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Building Applications:

Description

Install Masport Osburn Heater

in Dwelling

Erect Garage

Erect Garage

(DWX) ERECT DWELLING

Planning Applications:

Description

30 Tui Street, St Leonards

residential activity on

undersize lots

Subdivision of site into three
lots (two resultant titles}

Construction of a new 6 m x
4.8 m single garage

TO DIVIDE EXISTING
AMALGAMATED TITLES INTO
THREE SEPERA TE TITLES.

(Property Number: 5109649)
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1989 DECLARATION OF LAND USE
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2001 SUBDIVISION APPLICATION
(RMA-2001-364849), SCHEME PLAN
AND SITE PHOTOGRAPHS
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PATERSON PITTS PARTNERS LTD

DUNEDIN,

. . 8-10 Broadway, PO Box 1083
Surveying, Resource Management, Land Planning & Development Ph.{03) 477 3245, Fax (03) 474 0484

Principals:
Nigel B. Pitts MNZIS, REA
Tony D. Hocken Dip Surv, MNZIS

Associated Company:
23 April 2001 Nespair Actial Surveys Lid
The Planning Administrator (Survey)
Dunedin City Council
PO Box 5045
DUNEDIN

For the attention of Mrs Helen Fleming
Dear Madam

Re: APPLICATION FOR RESOURCE CONSENT TO NON COMFPLYING
SUBDIVISION AND LAND USE
70 TUI STREET, ST LEONARDS
Applicants: Mr N L Knowles & Ms M J Lawrenson

Please find the attached data in support of these applications.

Form 5

Application Plan and aerial overlay

Locality and Zoning — Proposed Plan — Map 20

Locality and Zoning Dunedin Section — Transitional Plan
Locality and Zoning Silverpeaks Section Transitional Plan
Indicative house design

Ground photography

Electricity supply — correspondence with Delta Utility Services
Title copy - Certificate of Title 11B/1205
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Comment is set out below on the many aspects relevant to these applications.
1. OBJECTIVE
The objective of these applications is twofold:

@) To obtain Resource Consent to the subdivision of the parent title into three land
parcels, each of which lacks conformity with the 15 hectare minimum area provided
for under the Rural Zone Rules, Proposed Dunedin District Plan (1999)

and

(ii)  To obtain Resource Consent for residential dwellings (3) one on each of the proposed
non-complying land parcels under (i) above, one of the three representing the
applicants existing dwelling,

While two applications are involved, there is a substantial degree of commonality in the data
applicable to each. Consequently, both elements are run together, to the greatest degree
possible, with differentiation made, as appropriate. '

Paterson Pitts Partners Ltd Group Offices:  Cromwell, Telephone (03) 445 1826, Principal: Peter Dymock BSe, BSurv, Dip Mngt, MNZIS
Wanaka, Telephone (03} 443 8632, Principal: Brian Weedon BSc, BSurv, MNZIS
Queenstown, Telephene (03) 442 7005, Principal: Peter Dymock BSc, BSurv, Dip Mngt, MNZIS
Alexandra, Telephone (03) 448 8775, Principol: Peter Dymock BSc, BSurv, Dip Mngt, MNZIS
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2. BRIEF BACKGROUND

This text, and accompanying data, can be read in conjunction with the proposal made to
Council, dated 21* October by the applicants, but the following modifications have been
made:

@ The proposed dwelling location on Lot 2, adjacent to the existing stables, has been
- deleted, the proposed dwelling re-located eastward to one of two alternative positions,
shown within Lots 2 and 8 of proposed Parcel 3.

(i)  Minor amendments to the portrayal of the subject title.
(iii) Amended yard clearance provisions, applicable to Parcels 2 and 3

For the sake of completeness and coherence, this text duplicates some of the data previously
supplied, and can be regarded as a complete; replacement text for the initial application.

The property, of 16,4493 hectare area, is contained in Certificate of Title 11B/1205 and was
acquired. by the applicants in August 1989, under the planning regime existent prior to the
public notification of the Proposed Dunedin District Plan in July 1995.

