everiding regard to the wider visual and
landscape considerations that are important to the well-being of the District,
its residents and visitors.

Policy 3A — Recognition of Mackenzie Basin

Proposed Plan Change 13 as Amended by Recommendations 2




To recognise the oultstanding natural londscapes of the Mackenzie Basin es-an
oulstanding neturaandseapefsl-and through the Mackenzie Basin Subzone within
the Rural Zone, te protect the Basin from inappropriate subdivision, use and
development.

Policy 3A(X) - Appropriate

When considering whether subdivision, use or development in outstanding natural
landscapes is appropriate in _the Mackenzie Basin _Subzone the Council shall,
without limitation, have reqard to the following:

i. Ihe degree of any local, regional and national benefits and any
posifive effects

ii. The scale of any gdverse effects
ii. Effects on renewagble energy genergtion gnd fransmission
iv. Compatibility with existing land uses

v. Consistency with existing land forms

Explanatlons and Reasons

. As for Objective 3A

v A distinctive 'Mackenzie Country' character has developed, based on the
visual and physical qualities of the Basin, combined with the land use
practice and the social pattern of run holders, workers and exiensive

stations. Substantial_areqs of the Mackenzie Basin are public estate. and
. . . .

m Despl’re Lts mOdIerd c:nd moncged land surfc:ce as a workmg
landscape, virtually the enfire Basin remains, in 2007, “outstanding” in terms
of landscape values. This is because of the uniqueness, natural and visual
qualities of the high-mountain basin environment, lakes, landforms, land use,
community and Mackenzie identity. The landscape values of the Mackenzie
Basin thus result from cultural factors such as land use, bulilt structures, social
pattern and identity as well as from natural factors such as the ecology.
climate and topography.

. Hhe-assossrreni-ropoi-ackrewiedges-that Not all areas within the Mackenzie
Basin are outstanding. However for the purposes of the District Plan
objectives and policies relating fo outstanding natural landscapes, reference
to the Mackenzie Basin is used to refer to those parts of the Basin that are
outstanding.

. The uniqueness of the Mockenme Basin, with its noiurollsils: oppeoronce
extensive and

dromth vistas W an lack of apparent

“clutter” is to be protected from inappropriate subdivision, use and
development.

Proposed Plan Change 13 as Amended by Recommendations 3



Policy 3B - Economy, Environment and Community
To encourage a healthy productive economy, environment, and community
within, and maintain the identity of, the Mackenzie Country.

Explanations and Reasons

. To sustain the valued landscapes of the Mackenzie Basin it is considered
necessary to also foster its economic, social and environmental viability. In
this way the communities, infrastructure and economic health can be
sustained over time providing a situation where continued pastoral use and
extensive runs can be maintained and developed. Along with this, it is
intended that environmental values of the Basin will also be protected and
enhanced.

. It is not considered reasonable or appropriate in achieving the Resource
Management Act's purpose to prevent all further development in the Basin
or regard the current environment as a museum piece. Sustainable
management requires a balance to be found that provides for the socidal,
economic and cultural well-being of the community, while sustaining natural
and physical resources and safeguarding the environment from adverse
effects.

Policy 3B (X) Renewable Energy

To_recognise and provide for the use and development of renewable energy
genergtion and _fransmission infrastructure _and operations while. as far as
practicable, avoiding, remedying or_mitigating significant adverse effects on the
outstanding natural Igndscapes and features of the Mackenzie Basin.

Explanations and R ns

. Ihe RMA specifies, amongst other maiters, that particular regard must be
given to the benefits io be derived from the use and developrnent of
renewable enerqgy. Utilities of national significance are found within the
Mackenzie District, These have distinctive and varied characteristics.  Key
infrasirycture includes_the Pukaki High Dam, Tekapo A and B, the Ohau
Power Stations, and part of Lake Benmore (which was created specifically
for hvdro-electricity generation purposes}.

. There is Qlso g clear recognition by Government of both the importance of
the use and development of renewable energy and the need to address
climate change. Recoanising and providing for _this type of develooment in
the District Plan goes some way to contributing 1o New Zegland renewable
energy fargets,

Policy 3C - Adverse Effects of Sporadic Development
To avoid the adverse effecfs on the enwronmenf of sporadic deveiopmenf and

Explanations and Reasons

Proposed Plan Change 13 as Amended by Recommendations 4



. Subdivision creates separate legal entities each having a bundle of rights
and set of landowner expectations about what can be done within each
legal entity, e.g. building a house. Subdivision is therefore the first step in @
process that can ultimately result in changes to, and adverse effects on
landscape, rural character and sustainable resource use.  Although
individuat subdivisions and resulting activities may only have a limited
adverse effect on their own if sensitively sited, the incremental and
cumulative effect of further subdivisions may be significant. Adverse effects
which are of concern within the Mackenzie Basin include:

a Cumulative impacts on rural character and in particular the unique
character of the Mackenzie Country

b Impacts on rural amenity values including a sense of isolation and

naturalness

c Impacts on rural productivity resulting from incompatibility of rural and
non-fural activities

d Impacts on native plant and animal biodiversity and ecological
patterns

e Impacts on landscape values from earthworks, including additional
access roads and fracks, structures and built development

f Loss of versatility of rural land from fragmentation of existing land
holdings

g Impacts on water quality from overland runoff with increased hard
surface, land modification and earthworks, and sewage freatment
and disposal

h Impacis on waahi tapu, archaeological sites and historic heritage.

k. Effects of subdivision and residential development on waier resources

ncluding guantity and reliability of supply for existing users.

and highly undeveloped landscape. In this pattern, the developed 'nodes'
agre small points_of _civilization, far outweighed in areg by the natural
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Pollcy 3D - Adverse Impacts of Bulldings and Earthworks

To avoid adverse impacts on the outstanding natural landscape and features of
the Mackenzie Basin, in particular from residential and intensive farming activities
including associated buildings, domestication, structures, earthworks, fracks and
roads.

Explanations and Reasons

. Domestication of the Mackenzie Basin landscape can reduce or remove
those quaiities for which it is valued. These effects include the imposition of
buildings, structures, plantings and other patterns associated with
development {earthworks, lighting, reflective surfaces etc.) that detract from
the open and uncluttered landscape of the Basin.

. If poorly sited, the traditional landscape values of the Basin could be
significantly changed and diminished by infiling empty rural areas and
disrupting land use patterns with random rural lifestyle and other housing and
tourism developments.

. Rural lifestyle subdivisions, as found throughout lowland rural areas of New
Zealand, and other Southern Lakes districts, have the potential to lessen the
sense of extensive wilderness and long views to distant points by dispersing
developments over wide areas of the Basin.

. Some sfructures associated with more intensive farming such as large
irigators or industrial style buildings, when placed in the foreground of views
can reduce the scenic values and sense of openness valued within the
Basin,

. Poorly sited and constructed tracks and roading can result in scars on the
landscape, reducing its value, pgturalness and intactness.
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Policy 3F - Landseape Carrying Capacity
To recognise the diversity of physical setfings and landscapes within the Mackenzie

Basin and the varying capacity of these to absorb further subdivision and residential
buildings and domestication. bu#-developrment.

Explanations and Reasons

. The Basin has a diversity of conditions with a north o south altitude gradient
and a west to east rainfall gradient. To this can be added the topographic
and soil variability of outwash, moraine, valiey, lake, hilside and high
mountain environments and the variability of closeness o or remoteness
from the state highways and other roads. Although the term Mackenzie
Basin is frequently used (and is used throughout this District Plan} the area
being referred to incorporates a number of land forms including the basin
proper and areas of moraine valley, upland and range lands and
mountains.

. The 2007 report “The Mackenzie Basin Landscape: character and capacity”
by Graham Densem which assessed the Mackenzie Basin landscape
identifies various landscape character areas and sub-areas and describes
their characteristics and values. The report also contains descriptions of the
types of landform and areas where nodes are likely to the most suitable and
those where they are unsuitable. This is achieved through classification of
areas as having high, medium of low vulnerability to absorb development. A
threshold number of new nodes is specified for landscape character sub-
areas within each of the landscape character areas. Beyond these
thresholds, it is considered that the cumulative impact of residential
development_and subdivision in_these_nodes,_and any additional building
nodes, will adversely impact on the landscape character,_asea=landscape
values and physical gitributes of these sub-areas and the wider landscape.

cumulative impact of sdilcing residential development and subdivision in
ihese k4

chargcters of these subaregs,

Pollcy 3G - Approved Buildlng Nodes

1. The buildings and structures and associated gctivities, earthworks, roading
and boundary developments will-lse are visually inconspicuous, fit into the
landscape and do not detract from the landscape characteristics and
values of the Mackenzie Basin (refer report “The Mackenzie Basin

Proposed Plan Change 13 as Amended by Recommendations 7



10.

11.

12.

13.

14.

15.

16.

17.

Landscape: character and capacity”)_including naturalness, legibility and

The built development is to be located within an area of trees, planted or
natural, that visually absorbs the buildings from outside view or the location is
sufficiently hidden so as to achieve signifi ccm‘ screening from oufsnde fhe
node.

spread, | Development shal=ke—s inconspicuous by day and night from
public places on land and from waters within a distance of 2 kilometres.
Nodes eke-te-have a low-key rural character in terms of location, layout, and
development, with particular regard to fencing. roading, construction style,
materials and detailing. Ne-wrear-formrs-or-doiciing-shovld-aeeur

The node is located away from main surfaces, ridgelines, and skylines of
landforms. (Refer report "The Mackenzie Basin Landscape: character and
capacity" for descriptions of areas to be avoided in terms of their
vulnerability to change).

The node is adjacent to a change point of the topography, such as a slope,
stream course or forest edge.

The node is located such that it is not significantly visible from roads and
areas where there is pubiic access

The node is located away from the shoreline of any lake such that it will not
be conspicuous from the lake or from along the lake margins_due to
topoaraphy, Note all buildings are required to be a minimum of 100m from
lakes under Rural zone rule 3.1.1.f

The node is separated from any existing or approved building node by at
least two sewered—kilometres, both within properties and between
neighbouring properties fo retain a sense of isolation. (Not relevant to

The location and use of the nodes will not adversely impact on the
functioning of sites of environmental value including all water bodies and
Sites of Natural Significance identified in the District Ptan.

The node is hot within a Scenic Viewing Area or Site of Natural Significance
or above 900metres.

The location and use of the node, in particular any residential use of the
node will not have the potential fo create reverse sensitivity impacts on rural
activities or activities such as airports, pewerelectricity generation, e+
fransmission infrastructure,_the state highway or the Tekapo Military Training
Ared,

The location and use of the node will not adversely impact on wahi tapu,
archaeological valyes and historic heritage.

The earthworks, hard surfaces and roads, other than the access road, are
located within the node and are minimised, designed, constructed and

rehabilitated to avoid or mitigate more than minor adverse visual or

environmental impacts. (Not relevant fo_extension of identified Building
Node}.

All access roads are sited to follow landscape “changes” such as gullies and
changes of slope, to avoid crossing landscape "surfaces”, to be unobtrusive
and designed to retain a "farm" character.

The node identifies and provides for a minimum of & 3 and a maximum of 10
building platforms in locations that ensure the buildings (if suitably designed
and clad) will be inconspicuous.

The node will not be able to be seen from key views up Lake Tekapo and
Lake Pukaki during the daytime and will not be obirusive when viewed at
night,

The night sky is protected through the management of light spill.
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18. All planting is of local native plant species and/or non-wilding prone exoftic
plant species.

19.

20. The node and its associated level of domestication will not result in an
adverse incremental or cumulative impact on the features, landscape
wales-and amenity values and character of the landscape ekarastorsub-
area in which it is proposed to be located and does not exceed the
maximum number of Row nodes for the sub -areq identified in M-ap-s-e-f-ihe

ee-n-t-e-u-ned—m Appendlx R of ’rhls PIc:n
21.  The establishment of the node and its use avoids, remedies or mitigates any

adverse effects of natural hazards and of pest plants,

22. The water, sewage freatment and disposal and stormwater services are
designed, operated and maintained (including during construction):

) Independently of Council services

o in a way which gvoids, remedies or mitigates adverse effects on the
environment

o) sustainably over time, given the exireme climatic conditions that may

be experienced over the life of the development_including a
sustainable domestic water supply

o through effective legal arrangements between the respective owners
of houses or other facilities within the node.

Explanations and Reasons
. As for Objective 3A
. As for Policies 3C, 3D, 3E and 3F

Policy 3(H - Compatibility of Actliviti
When considering new_subdivision and residential development regard shall be

given to avoiding reverse_sensitivity effects from incompatible and pofential
sensitive land uses on hydro-electricity generation and transmission infrastructure
and operations.

Explangtions and Regsons
™ A§ fgr QQiQS;ﬁVG QA
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. As for Policies 3C, 3D, 3E and 3F

Nole: the incl n of thi licy is only sought if other referen to rev
sengsitivity effects on hydro-electricil eneralion and transmission infrasfructur

rati re not H ie inres t of provisions Poli nd 3IM
and Ryles 3.3 (Resiricted Activities — Buildinas), Rule 4 {Controlled Activities; Matters
U 1 il's Contro Rul Section 12 - Subdivisi vel nt an

Fingncial Contributions]

Pollcy 3| Farm and Non-residential Buildings

clectricity qenerohon and Tronsm ission mfros’rructum Thcn‘ reqwre (o remo’re or
specific location, are required 1o locate within_identified or approved building
nodaes.