The applicants have, in their period of ownership, farmed the property to the extent possible,
given the constraints of topography, bush, and the constant challenge of noxious re-growth.
The property is incapable of sufficient agricultural production to cover costs, and given the
nature of adjoining properties, there is no prospect of amalgamations with adjoining rural
lands resulting in a rural unit having significant agricultural production.

The proposal bears a strong resemblance to recent subdivision and land use applications
relating to a property fronting Harrier Road, St Leonards, consented to by Council under
Consent No's 2000-0487 and 2000-0488, those consents currently under appeal.

The applications are both non-complying, necessitating a successful passage through the

_threshold tests under Section 105(2A) Resource Management Act, before Council is able to

move to consideration of the application under Section 104.

We submit that it will be demonstrated in the course of these applications that the threshold
test is passed when compared with the provisions of Section 2A)(3)(2). (The applications
have no more than minor effects). Further comment on this aspect is made following the
assessment of effects set out later in the application.

In planning terms, the most relevant element in the application is that of the proposed land
use, as it is that aspect from which the effects arise, the subdivision element in this instance
simply providing for three land tenures in place of the current single title.

For the sake of clarity in identifying the three proposed tenures and their dwelling sites
(Parcel 1 dwelling already established) and access, the application sets out the subdivision
details ahead of those for land use, the order of presentation not reflecting the order of
planning significance.



3. THE SITE
3.1.  General

The site is located off Tui and Weka Streets, St Leonards, comprised in one title, from five
non-contiguous portions, separated by unformed roads (see Application Plan).

Site topography falls quite steeply toward the harbour in an east-south-easterly direction, with
the open pasture coinciding with the small open faces and broad ridges lying between the
basic gullied drainage pattern.

Bush and shelterbelts cover approximately 40% of the site area (refer aerial overlay) and
despite clearance efforts, noxious re-growth is apparent in some areas.

The applicant's dwelling is located in an approximately central location within the title with
outstanding views to the harbour and Peninsula opposite.

The stables, located on proposed Parcel 3 are the only other structure existing on the
property. '

3.2. Existing Acpess

Site access is obtained from Tui Street, the upper portion contained within the legal road
corridor consisting of a concrete carriageway, changing to a metalled formation from the
point where it deviates from the legal alignment, continuing upslope in a rounded zigzag
pattern, crossing and re-crossing the unformed Tui Street (and adjacent street) alignments
prior to swinging into the dwelling carpark area via a short length of concrete carriageway.

The metalled formation (approximately 4.5 metre width, watertable to edge) is frequently
fringed with single row plantings of pinus radiata providing edge stability and definition.

The provision of passing bays is the practicable response to the need for vehicle passing.

Five Rights of Way are required, described in a later section. _

The existing access alignment is the most practicable available, and formation of the legal
alignment of Tui Street (or Weka Street) is neither practicable, nor contemplated in this
application.

3.3. Existing Site Usage

The applicants, in their period of ownership since 1989 have invested significarit time, and
capital, in maintaining, and improving the property, the essential usage, given the soils,
topography, and aspect being loosely described as rural/residential, living on site, and
currently running 34 breeding ewes on the somewhat confined pasture, approximately 60%
consisting of improved grasses. '

Mob stocking (cattle) has been utilised in the past, as a practicable means of combining
production with noxious growth control, but as a farming practice, has downsides of stock



intrusion into the natural bushed areas, pasture pugging and interference with natural ground
water flows.

The property is generally too steep for the safe use of wheeled farm implements (tractors).

In any event, pastoral activities are not, and never have been, “economic” in the sense of
providing an excess of income over expenditure after allowance for direct costs, and labour
input, but it has provided a satisfying, exhausting, lifestyle, maintained via city salaries.

3.4. Underlying Geology — Soils ~ Stability

Benson’s Geological Map — Dunedin District, records the basic geology of the area as
overlaying strata, in ascending order from the harbour shoreline of two differentiated basalts
from the first main eruptive phase, followed by phonolite, trachyandesite and basalt, from the
second eruptive phase, with a fault line noted running parallel to the shoreline, within the
phonolite occurrence.

Soil type is heavy clay, poorly described, with minimum topsoil. The past rural management
has included twice clearing by dozing, prior to 1990, which has resulted in reduced topsoil
depth.

There are no permanent watercourses on the land although there are a number of seasonal
springs.

Site walkover inspection-of the open pasture identified one well contained location, south
west of the barn, where the topography could be interpreted as a scarp/slurp configuration,
exhibiting no sign of activity, and not prejudicial to the intent of this application.

Planned access, and building platform locations are located on a face (alternative sites, Lots 2
and 8) and broad ridge (Lot 7) of moderate east falling gradient with no surface indications of
ground instability. -

Unsurprisingly, given the heavy soils present, no tunnel erosion has been noted.
3.5. Existing Services

Given the Rural zoning of the subject site, and Council’s policy of requiring self-servicing of
dwellings within the Rural Zone, in respect of water supply and foul waste disposal, those
two services, located within the urban area of St Leonards can be disregarded.

The existing dwelling on Lot 1 derives electricity supply from an on site wind powered
generator. The applicants havé completed their investigation of reticulating power to the
proposed development, and the practicality, options, and costs, are set out in the
correspondence received from Delta Utility Services Ltd (dated 14™ April 2000) appended to
the application. -

Telecommunication reticulation would be made to existing cabling located in Tui Street and
Right of Way “A” and “B”,



3.6. Surrounding Land Uses

Surrounding land uses can be readily interpreted from the aerial photography opposite, which
clearly shows the distribution of bush, pasture, and several of the existing dwellings in the
vicinity of the subject site, but unfortunately, the coverage does not extend sufficiently to the
north west, to show the four dwellings above the site, observable on the ground photographs.

The principal elements are:

)] Urban St Leonards lying to the east of the site, and separated from it by an
intervening bushed, and Rural zoned strip, some 60 metres wide at the
southern end of the title, broadening to approximately 250 metres at the
northern; and

(i) ~ Stevenson Bush Scenic Reserve adjoining the western title boundary,
containing native bush and minor clearings, and forming (in part) the eastward
limit of the Flagstaff-Mt Cargill Landscape Conservation Area (refer
Application Plan); and

(iii)  Existing dwellings are located to the north (1), south (2) and north west (4) of
the property, those to the north and south accessed indirectly from State
Highway 88, while those to the north west, accessed from North Road and the
subsidiary Cleghorn, Clifford and District Roads.

Some 8 separate ownership (inclusive of the Reserve) surround the site, all
smallholdings, containing varying percentages of bushed gullies and faces,
and open pasture.

Agricultural land use, would predominantly be similar to that of the application site, and the
majority include a residential component.

3.7. Title Format

The subject title, containing 16.4493 hectares, is Certificate of Title 11B/1205 and has
“Limited as to Parcels” status. A minor discrepancy has been identified in comparing the title
area noted above, and the summation of the lots described in the application (refer to
scheduled areas in following section), with a shortfall in the area of approximately 0.5
hectares.

The title memorials record appurtenant rights in respect of streets, roads and terraces shown
on Deeds Plans 109, 136 and DP 3208 applicable to the various constituent appellations
contained in the title record.

The land is not subject to, nor holds appurtenant, service easements.

As is obvious from the title and application plan, the title is separated into 5 lobes via the
several named and unnamed road alignments shown.






4, THE PROPOSALS

4.1. Subdivision

4.1.1. General

The proposed subdivision of the subject title sets out to create three separate land parcels,
comprised of “clusters” of the allotments shown, the multiplicity of allotments arising from
the intersections of the pre-existing road alignments.

The three parcels, each of which would be represented by a separate title via amalgamation

conditions imposed by Council, would comprise the following, each parce] being non-
complying with the 15 hectare minimum area required in the Rural Zone.