Explanations and Reasons
. As for Objective 3A
) As for Policies 3C, 3D, 3E c:ncl 3F

° While the nodes seek to control the location of residential development and
subdivision, for the avoidance of doubt it is noted that the District Plan
recognises that utilities of nationat significance are located in the District and
the Council recognises that due to technical, operational and security
requirements associated with electricity generation and transmission these
activities may need to locate within remote or specific locations.
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Policy 3K - Lakeslde areas

To avoid adverse impacts of housing or domestic development and associated
buildings, structures and uses on the landscape values and character of the
Mackenzie Basin lakes and their margins.

Explanations and Reasons

. The Mackenzie Basin contains two of the South Island’s significant 'Southern
Lakes'; Tekapo and Pukaki. It also contains the smaller Lake Alexandring in
its entirety, parts of Lakes Benmore and Ruataniwha, and paris of the margin
of Lake Ohau, although not the lake surface itself. Hydro-electricily
generation developments since the 1950s have_resulted in the damming
and raising of lake levels at Tekapo, Pukaki, Chau, Ruataniwha and
Benmore, and in the construction of power canals through the central basin.

Although modlfled and |n Two cases griifical man—meeﬁe ihese—tekes

have varicus outstanding values. Loke Pukaki and its seﬁlng for exom@le, isa
tourist icon, both visually and as the approach to Mount Cook/Aoraki and
the National Park. Tekapo similarly, without the specific Aoraki connection,
but with a high mountain backdrop. Ohau has is similar ir—rperance
ameng value as other the Southern Lakes, and its margins within Mackenzie
District should be considered in the same terms as those of Tekapo and
Pukaki. Lake Alexandrina, while of smaller scale and differing character, is
much a_much valved fer fishing lake and also of outstanding value. Lake
Benmore is also_artificial and formed behind New Zedianc's largest earth-
filled retaining struciure. Although it is artificial, the lake while-marrrades
has a scale and ruggedness with alse—ef—outstanding value,_including
recreation values, and conlributes to New Zedland's renewable energy
production. Although the shoreline of Lake Benmore within Mackenzie
District is the gentlest and least rugged of that lake's surrounds, the totality of
Lake Benmore dictates that this lake and its surrounds within Mackenzie
District should also be considered outstanding. The landscape values of the
Mackenzie lakes arise from the naturalness, vastness, glacial colouration,
legibility and the pure visual unity of both the lakes and their settings.

. Built development, roads, land use intensification. wilding free soread. and
earthworks in the vicinity of these lakes have the real potential to degrade
not only their more local landscape character and naturalness. but also the
wider and more expansive views up, down and across them.
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Policy 3L - Subdlvision

(a)  To provide for subdivision of land for non-residential purposes f{excluding
utilities] only where this subdivision does not have the potential to adversely
impact on the landscape values and character of the immediate and wider
area, and will not diminish the susfainability of existing and likely future
productive use of farm holdings.

{b) To only provide for subdivision for residential purposes within identified or
approved building nodes, and taking into account water supply availability.

{cl To provide for subdivision for utilities purposes.

Explanations and Reasons
. As for Policy 3C

. Subdivision for ulility ourposes is offen required to ensure that adeguate
infrastructure and fociliies gre provided for the District. This is provided for in
Section 12: Subdivision, Development and Financial Contributions.

Policy 3M - Manuka Terrace Rural-Residential Zone

To manage the adverse effects of existing and further subdivision cmd
development VoI y jvi
and development on Manuka Terrace, Lake Chau through the Rural Residential ~
Manuka Terrace Zone.

Explanations and reasons

. The Rural Residential zone for Manuka Terace specifies how adverse effects
of past and future subdivisions such as landscape impacts, servicing issues
with water supply and sewage treatment and disposal, @re winter shading

and severe wind hazard, dand adverse effects on hvdro-elecirigity
generation and transmission infrastructure and_operations

are to be
avoided_remedied or mitigated by:

a Setting a minimum lot size of 4ha,

b Setting servicing standards for water supply, sewage treatment and
disposal, stormwater, power and felecommunications,

c Controlling the design and appearance of subdivisions and housing,

d In addition to recognition of the wind hazard in this District Plan, all

Property Information Memoranda and Land information Memoranda
for the area will advise of the wind hazard.

Proposed Plan Change 13 as Amended by Recommendations 12



Policy 3N - Deslgn and Appearance of Buildings
To conirol fhe desrgn Scale, appearance and location of es=residential bu:ldmgs

within the Mackenz;e Basin to ovoro‘m or rnmgofe adverse Jmpacfs on the
landscape gnd heritage values of the Basin Subzone.

Explanations and Reasons

. As for Objective 3A.

. Refer also Policy 3D.

. Even buildings within identified and approved building nodes have the
potential to impact on landscape values and character when viewed from
afar and in particular from areas able to be accessed by the public and

from roads.

. The Council will have regard to the extent to which applications for buildings
and associated earthworks, tracks etc met the guidelines in Appendix K of
the Plan.

Policy 30 - Views from Roads

To manage landscape change so that the_character, and outstanding natural
landscapes watses and features of the Mackenzie Basin are protected from
inappropriate subdivision, use and development and the screening of disfinct views
is avoided, remedied or mitiqated when viewed from_public spaces and public
roads.

Explanations and Reasons

As for Objective 3A.

As for Policies 3A, 3B, 3D, 3K, 3P, 3Q, 3R, and 3S.

Refer also Policy 3Q Scenic Viewing Areas, which applies within the Rural
Zone and Mackenzie Basin Subzone.

. Structures such as large irrigators and storage of polythene-wrapped feed
and long lengths of shelter planting aligned along roads can impact on the
experience of road users. Given the emphasis on the unique natural
character and landscapes of the Mackenzie Basin it is appropriate to
encourage sensitive placement of structures, feed etc including setbacks
from road frontages, particularly state highways.

Implementation Methods for all policies
To control residential subdivision and housing development in rural areas of the

Mackenzie Basin through providing for a nodal form of development (based on the
current homestead nodes} involving:
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. Residential unifs only provided for within building nodes

. Buildings other than remote farm buildings being non-complying activities
outside building nodes
Minimum lot size of 200ha for subdivision outside of nodes

. Identify existing building nodes in the Pian, recognising that exisfing

homestead areas and associated farm buildings generally fit within the
landscape without adversely affecting values and character

. Approval of new building nodes and extensions to existing identified nodes
through discretionary resource consent
. New non-farm buildings within existing building nodes and cpproved

building nodes be provided as restricted discretionary activities with Council
assessing their visual impact outside the node

. All new buildings requiring consent in relafion to their design and
appearance.

To encourage placement of various temporary farm structures such as irrigators
and wrapped feed back from roads and state highways, through preparation and
distribution of guidelines to landowners and managers.