Parcel Constituent Lots Areas
1 Lot 1 6.89 ha
Lot 4 4.14 ha
Lot 5 0.70 ha
Loté 0.13 ha

Total 11.86 ha 11.86 ha
2 Lot3 1.89 ha
Lot 7 0.71 ha

Total 2.60 ha 2.60 ha
3 Lot2 0.85 ha
Lot 8 0.50 ha

Total 145 ha 1.45 ha

Site Total 15.¢1 ha

Title Area 16.45 ha

Approx Difference 0.54 ha

The extent of open pasture and bushed areas on each proposed parcel are self evident on the
aerial plan but are briefly described as:

Parcel 1 Containing the applicant’s house and associated septic tank and drainags field,
vehicular access and carparking and approximately equal areas of pasture and
bush.

-..‘]




Parcel 2 Consisting of a bushed gully side, south facing, falling to the watercourse
lying to the south of, and parallel to, the southern title boundary, together with
a small area (approximately 0.8 hectares) of open pasture, located to the north
of the access alignment, and containing the proposed building platform,
labelled “Site 17 for the parcel.

Parcel 3 Situation on either side of the unformed “Albert Terrace” and containing the
stables and having a high percentage of Parcel area in pasture.

4.1.2. Access

Access to Parcel 1 would utilise the existing vehicle access alignment, labelled Right of Way
“A” (Lying within Lot 3, Parcel 2) of approximately 150 lineal metres over which it would
hold a Dominant Tenancy. Technical frontage is currently provided by the various frontages
of Parcel 1 to the existing legal roadlines, but it is submitted that the easement over Right of
Way “A” be mandatory in status, to provide for the future possibility of road stoppings, the
mandatory status providing for the frontage provisions presently contained in Section
321(3)(c) Local Government Act (Right of Way as sufficient frontage).

Access, both physical and technical, is provided in the manner described above, to Parcel 1,
which would be comprised of Lots 1, 4, 5 and 6 via an amalgamation Condition imposed by
Council under Section 220(1)(b)(iii) Resource Management Act. However, the vehicular
access within Parcel 1 twice crosses an intervening strip lying between the upper portion of
Tui Street, and another roadline approximately 8 metres to the north east (unnamed),
contained in Deeds Index 0.40 in the name of David Proudfoot (1873).

To complete the formalising of access to the existing house site on Lot 1, Right of Way
easements will be sought over the two crossings of the strip, labelled Right of Way “D” and
Right of Way “E”, proposed as Optional Easements, recognising the time it may take to
formalise easements with a deceased estate. .

" Access to Parcel 2 would utilise the existing vehicle access alignment labelled Right of Way

“A” which would be contained within the parcel, together with an Easement of Right of Way
over that part of proposed Lot 6 (Parcel 1) labelled Right of Way “B”, again utilising the
existing access formation, together with a further Easement of Right of Way over that part of

“the proposed Lot 2 (Parcel 3). labelled Right of Way “C” as noted above, we submit that the

easements should be mandatory, for the same reasons.

Access to Parcel 3 would be via Easements of Right of Way over proposed Rights of Way
“A” and “B”, Right of Way “C” lying within the Parcel 3 title.

Inter-allotment access, between the lobes of the three parcels is provided via usage of the
intervening roadlines as hereunder —

Parcel 1 (i) Between Lots 1 and 5 — via proposed Rights of Way “D” and “E” or via a
more tortuous route using the roadlines.

. (ii) Between Lots 1 and 6 — via the unnamed intervening roadline.




(iii) Between Lots 1 and 4 — as for (ii)

Between Lots 3 and 7 — via the intervening Tui Street alignment and the
intersecting access.

Parcel2 (i)

Parcel 3 (i) Between Lots 2 and 8 across the intervening Albert Terrace.

The scheduled form of the required easements, which encompass both access and the
conveyance of electricity and telecommunications, as a safeguarding provision is as follows.

| MEMORANDUM OF EASEMENTS

Shown Servient Tenement Dominant Tenement

| Purpose

Right of Way and
Right to Convey
Power and
Telecommunications

Lots 1,4,5and 6
(CT XYZ)
shown hereon

Right of Way A Lot3

Lots2and 8
(CT abc)
shown hereon

Right of Way A Lot3

Lots3 and 7
(CT def)
shown hereon

Right of Way B Lot 6

Lots 2 and
(CT abc)
shown hereon

Right of Way B Lot 6

Lots3 and 7
(CT def)

Right of Way C Lot2
. shown hereon

" Schedule of Optional Easements

Right of Way D Pt Sec 7 Lots1,3,5and 6
Right of Way E Pt Sec 7 (CT XYZ)
shown hereon

Turning to the question of the Rights of Way formation, topography precludes the ability to
provide a continuously 2 way vehicle carriageway on Right of Way “A”, and it is proposed
that passing bays are constructed at not more than 40 metre intervals to facilitate vehicle
passing.

It is forther proposed that the carriageway consist of compacted metal, not less than 3.5
metres wide (excepting the passing bays, which shall be not less than a further 2.5 metres)
draining to a watertable, and appropriate culverting. Rights of Way “B”, “D” and “E” are
promoted on the same basis.




The above formation would be contained within a 10 metre legal width.

Right of Way “C” currently follows a formed, but unmetalled bench, and it is proposed that
its carriageway width be 5.0 metres, within an 8 metre legal width.

Appropriate Maintenance Agreements, specifying the maintenance obligations applicable to
each of the three parcels, would be prepared, and referred to on each title.

4.1.3. Servicing

)] Power and Telecommunications

All three parcels would be reticulated for electricity and telecommunications from the
facilities existing at the end of the Tui Street formation (telephone cabling already extending
up Rights of Way “A” and “B”.

The easement provisions discussed in the previous section included easements within the
Right of Way alignments, for the conveyance of power, and telecommunications.

That provision was a safeguarding one, as the route described in Delta’s response to the
" applicants approach (appended) provides for a more direct route, utilising the unformed Tui
Street alignment to a location in the vicinity of Right of Way “B”, from which point,
distribution of low voltage power via transformer installation would be made.

The location and alignment of the service route, and the fact that the site is not located in a
landscape protection area, accommodates the use of an overhead system, and pole mounted
transformer (refer Option 1 — Delta response),

Should the route deviate outside the Tui Street alignment then appropriate easements in gross
over the affected private land would be reserved in favour of Dunedin Electricity, together
with any easements found to be necessary for protecting the low voltage supply to the three
parcels.

We suggest that if Council is of a mind to grant consent to this application, then an
appropriate Condition of Consent would require that where electricity and/or
telecommunication reticulation cross private land, then easements shall be provided for-in the
format appropriate to the circumstances to protect the supply and maintenance of the plant.

(i)  Foul Waste Disposal — Water Supply — Stormwater Disposal

Given that the above matters are allied to the dwelling land use, this aspect is covered in the
Land Use portion of the application.

4.1.4. Assessment of Effects — Proposed Subdivision

The subdivision activity proposed is a precursor to the intended introduction of an additional
two dwellings within the present title area. It is this latter land use activity which has the
potential to create effects, and in this instance, given the minimal physical construction
involved, the nil disturbance to the land or vegetation, and the objective of more adequately
providing for continued sound land management in conjunction with on site residential use,
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we conclude that the effects of the subdivision activity are negligible. If the proposed
subdivision, and creation of three separate land tenures in place of the single one presently
the case, were to prejudice the possibility of amalgamations to provide for larger, economic
farming units, then the act of subdivision could be unwise in some circumstances. That is not
the case in this instance, and we conclude that the subdivision, as a discreet activity, is not
inconsistent with Part II Resource Management Act, the implications of the Fourth Schedule
or Section 18.6 (Assessment Matters) Proposed Plan.

42, Land Use Application

4.2.1. General
The land use element of the application arises from the following issues:

() Lack of compliance with the 15 hectares minimum area required to support a dwelling
in the Rural Zone, Proposed Plan, the non compliance applicable to all three of the
intended parcels.

and

(i)  Lack of 20 metre yard clearances at the two alternative dwelling platform locations
shown on Lots 2 and 8, Parcel 3 and for the dwelling platform on Lot 7, Parcel 2, as
previously noted.