Creation of a Rural-Residential - Manuka Terrace Zone with g minimum lot size and
residential density of 4ha.

| Add new Rural Objective 3B as follows:

Objective 3B - Landscape Values

Protection irom inappropriate subdivision, use and development the efthe natural
eharacterothe landscape-and-margins of lakes, rivers and wetlands ead-of the-natura!
processesaraelements-that contribufe to the natural character and landscape values of
the Mackenzie Basin.District-soveralcharacterand amenibs

Reasons

. Refer also to Objective 4, Policy 4B and Implementation, Objective 2, Policy 2A and
2C, and Objective é

. It is generally appropriate that development, particularly in the high country and
Mackenzie Basin has an overriding regard to the wider visual and landscape
considerations which are important to the well-being of the Distict and its
inhabitants.__Notwithstanding this, a broad_ overall judament is required when
applying section 5 and Part 2 of the Resource Management Act 1991 in order to
promote sustainable management of natural _and physical resources.  Some
development, for example hydro-electricity generation and transmission, will have
positive effects that need to be balanced against any adverse visual and
lcndscape  considergtions.  Sustainable management in those circumstances
reguires an overall considergtion of various matters including enabling people and
communities te provide for their social and economic well-being. In the Mackenzie
District this will involve weighing competing issues, for example the benefits to be
derived _from__renewable energy generation _and iransmission infrastructure,
ncluding locational and operational constraints,

. To sustainably manage the physical resource of the District, some priority is
generdlly required o ensure the protection from inappropriate subdivision, use and
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development of the landscape and visual amenity and in particular the
landscapes which are have-been-identified-as-outstanding. The high country of
the District and the Mackenzie Basin have an impressive array of landscapes.

. Assessment of landscapes shall be based on the following characteristics: natural

seenie=science values, aesthetic values f{including memorability and naturainess).
shared and recognised values and takata whenua values,_legibility valyes, fransient

values. natural character, and historic associgtions. Refer Rural Issue 7 for more
detail.

I Delete existing Rural Policy 3A Lakeside Landscapes

Renumber Rural Policies 3B to 3F as Rural Policies 3P to 3T to follow and support new
Objective 3B, (Refer 2.2 above)
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SECTION 3 DEFINITIONS

Add the following definitions:

Farm building or farm accessory building means a building the use of which is incidental

to the use of the site for a farming activity {refer definition).

Remote farm accessory building means a farm accessory building, which because of its
function or access requirements requires a location remote from the principal homestead

and farm buildings.

Homestead means a residential unit providing the principal permanent residential

accommodation for an owner and/or manager of a property.

Bullding Node or Node means g node to accommodate residential development and

subdivision, including farm buildings {but excluding farm accessory buildings which require

a remote location]. For the avoidance of doubt, utilities may, but are not required to.

locate within identified or approved building nodes,

Note: the inclusion of this definition is only sought if all other endments de

Annexure are not adopfed]

Identified Bullding Node means an Identified Building Node contained in Appendix S of
this District Plan and any extension to the node approved by resource consent under Rural

Zonerule 15.1.2,

Approved Building Node means a building node approved by resource consent under

Rural Zone rule 15.1.1

SECTION 7 RURAL ZONE RULES

ribed in this

| Amend Rural Zone Rule 2- Status of Activities statement as follows:

2 District Wide Rules

The following General Provisions containing District Wide Rules apply in the Rural

Zone.

. Hazardous Substances Section 9

. Heritage Protection Section 10

. Signs and Outdoor Lighting Section 11

’ Subdivision, Development and Financial Contributions Section 12

. Temporary Activities and Buildings and Environmental Noise Section 13

. Transportation Section

14

. Utilities Section 15
STATUS OF ACTIVITIES
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The following Clauses 3 to 16 specify the status of activities under the District Plan i.e.
Permitted, Controlled, Restricted Discretionary, Discretionary and Non-Complying
Activities, for the following activities:

Buildings

Earthworks and Tracking

Factory Farming

Forestry

Recreational Activities

Visitor Accommodation

Retail Sales

10 Mining Activities

12 Vegetation Clearance

13 Scheduled Activities

14 Aviation Activities

15 Building Nodes - Mackenzie Basin Subzone
16 Other Activities (Including farming, but not factory farming).

NN W

Any activity which is not provided for in these Rural Zone rules as either a Permitted,
Controlled, Restricted Discretionary, Discretionary or Non-Complying Activity shall be a
Discretfionary Activity.

I Amend Rural Zone Rule 3 Buildings by adding the following:

These rules do not apply to Scheduled Activities provided for in Rural Zone rule 13

| Amend Rural Zone Rule 3.1 Permitted Activities — Buildings 3.1.1 as follows:

3.1 Permitted Actlvitles - Buildings

3.1.1 Any Building outside the Mackenzie Basin Subzone which is not specified as a
Controlled Activity, Discretionary Activity or Non-Complying Activity and
which complies with all the following standards:

Delete Rural Zone Rule Permitted Activities — Buildings Standard 3.1.1.i Lakeside Protection
Areas as follows:

Renumber all the Permitted Activity — Buildings Standards from 3.1.1j-n te 3.1.1i-m
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Add the following Activity to 3.1 Permitted Activity - Buildings | |

3.1.2  Any farm accessory building within the Mackenzie Basin Subzone which is located
within an Identified Building Node or Approved Building Node which complies with
all the following standards:

3.1.2.a Height of Buildings

Maximum height shall be 15m
3.12b Setback

i Minimum setback of buildings from the inner boundary of the
perimeter planting of building nodes shall be 20m

i Minimum setback of buildings from state highways shall be 50m

i Minimum setback of buildings from other roads shall be 20m

3.12¢ Reflectivity
The maximum reflectivity index of the exterior of any buildings shall be 46%
30%

3.1.2d Bullding Separation

Farm buildings shall be a minimum of 100m from any non-farm buildings

gstablished after September 2008 other than homesteads or buildings ysed
for farm worker accommodation.

3.12e Riparlan Areas
Refer Rule 3.1.1f
3021 Flight Protection Areas
Refer Rule 3.1.1n

3.12.9 sltes of Natural Significance. Scenic Viewing and High Altitude Areas
ReferRule 3.1.1.e

| Amend 3.2.1 Controlled Activities — Buildings as follows:

3.2 Controlled Activitles - Bulldings

3.2.1 Relocated buildings, other than accessory buildings, used for residential purposes
within the Rural Zone (excluding the Mackenzie Basin Subzone):

Standards and Terms for Relocated Buildings
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i All the standards in 3.1.1 above shall be complied with.

i The Council may require a bond from the consent holder in respect of the
performance of one or more conditions of any consent granted, including
any conditions relating to the alteration or removal of structures on the expiry
of the consent.

Matters Subject to Council's Control

. External appearance of the relocated building.

Non-Notifled Application

Any application under clause 3.2.1 will not require the written approval of other
persons and shail be non-notified.