42.2. The Land Use Proposals

0] Parcel 1 dwelling, the applicants home, is already in place, together with ancillary
access, parking and septic drainage, the latter contained within the confines of Lot 1.

The proposal makes no amendment to the infrastructure, and simply reduces the
parcel area from the present 16.4 hectares to the proposed 11.8 hectares.

Yard requirements are more than satisfied and are not at issue.

(ii) - A dwelling is proposed for Parcel 2, located on Lot 7, the building platform of 30m x
30m leaving yard clearances of:

“ 25 metres to the Tui Street boundary
- 20 metres to the Lot 2/Lot 7 boundary
- 15 metres to the northern boundary of Lot 7

It is the 5 metre shortage in the latter yard clearance which is 2 non complying
element. The effected yard abuts the MacKnight property, which at this location is a
bush covered valley side slope, the effect of the shortage negligible.

The reason for the platform positioning is to better utilise the flat topped ridge present
at this location,

Access to the building platform would a 20 lineal metre vehicle access on an eastward
alignment from proposed Right of Way “C”.

11
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Foul waste disposal would be accomplished via a two Stage septic tank and associated
waste drainage field, meeting the requirements of Council’s Environmental Health
Section and the designs appropriate for Soils of Low Permeability, an example of
which is the planted evapo transpiration mound, with gravity or pumped dosage. All
waste water plant would be contained within Lot 7.

Water supply would be dependent on roof water collection and storage, and a 20,000
litre storage tank facility would be appropriate.

As a consequence of roof water colléction for domestic supply, stormwater disposal
becomes relevant only to tank surcharging, and drainage off driveways, and
hardstanding, all readily accomplished by guidance to natural drainage flow paths, or
on site absorption pits, sited clear of any foul waste drainage field.

Comment on the style of dwelling that can be envisaged, and the assessment of
effects, is set out in a following section.

A dwelling is proposed for Parcel 3, two alternative platforms promoted, to provide
purchaser choice.

Site 2 is located on Lot 2, on a broad ridge west of Albert Terrace (refer plan).

An alternative platform position, site 3, is located on Lot 8, to the east of Albert
Terrace. this latter alternative, while more sheltered by the shelter belts apparent to
the north, south, and the woodlot to the east, is also more confined, the upper
alternative providing a more extensive outlook in comparison.

The site 2 platform is proposed as 20m x 30m, located relative to title boundaries as
follows:;

- ‘20 metres from the north boundary
- 24 metres from the Lot 1/2 boundary
- 10 metres from Albert Terrace

The site 3 platform, of irregular shape.

- 15 metres from the Weka Street boundary
- 15 metres from Albert Terrace boundary
- 15 metres from the Victoria Terrace boundary.

‘The first two yard offsets (15m) fail by 5 metres to satisfy the 20 metre prescribed
clearance. As with Site 2, given that road alignments adjoin the non complying yard
provisions, and no private properties are affected, it is considered that the non
compliance is insignificant, and accepting that formation of the adjoining roadlines is
impracticable, there is no threat of limitation to cut or fill batters, (see plan opposite).

The comments made under (ii) above in respect of domestic water supply, waste water
disposal and stormwater from hardstanding areas apply equally to the two alternative
platforms promoted for Parcel 3 with the proviso that the waste water drainage field must be
contained within Lots 2 and 8, that is, should the Site 2 (Lot 2) platform position be selected,
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then the septic tank and drainage field be sited entirely within Lot 2, or, the drainage field be
sited entirely within Lot 8, fed by closed line from Lot 2. This then avoids. the use of Albert
Terrace as part of the dramage field.

Access to either of the alternative platform positions (Sites 2 or 3) would be via an extension
of vehicular access from the end of proposed Right-of Way “C” on an alignment passing the
stables, and traversing the slope, the basic formation having recently been constucted for
Farm Management purposes.

4.2.3. The Dwelling — Nominal House Design

While the precise dwelling design is not known at the present time, a design of a single story
contemporary house is appended, which can be considered as representative of the style of
dwelling anticipated.

Exterior finishing colours shall be selected from Council’s recommended colour palette, but
we note that for reasons which will be set out under our assessment of effects, this aspect is
not as critical as can be the case in more prominent locations.

It can be reasonably expected that the dwellings, and landscaping would be in line with the
normal objectives of owners to create and maintain an attractive asset.

4.2.4. Assessment of Effects — Land Use

We address this question under two headings, the first, dealing with the effects in an overall
context, noting the philosophical hurdles in the Proposed Plan — Rural Zone provisions which
are relevant to this application, the second, dealing with the site specific issues, supported by
ground photographs which provide the evidence in regard to visual impact.

(i) General

We identify the following issues as those with which the land use application could
potentially be in conflict, excepting the matter of yard clearances, which in the circumstances
of this application, are of a more minor nature, commented upon earlier.

- Urban Sustainability

- Rural Amenity

- Cumulative Effect

- Sustainability

- Avoidance of Adverse Effects

The above broad issues tend.to address potential negative issues, but to provide balarce, it is
worth noting the potentially posxtlve issues viz:

- Rural Sustamabtllty
- Economic sustainability of rural small holdings
- Providing reasonable choice for the rural residential market.

Given the ability of the sites to be self serviced, without impact on neighbouring properties,
or Council’s service infrastructure, and the avoidance of adverse effect on neighbouring

13



properties, it is the potential conflict with the expressed concepts of “urban sustainability”
and the “urban fence” to which attention must be turned, the cumulative effect of non
compliance with the Proposed Plan in these matters being the point at issue.

In terms of the “urban fence” concept, and Council’s concern that it may come under pressure
to extend the service infrastructure into the subject area, we submit that that is not at issue
here, as the zoning of the property will remain rural rather than rural residential, which would
carry with it the potential for a attracting.the infrastructural pressures which Council is keen
to avoid.

In terms of urban sustainability, the concepts objectives are recognised, but, we submit, must
be weighed up against the issue of rural sustainability, and prudent land use.

In common with other peri-urban rural land holdings, the issue of economic sustainability is
arising, and where amalgamation with adjoining like properties is practicable, that technique
can provide a solution to the economic issue.

However, when that is not possible, then we submit that a solution can lie in allowing a
higher use, by permitting' a parcel size (together with residential use rights) which is
commensurate with what can be “farmed” by those wishing that lifestyle, usually involving
subsidisation of the farming activity from a city derived salary.

If that can be achieved without adverse environmental effects, then we suggeést a balance can
be achieved between economic reality and Council’s desire to maintain an obviously rural
border to metropolitan Dunedin.

To maintain that border by disallowing the form of land use promoted in this application is to
require the landowner to provide for an amenity for the perceived public good, at private
expense. '

The foregoing comment, obviously of 2 more general nature, is, we. believe applicable to the
land use proposal contained in this application.

(i)  Site Specific
(Refer also the appended ground photographs for increased format size)
With reference to all three parcels, we note that:

e Nil adverse effects arise from the proposed inclusion of residential activity, on
neighbouring properties in respect of noise, glare, odour and waste water discharge.

e Nil adverse effects arise from a need to extend the city’s service infrastructure as only
power and telephone services will be installed, paid for by the applicants.

e In terms of retention of rural visual amenity, the proposed building platforms for
Parcels 2 and 3 (Parcel 1 — dwelling existing) largely obscured from observation by
the topography and vegetation, the potential viewing positions restricted to the
following locations; '
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) Company Bay area, Otago Peninsula —~ intermittent view with ground and vegetation
backdrop

Refer to ground photos — Site 1 “South” Site 3 “South” and view across harbour from
Company Bay.

(ii)  Existing dwellings north of the proposed Lot 4.
Refer to ground photos Site 1 “North” Site 3 “North” and view from Company Bay.