Add the following Activity to 3.2 Controlled Activities — Buildings

3.2.2 Remote Farm Accessory Buildings in the Mackenzie Basin Subzone
Standards and Terms
i Height — Maximum height of 15m
i Minimum setback of buildings from state highways shall be 50m

iii Minimum setback of buildings from other roads shall be 20m

iv Minimum setback from internal boundaries shall be 20m
v Sites of Natural Significance — Refer Rule 3.1.1.e
i Riparian Areas — Refer Rule 3.1.1f

vii Flood Mitigation — Refer Rule 3.1.1i
Matters Subject to Council’'s Control

. External appearance and location within the landscape

Add the following new rule after 3.2 Controlled Activities:

3.3. Restricted Discretionary Activities ~ Bulldings

3.3.1 Non-farm buildings within Identified Building Nodes or Approved Building Nodes
within the Mackenzie Basin Subzone which comply with the following standards:

3.3.1.a Helght of Bulldings

Maximum height shall be 8Bm
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33.1b

3.3.1.c

3.3.1.d

33.1e

3.3.1.f

33.1.g

33.1.h

3.3.11

Setback

i Minimum setback of buildings from the inner boundary of perimeter
planting of building nodes shall be 20m

ii Minimum setback of buildings from state highways shall be 50m
iii Minimum setback of buildings from other roads shall be 20m
Reflectivity

The maximum reflectivity index of the exterior of any buildings shall be 46%

0%

Bullding Separation

i Non-farm  buildings, other than homesteads and workers
accommodation, shall be a minimum of 100m from any farm
buildings ethetharhomesteads:

ii Non-farm buildings shall be a minimum of 20m from any other non-
farm building

Number of non-farm buildings

The maximum number of non-farm buildings {excluding accessory buildings)
within any building node shall be 10

Building Size

The maximum footprint {ground floor area) of any single non-farm building
and associated accessory buildings shall be 400m?2. This limitation does not
apply fo homesteads.

Riparian Areas

Refer Rule 3.1.1f

Flight Protection Areas

Refer Rule 3.1.1n

Matters Subject to Council's Discretion

External design and appearance of buildings

Visual impact of area attached to building {curtilage)

Visual impact of associated earthworks, hard surfacing and access
Landscaping and planting
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Mﬂhﬂw& T : g st ! { of the si

Effects on existing hydro-electricity generation and transmission infrastructure
and operations.

3.3.2 Any Building that does not comply with any one or more of the following standards
for Permitted Activity Buildings:

3.1.1.aHeight of Buildings

3.1.1.bSetback from Roads

3l.1c Setback from Neighbours
3.1.1.dAccess

3.1.1.eSites of Natural Significance, Scenic Viewing and High Allitude Areas
3.1.1f Riparian Areas

3.1.1.gRuataniwha Rowing Area

3.1.1.h Airport Noise

3104 Lakeside Protection Area

3.1.1 Flood Mitigation - Floor Height/Location
3.1.1.nFlight Protection Areas

In considering any such building the consent authority shall restrict the exercise of its
discretion to those matters of non-compliance.

Delete 3.3.1 Discretionary Activities — Buildings, buildings in Lakeside Protection Areas as
follows:

3.4  Discretlonary Activities - Bulldings

Renumber rule 3.3 Discretionary Activities - Buildings as 3.4 and add the following Activities
to Rule 3.4

3.4.1 Within the Mackenzie Basin Subzone the following buildings shall be Discretionary
Activities:

a Farm accessory buildings within Identified Building Nodes or Approved
Building Nodes which do not meet any of the standards in 3.1.2

b Non-farm buildings within Identified Building Nodes or Approved Building
Nodes which do not meet any of the standards in 3.3.1

C Remote farm accessory buildings which do not meet the standards in 3.2.2
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Renumber rule 3.4 Non-Complying Activities - Buildings as 3.5 and add the following
Activities to Rule 3.5

3.5.5 Non-farm buildings in the Mackenzie Basin Subzone not within an Identified Building
Node or Approved Building Node

3.5.6 Any farm accessory building in the Mackenzie Basin Subzone which is not a remote
farm accessory building and which is not within an Identified Building Node or
Approved Building Node

] Add a new rule 3.6 Prohibited Activities — Buildings

Add the following activity to 4.2 Controlled Activities — Earthworks and Tracking:

42.2 Other than in the areas listed below, any earthworks (both excavation and fill)
greater than 300m? and less than 1000m? per site or bare soil exposed greater than
1000m? and less than 2500m? per site, will be a controlled activity:

. areas containing Geopreservation Sites identified on the Planning Maps and
listed in Appendix I

. Sites of Natural Significance identified on the Planning Maps and listed in
Appendix {;

. arecds above 900m in alfitude;

. areas within 10m of ariver;

. areas within 50m of a wetland or lake
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This rule shall not apply to earthworks:

Approved as part as part of a subdivisicn or building node where that
subdivision has a resource consent

For routine repair of operational tracks and roads

Levelling of fence lines to a maximum depth of 200mm

For utility services

Approved as part of a resource consent for a building

Approved as part of resource consent for a farming building except where
the earthworks are for access

Matters Subject to Councll's Control

Siting., slope and camber of the track;

Manner of forming the track;

Terrain disturbance including vegetation clearance, volumes and materials
to be removed;

Rehabilitation of disturbed ground

Visual impact of stockpiles.

| Add new rural activity 15 BUILDING NODES as follows:

15 BUILDING NODES

15.1 Discretionary Activities

15.1.1 An Approved Building Node shall be established by way of a Discretionary Activity
application subject to compliance with the following standards:

Except for nodes that are to be occupied by a homestead, all Approved
Building Nodes shall identify at least e three but no more than 10 building
platforms within the proposed Node. Each platform shall have a minimum
areq of 70m2 and g maximum area of 100m2,

All nodes shall have substantial perimeter planting unless they are sufficiently
hidden so as to achieve significant screening from outside the node

All applications for an Approved Building Node shall be accompanied by detailed
information and assessment of all the requirements for these nodes contained in
Rural Policy 3G.

15.1.2 An extension to an Identified Building Node shall be established by way of a
Discretionary Activity application subject 1o compliance with the following
standard:
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15.2

15.2.1

* All extensions shall have substantial perimeter planting unless they are
sufficiently hidden so as to achieve significant screening from ewisice=the
I bl bl [
¢ The totals area of the Ildentified Building Node shall not be extended by
more than 10%.

All applications for an extension of an lidentified Building Node shall be
accompanied by detailed information and assessment of all the requirements for
these nodes contained in Rural Policy 3W3G.

Non-Complying Activities
Any Approved Building Node or extension to an Identified Building Node which

does not meet the standards in 15.1.1 and 15.1.2 respectively, shall be a Non-
Complying Activity.

Renumber rules/clauses, references to rules/clauses and any other consequential changes
required as a result of amendments to the Rural Zone Rules

SECTION 7A —- RURAL-RESIDENTIAL ZONE

Add the following Rural Residential Manuka Terrace Zone rule after the Rural Zone Rules in
Section 7:

RURAL RESIDENTIAL - MANUKA TERRACE ZONE \

[FURALRESIDENTIAL - MAND

ZONE STATEMENT

The Rural Residenfial Zone at Manuka Terrace near Lake Ohau provides an
alternative low-densily living environment within the District's rural areas.

The Manuka Terrace Rural Residential Zone recognises the recent subdivision of
land into residential sized lots, and provides for the maintenance of the scale of
subdivision to provide lower density living environments that are semi-rural in nature.
The minimum lot size set for the zone protects its viability in respect of the balance
between providing services and maintaining amenity and the outstanding
landscape values of the area. The area is close to the Ben Ohau Range and is
subject to strong winds.

DISTRICT WIDE RULES

The following General Provisions containing District Wide Rules appily in the:

. Hazardous Substances Section 9
. Heritage Protection Section 10
. Signs and Outdoor Lighting Section 11
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Subdivision, Development and Financial Contributions Section 12

o Temporary Activities and Buildings and Environmental Noise Section
13
. Transportation Section
14
° Utilities Section 15

STATUS OF ACTIVITIES |

3.1

3.2

3.3.

3.3.

3.4.

3.5.

4.1.

4.2.

PERMITTED ACTIVITIES

The following shall be Permitted Activities provided they comply with the Site
Standards in, and are not otherwise listed as Controlled, Discretionary, Non-
complying or Prohibited Activities.

Resldentlal Activities
Bulldings —for or directly associated with farming activity.

Amenity Tree Planting - Planting of those species listed in Rule 8.1 shall be a
Prohibited Activity

Visitor Accommodation - providing accommodation for a maximum of six guests
on site at any one time.

Home Occupations - home occupations, other than those that involve noxious
activities that comply with the site and zone standards.

Farming activities

Yegetation Clearance

CONTROLLED ACTIVITIES

Buildings - Buildings for any purpose other than farming purposes. Control is
reserved in respect of bulk and location including iocation to avoid natural hazord
nsk, access, earthworks, external appearance and condition and ability to
withstand strong winds. All site standards must be complied with.

Earthworks — Any earthworks (excavation and filing) greater than 300m?® and less
than 1000m? per site or bare soil exposed greater than 1000m? and iess than 2500m?2
per site is a Controlled Activity.

This rule shall not apply to earthworks:
. Approved as part as part of a subdivision embuilding—hode where that

subdivision has a resource consent
. For routine repair of operational tracks
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5.1

6.1,

6.2,

6.3.

4.

Levelling of fence lines to @ maximum depth of 200mm

For utility services

Approved as part of a resource consent for a building

Approved as part of resource consent of a farming building except where
the earthworks are for access

Matters Subject to Council's Control

Siting, slope and camber of the track;
Manner of forming the track;
Terrain disturbance including vegetation clearance, volumes and maoterials
to be removed;
Rehabilitation of disturbed ground

W \ ) \ .
WEEI isting hvdro-eleciricit T ission infrastructure
Effects on water quantity and reliakility of supply for existing users arising from
domestic water supply
Effects on existing hydro-electricity generation and transmission infrastructure
and opergiions.

RESTRICTED DISCRETIONARY ACTIVITIES

Any Permitted Activity or Controlled Activity that does not comply with the Site
Standards in 9 shall be a Discretionary Activity, with Council's discretion limited to
the matters of non-compliance.

DISCRETIONARY ACTIVITIES

Retail Sales - All retail sales.

Visitor Accommodation - providing accommodation for more than six guests on site
at any one time.

Commercial Activities — commercial activities other than complying visitor
accommodation activities and complying farm activities

Any activity which is not listed as a Permitted, Controlled, Restricted Discretionary,
non-Complying or Prohibited Activity

7. NON-COMPLYING ACTIVITIES

7.1

7.2,

7.3.

7.4,

Forestry Activitles

Mining Activities

Industrial Activitles

Noxious Activities — no activity shall involve the following:
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- Panel beating, spray painting, motor vehicle repairs or vehicle dismantling,
fibre glassing, sheet metal work, bottle or scrap storage, rubbish collection or
a recycling service, motor or marine body building, meat processing or
require an Offensive Trade Licence under the Heaith Act 1956 or its
amendments.

8. PROHIBITED ACTIVITIES

a.1.

Amenity Tree Planting - It is a Prohibited Activity for which no resource consent will
be granted to plant the following species:
e PFinus contorta [Lodgepole)
Pinus Nigra (Corsican Pine)
Pinus muriata
Pinus Sylvistris

9. SITE STANDARDS

9.1

9.2
2.3

2.4

9.5

9.6

Residential Density ~ no more than one residential unit and one minor unit per site
provided the minor unit can comply, in its own right with setback, height and
parking requiremenits for a residential unit,

The minimum site area for each residential unit and minor unit shall be:

i 2ha for lots created g gpproved by subdivision consent prior to 30
November 2007 and such approval has not lapsed

ii 4ha for all other lots

Building Setbacks - Minimum setback from road and internal boundaries of 20m.
Building and Hard Surface Coverage - the maximum coverage of all buildings and
hard surfaces on each separate title shall not exceed 700m2. For the purposes of
this rule hard surface shall not include any access whose formation and surfacing is
permeable.

Building Helght - The maximum height of any building shall not exceed 8m above
existing ground level.

Noise — All activities shall be conducted to comply with the following standards as
measured at any point within the boundary of any other site:

Daytime 0700 - 2000 hours 50 dBA Lio
Night-time 2000 - 0700 hours 40 dBA Lio
At all fimes 70 dBA Lmax

Noise levels shall be measured and assessed in accordance with NZS4801:1991 and
NZS 6802:1991 or their successors.

Nature and Scale of Home Occupations

i No more than one ful-ime equivalent person who permanently resides
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2.7

9.8

10.

elsewhere than on the site may be employed in undertaking on activity on
the site,

All manufacturing, altering, repairing, dismantling or processing of any
materials, goods or articles associated with an activity shall be carried out
within a building.

Hours of Operation — the maximum total number of hours the site shall be
open to visitors, clients or deliveries shall be 50 hours per week. All activities
associated with the home occupation or non-residential use of the site shall
be restricted to within the following hours:

= (0700 - 2000 Monday to Friday; and
* 0800 - 2000 Saturday, Sunday and Pubilic Holidays

except: where the activity is camied out entirely within a building; and
where each person involved in the activity resides permanently on
the site.

Aircraft - No activity shall involve the take-off or landing of aircraft, other than for
emergency services landing and rescues, or civil defence purposes.

Assessment Malters

In considering whether or not to grant consent or impose conditions the Council shall
have regard to, but not be limited by, the appropriate assessment matters in the
Rural Zone or Residential Zone rules.
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SECTION 12 — SUBDIVISION, DEVELOPMENT AND FINANCIAL CONTRIBUTIONS

Amend Rule le of Rule 1 General Provisions Applicable to all Subdivision and Development
Activities as follows:

l.e . Any reference fo Residential Zones in these Subdivision Rules shall be a
reference to the Residential 1, Residentiat 2 Zone, and Pukaki Village Zone.
° Any reference to Business Zones in these Subdivision Rules shall be a reference

to the Vilage Centre, Service, Industrial, Tourist, Tourist G, and Travellers
Accommodation Zone.