Ground photographs taken from Sites 1 and 3 are provided, for each of the 4 cardinal points
north, south east and west. Enlargements are appended for more detailed scrutiny. Ground
photographs are not available for Site 2, the upper, alternative platform position for Parcel 3
(Lot 2) but the results can be inferred from the Site 3 photographs.

The location of the existing dwelling, and those proposed for Parcels 2 and 3 are not easily
observed from Company Bay, but are identified by circles on the photograph below.

The proposed dwellings on Parcels 2 and 3 do not represent an upward encroachment of
fesidential development, as both are sited downslope from both the existing dwelling on
Parcel 1, and the four dwellings on the ridgeline above the subject property.

We submit that from the evidence recorded above, corruption of the visual rural amenity does
not arise from the proposal. -

The two dwellings proposed will together generate approximately 12 to 16 traffic movements
per day (6 to 8 per household).

Tui Street, especially the upper formation, consisting of a concrete carriageway, has obvious
constraints, but would be fully capable of accommodating that level of additional usage.
There would seem to be no prospect of increased traffic volume in the future, following this
development.

Allowance of the application would provide for a sustainable continuance of the minor
“farming” activities on the property, as the uneconomic burden of the activity would spread
to three owners, rather than the present one. Given that the visual disruption arising from the
additional dwellings will be negligible, then the additional input arising from the additional
owners can be expected to ensure that the rural environment is maintained, noxious growth
controlled or eradicated, to the benefit of all, and a protection for the adjoining Stevenson
Bush Scenic Reserve,

While acknowledging the matters of non-compliance that this land use proposal raises, we
submit that by reference to the core objectives of Part II Resource Management Act, the
proposal warrants approval.

It is promoted at the threshold test level, as meeting the criteria under Section 105(2A)(a)
Resource Management Act — that Council be satisfied that the adverse effects on the
environment will be minor,
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While preparing the application, we have been mindful of the Variation to the Rural Zone at
the opening stages of preparation.

The content, and final outcome of the Variation is imponderable, but it is clear that Council
has considered that the existing Rural provisions should be revisited, with, perhaps, a greater
emphasis on identifying the effects and comparison with criteria,

This application has to address the currently applicable regime without anticipating the
possible changes.

S. CONSULTATION AND PROCESS

The applicants have previously sought, and obtained, Affected Persons consent from Mr
Craig Robinson and Ms Sharon M Blackie, 26 Tui Street.

That consent related to the application as originally presented, now amended in terms of
yards, and the Parcel 3 building platforms. No other consultation has been undertaken.
Council will wish to assess the need, or otherwise, for either Affected Parties Consent, or
public notification of the proposal.

We submit that given the negligible effects identified that consideration be given to setting
aside the public notification process.

Should Council identify an affected party, their written consent would be requested.

6. CONCLUSION

We now request Council’s consideration of the application, and would be happy to expand on
any of the issues involved,

Principal
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Hi,
30 Tui Street, St Leonards — Subdivision and Land Use Consent
Site

Our client, Serge Luke, owns a property at 30 Tui Street, St Leonard legally described as Lots 3 & 7 DP
318930 contained in record of title 74129* (site). There is a consent notice? on the record of title for the site
which is largely irrelevant to the present application as the dwelling on Lot 7 DP 318930 has already been
built and the existing indigenous vegetation on Lot 7 has been fenced to avoid browsing by stock. The

location of the site is shown in Figure 1 below.

Figure 1: Location of Site.

The site comprises of approximately 2.5 hectares of land and contains an existing dwelling. The site is of
irregular shape and is bisected by Tui Street which is only partially formed within the legal road corridor.
The site generally slopes from the north-west to the south-east as can be seen from the contours shown in
Figure 1 above. The lower steeper parts of the site are covered in a mixture of indigenous bush and exotic

weed species.

1 Copy of record of title is appended at Appendix 1a.
2 A copy of the consent notice on the record of title is appended at Appendix 1b.





















