. Unless otherwise stated any reference to Rural Zones in these Subdivision Rules
shall be a reference to the Rural Zone, the Mackenzie Basin Subzone, any
Rural Residential Zone and the Aoraki/Mount Cook National Park.

. Any reference to Special Purpose Zones in these Subdivision Rules shall be a
reference to the Opuha Dam, Recreation A, Recreation P, Open Space H,
Open Space G and Airport Zones.

Amend the first clause in Rule 3 Controlled Activities —Subdivision, add wind as a Natural
hazard and add Earthworks as a new matter in respect of which subdivision is a Controlled
activity, as follows:

3 Controlled Activities - Subdivision

Any subdivision outside the Mackenzie Basin Subzone which complies with all Primary
and Secondary Subdivision Standards shall be a Controlled Activity in respect of the
following rmatters:

Natural and Other Hazards

° Provision of works, the location and type of services, building location, and
location and quantity of filing and earthworks that could be affected by the
following natural hazards or which could affect the impact of those natural
hazards on the site or other land in the vicinity.

Ercsion

Flooding and Inundation

Landslip

Rockfall

Alluvion (affect of river wash)

Avulsion (removal of land by flooding)

Unconsolidated Fill

Wind

Soil Contamination

Subsidence

Earthworks

. The volume and area of earthworks
. The methods of excavation and filling
. The size and location of stockpiles
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. Avoidance or mitigation of impacts on waterways, ecological and landscape
values, heritage, cultural and archaeological values and neighbouring

properties
. Methods of controlling stormwater runoff and erosion
o Rehabilitation of disturbed areas

Water Resources

® Effects on water resources, inciuding guantity and reliability of supply for
existing users.

Utilities

. Effects on existing hydro-electricity generation and transmission infrastructure
and operations.

Add the following new RESTRICTED DISCRETIONARY ACTIVITIES rule after rule 4
Controlled Activities as follows:

4A Restricled Discretionary Activities - Subdivision in Mackenzie Basin
Subzone

4A.a  Any subdivision, of or within

. an ldentified Building Node,
* an approved extension to an Identified Building Node; or
- an Approved Building Node

shall be a Reskricted Discretlonary Activity with the Council's discretion limited to the
following matters:

. All the matters listed in rule 3 above
. The matters referred to in Rural Objective 3A and Policies 3A to 3T relating to
the Mackenzie Basin Subzone

|7Amend Discretionary Activities— Subdivisions Rule 4a and add new rule 4e as follows:

4a Any subdivision outside the Mackenzie Basin which complies with all the Primary
Subdivision Standards but does not comply with any one or more Secondary
Subdivision Standards shall be a Discretionary Activity, in respect of the applicable
matter.

4.6  Any subdivision in the Mackenzie Basin Subzone outside an Identified Building Node
or Approved Building Node which creates new dllotments with a minimum areas of
200ha.
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Amend Non-Complying Discretionary Activities— Subdivisions Rule 5a and add new rule 5b as
follows:

5 Non-Complying Activities - Subdivision

S.a  Any subdivision outside the Mackenzie Basin Subzone which does not comply with
one or more Primary Subdivision Standards shall be a Non-complying Activity.

5.b  Any subdivision within the Mackenzie Basin Subzone which is not listed as a Permitied,
Controlled, Restricted Discretionary or Discrefionary Activity.

Amend Primary Subdivision Standards 6.a Allotment Size, 6.a.ii Unsewered Areas, 6b Water
Supply and 6d Energy Supply and Telephone Systems as follows:

é Primary Subdivision Standards
6.a Allotment Size—Residentialdones
é6.ali Unsewered Areas

. In Residential 1 Zones where public reticulation is not available, no dllotments
created by subdivision (including balance titles) shall have a net area less
than 1500m?2.

. In Rural-Residentia-Manuka Terace Zone no lots created by subdivision
(including balance titles) shall have a net area less than 4ha.

4.b  Water Supply

All new allotments in the Residential, Rurgl Residentiql and Business Zones other
than dllotments for access, roads, utilities and reserves, shall be provided with
a connection to a Council reticulated water supply laid fo the boundary of
the net area of the allotment, except where:

b.b.i there is no Council reticulation network and/or
é.b.ii there is no water available from a water scheme to supply the new
allotments.

6.d  Energy Supply and Telephone Systems

All new allotments in the Residentiol, Rural Residentigl and Business Zones,
other than allotments for access, roads, utilities and reserves, shall be provided
with connections to electrc supply and telephone systems fo the boundary of
the net area of the allotment. Refer to Part 15 Utilities Rules for standards
relating to lines.

Renumber rules/clauses, references to these and any other consequential changes required as
a result of amendments to the Subdivision and Development Rules
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PLANNING MAP /APPENDIX AMENDMENTS

| Insert Attachment 1 MACKENZIE BASIN SUBZONE into the Planning Maps.

Amend Planning Maps 51 and 33 by replacing the Twizel Water Supply Protection Zone area
with the area identified in Attachment 2.

| Insert Attachment 3 as Appendix R Capacity for New Nodes

I Insert Attachment 4 as Appendix S Identified Building Nodes

Appendices Rand §

il Amend the specific nodes contained in proposed Appendix R, and any relevant
aspects of Appendix S, in gccordance with the map attached in Annexure C to this
evidence.

{ii) The deletion of the shading around Twizel shown as "Area for Lifestyle subdivisions (no
nodes)" on proposed Appendix R and provide further clarity on how this areq is to be
addressed via the Plan Change, with an option to submit on any further changes.

(i} Clarification of the relationship between Appendices R and $ and the opportunity to
submit on any ensuing changes.

Amend Planning Maps 32, 33 and 37 by rezoning the area identified in Attachment 5 from
Rural to “Rural-Residential — Manuka Terrace Zone”

| Insert Sign Restriction Area into Planning Maps for Pukaki Village zone J

MISCELLANEOUS AMENDMENTS

| Amend Section 9 HAZARDOUS SUBSTANCES Table 1 as follows:

Table 1: Quantity Limits For Hazardous Substances Identified In Schedule
1

Residentlal, Rural Residential, Recrealion A & P, Open Space H & G, And Pukaki
Village Iones

| Amend Section 11 SIGNS Rule7 as follows:

7 Signs In Rural Zones, Rural Residential Zones and Opuha Dam
Ione
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In addition to signs permitted in Rule 2, signs in Rural zones, Rural Residential
zones and the Opuha Dam Zone, other than those listed in Rule 14 below shall
be Permitted Activities, provided they comply with all of the following
standards:

I Amend Section 11 SIGNS Rule10.c as follows:

10.c  No signs shall be permitted within the kekeside—Ristachen—Araas—as Sign
Restriction Areq identified on the Planning Maps.

Amend Section 12 SUBDIVISION, DEVELOPMENT AND FINANCIAL CONTRIBUTIONS
clauses 6.a.iii and 6.a.v as follows:

é6.aii Boundary Ad]ustments

Notwithstanding 6.a.i and é.a.i above, where there are two separately
saleable existing allotments, which have separate Certificates of Title, any
adjustment of the boundaries shall be such that the resultant aliotments are
not less than the smaltest that existed before the subdivision. In Residential and
Rural Residential zones that allotments shall be contiguous or separated by a
road.

6.a.v Access, Ulilitles, Roads and Reserves
Notwithstanding é6.a.l and 6.a.ii above, there shall be no specified minimum

dllotment sizes in any zone for allotments for access, utilities, reserves and
roads.

Amend Section 12 SUBDIVISION, DEVELOPMENT AND FINANCIAL CONTRIBUTIONS
Secondary Subdivision Standards clause 7.b Property Access by amending the Table 7.b.i and
adding a new clause 7.b.x as follows:

Type of Road Road Canlageway Kerb & Footpath(s)
Width{m) Width (m) Channel
Min/max Min/Max
Rural Zone and Rural 15/20 6.2/6.5 - -
Residential Roads

7.b.x Access to dllotments with the potential to accommodate more than é
residential units shall be provided by way of a public road and not by private
way or access lot.

Amend Section 12 SUBDIVISION, DEVELOPMENT AND FINANCIAL CONTRIBUTIONS
Secondary Subdivision Standards clauses 7.d Provision for Land for Open Space and
Recreation as follows:

7.d  Provision of Land for Open Space and Recreation

Proposed Plan Change 13 as Amended by Recommendations 33



=t

Rate of Contribution - Residential Purposes

Where any subdivision creates separately saleable, addifional allotments for
residential or visitor accommodation purposes in Residential zones, Business zones,
Special Purpose zones, Rural Residential Zone or the Rural zone, other than in the
Aoraki/Mount Cook National Park, a cash contribution shall be made to the Council
towards the provision of land for open space in the locdlity, land for recreational
facilities and maintenance of recreational facilities and open space calculated as

follows: based-er-the-following-raias:
5% x (a-b} x c
Where:
a = the number of allotments authorised by the subdivision consent and includes

Vacant allotments, including vacant parts of allotments for cross-leases and
unit tities; and

ii Allotments created after the erection of @ household unit, or where the
subdivision and building consent for the household unit are issued in
conjunction with cne another:

b = number of allotments in the land prior to the subdivision (which were held in
separate Cerfificates of title or for which Certificates of title could be issued without
consent of the Council) that when created {either pursuant to a resource consent or
previous legislation) complied with the minimum subdivision standards for their
respective zones or standards contained in the Plan

c = the average per allotment market value {$) of all allofment's in the subdivision,
determined at the date on which the subdivision is granted, as if the allotments had
been subdivided in accordance with the subdivision consent. The value of land for
the purposes of determining the average cash value of dllotments shall reflect the
value of the lots in the completed development

In the Rural Zone and Rural Residential Zone 5% of the average value of 1500m? of
each lot assessed as a site for a residential unit.

in all other zones 5% of the average cash value of the allotments in the subdivision,
excluding the area of alloiments for roads, utilities, reserves, access and similar
pPUrposes.

All contributions shall be to the Council in cash, unless negotiated land purchases are
made in conjunction with the subdivision.

This rule shall not apply to any subdivision for the purposes of famm worker
accommodation.
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Where, within the preceding 10 years:

a subdivision of land creating the allotment(s) has made provision for land for
open space and/or conservation in excess of a previous contribution
assessment; or

building(s} erected on the dallofment{s) have paid a financial contribution
towards the provision of land for land for open space and recreation

the excess contribution or the financial contribution from the building development
shall be assessed as a credit and deducted from the value of the subdivision
conftribution.

Amend Section 12 SUBDIVISION, DEVELOPMENT AND FINANCIAL CONTRIBUTIONS
9 Provision for Open Space and Recreation — Residential and Visitor Accommodation
Developments, clauses 9.a Application of Rules to Zones and 9.c Discretionary Activity as

follows:

9.0

Application of Rule to Zones

This rule applies to the following zones:

i
ii
jii
iv

9.c

Residential zones

Business zones

Special Purpose zones

The Rural Zone, other than in the Aoraki/Mount Cook National Park and Rural
Residential zones

Discretionary Activity

Any development which does not meet the standard of contribution specified in
Standard 9b above shall be a Discretionary Activity.

Amend Section 14 TRANSPORTATION RULES 2.q Private Vehicle Access as follows:

2.q

Private Vehicle Access

All private vehicular access to fee simple title allotments, cross leases, unit tifles
or leased premises shall be in accordance with the standards set out in the
table below.
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Table é - Private Vehlcular Access

ZIone Potentlal Length Legal Camiage Turning Passing Footpath
No of Width -way Area Bay 3
Lots {m} Width
(m)
Residential 0-2 All 3.5 3.0 Opftional Option  Cptional
lengths at
Residential 3-4 0-50 4 3.5 Required Require Optional
d
Residential  3-6 Cver 4.5 4.0 Required Require Required
50 d
Rural and 0-6 All 5.0 4.0 Required Option Optional
Rural Length al
Residential ]
Al Other 0-6 All 6.0 4.0 Required Option Optional
Zones Length al

S

ii Minimum height clearance for private vehicular traffic access shall be 3.5m.

iii Access to more than 6 allotments or residential units shall be provided by way
of aroad and not by a private way or access lot.

Amend Section 15 UTILITIES Standards for Permitted Activities Rules 1.2.b and 1.2¢ as

follows:

1.2b  Any support structure for lines within Rural Zones and Rural Residential zones
shall be setback a minimum distance of 15m from any intersection, measured
parallel from the centreline of the cariageways, at the point where the roads
intersect.

1.2.c No facility or support structure for telecommunicatfion, radioccommunication
and/or meteorological facilities shall exceed the following applicable

maximum height (refer definition) above ground level:

11m in Residential, and Pukaki Village Zone.

20m in Rural, Rural Residential or Business Zones.

| Amend Section 15 UTILITIES Rule 1.5 Discretionary Activities as follows:

1.5 Discretionary Activities

The following activities shall be Discretionary Activities throughout the District:

Q Any activity listed as a Permitted Activity which does not comply with any one
or more Standards applying to that Activity shall be a Discretionary Activity,
with the exercise of the Council's discretion being restricted to the matter(s)
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Brotecticn-Ared-

c Weather Radar.

d Lines and support structures for conveying electricity at a voltage exceeding
110KV and a capacity exceeding 100MVA.

e

Any other utility not specifically listed as a Permitted or Discretionary Activity,
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Annexure B: Copy of Appendix 1 attached to Meridian"s original submission

Planning Evidence — Proposed Plan Change 13, Mackenzie District Plan 2008.
BMI. ref: CO8005
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Annexure C: Recommended modification of Landscape Sub-Areas

Planning Evidence — Proposed Plan Change 13, Mackenzie Dislrict Plan 2008,
BML ref: COB005
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Annexure D: Summary of Meridian’s Further Submissions

Planning Evidence — Proposed Plan Change 13, Mackenzie District Plan 2008.
BML ref: CO8005
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