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APPENDICES  

� Appendix 1 PLANS AND MAPS: 

� Plan 1 – Greening Plan 

� Plan 2 - Structure Plan 

� Plan 3 – Zoning Plan  

 

� Appendix 2 LANDSCAPE REPORT, Nelmac (2006)  

 

• Appendix 3 GEOTECHNICAL ASSESSMENT, Soils & Foundations (1996) 

 

• Appendix 4 TRANSPORTATION ASSESSMENT, Traffic Design Group (2007) 

 

• Appendix 5 DRAINAGE AND WATERCOURSE ASSESSMENT, Natural Systems Design 

Ltd (2007)  

 

• Appendix 6 LONG TERM WATER SUPPLY REPORT 2008 

 

• Appendix 7 CONSULTATION RESPONSES 

 

Note:  

Some of the attached reports make reference to early draft plans prepared by Davis Olgilvie.  Plans 

prepared by Davis Ogilvie have been superseded by the plans in Appendix 1 attached to this plan 

change request.  Any references to Davis Ogilvie plans should be read as a reference to the relevant 

replacement plan.  
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Marsden Park Plan Change  

 
Requestors: Ashley Trust & JD McLaughlin; B G McLaughlin; G & L Gillard; and 

Echo Holdings Trust  

 

Address for Service: Tony Quickfall 

 Quickfall Associates Ltd 

 PO Box 1593 

 Nelson 

 Email: tony@quickfall.co.nz 

 Phone: 546 4256  Fax:  546 4259   

 

Site Address:  Marsden Valley Road 

 

Legal Description: “Marsden Park”, comprising: 

 J & W McLaughlin (5.6ha): 

 Lot 2 DP 10637 (CT 5D/1042 

  

        Ashley Trust (100.4ha): 
 Part Lot 1 DP 10637 (CT 10D/929) 

 Lot 25 DP 210 (CT 87/16) 

 Lot 3-4 DP 3418 and Part Lot 26-27 DP 2310 (CT 94/92) 

 Lot 2 DP 3300 (CT 92/214) 

 Part Section 31, Part Sec 33, Part Sec 35 and Part Sec 39 

 of Suburban South (1B/549) 

 Lot 5 DP 6499 and Part Lot 31 DP 210 (CT 7B/702) 

 Lot 1 DP 13236 (CT 8C/936) 

 

 B G McLaughlin (0.2500ha): 

 Lot 1 DP 16437 

  

 G & L Gillard (4.3ha) 

 LOT 3 Deposited Plan 15422 

 LOT 1 Deposited Plan 15422 

  

 Echo Holdings Trust (12.87ha) 

 LOT 2 Deposited Plan 358276 

 

Combined Site Area: 124 hectares (approximately) 
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Existing Zoning: Part Residential – Lower Density Area (Schedule I) 

Part Rural Low Density Small Holdings (Schedule T) 
 
Part Rural  

 
Existing Overlays:  Services, Land Management, Fault Hazard and Landscape 
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SECTION 1: BACKGROUND 

1 INTRODUCTION 

This plan change request is a privately initiated plan change to amend the Nelson Resource 

Management Plan (NRMP) in relation to land located in the Marsden Valley.   

 

Approximately 80% of the land subject to this plan change is owned by the McLaughlin Family, in the 

landholdings of Ashley Trust, J & W McLaughlin, and BG McLaughlin. The McLaughlins propose to 

undertake a mixed density development to be known as Marsden Park.   

 

In the interests of promoting an integrated plan change and integrated sustainable management, the 

proposal has evolved encompass two immediate neighbours, Echo Holdings Trust and G & L Gillard.  

The respective landholdings are indicated in Figure 1: 

 

Figure 1: Landholdings 

 

The plan change seeks to do provide for mixed-density residential development and a new mixed-use 

commercial village centre by way of the following: 

Marsden Park Terrace 

Marsden Park Rise 

Enner Glynn 



Private Plan Change: Marsden Valley, April 2008 

 
7 

a) amend Schedule T in the rural zone rules; 

b) amend Schedule I in the residential zone rules; 

c) amend the planning maps for Marsden Valley; 

d) introduce new objectives, policies and rules relating to the subject land 

 

The requested changes to Volumes I, II and III of the Nelson Resource Management Plan (“NRMP”) 

as set out in section 2 of this request.  

 

Under the Resource Management Act (“RMA”, first schedule), the Council can refuse to consider a 

request for a change if the matter has been considered in the last two years, if the Plan has been 

operative for less than two years, and for other reasons set out in the RMA. As schedules I and T are 

operative, this plan change cannot be refused on these grounds. 

 

The proposed rezoning and plan change will give effect to the 2006 Nelson Urban Growth strategy 

(NUGS), which envisages residential development in the valley.  The plan change will allow mixed-

density residential development across the subject land, and will include Marsden Park Terrace (for 

which subdivision consent has been granted), Marsden Park Rise, and the adjacent land.  Key 

features of the proposed rezoning are as follows.  Note that all areas are approximate.  

 

a) High density residential zone (300m
2
 min)    8.5 ha    

b) Standard density residential zone (400m
2
 min)    79.5 ha  

c) Rural Small Holdings (high density) Zone (2000m
2
 min, 1ha avge) 11.2ha  

d) Schedule school site (residential zoning)     1.2 ha 

e) Open space & recreation zone      19.3 ha 

f) Suburban commercial zone      1.06 ha  

 

Marsden Park Terrace lies along the south-western side of the Marsden Valley Road.  A separate 

subdivision consent has been granted for 128 residential lots at standard density (RM065553).  

Rezoning of this land formalises the consent which has been granted, and is consistent with a private 

plan change (Solitaire Investments) adopted by Council in 2007.  Under the Solitaire plan change, the 

Nelson Resource Management Plan (NRMP) was changed to provide for residential allotments 

immediately adjacent to Marsden Park Terrace.   

 

Marsden Park Rise (the balance of the Ashley Trust & McLaughlin land) lies on the north-eastern side 

of the Marsden Valley Road and backs onto Panorama Drive.  The site encompasses the saddle 

between Marsden Valley and Enner Glynn, and is generally moderate to steeply sloping on the 

hillsides with flat land near the road and saddle. 

 

Echo Holdings Trust land comprises a relatively steep south face below Panorama Heights. 
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Graham & Lexie Gillard’s land is near the head of the valley and adjoins McLaughlin’s land.  This 

contains easy to moderately steep land suitable for standard density residential. 

 

This request is made in accordance Schedule 1 of the Resource Management Act 1991(RMA or Act).  

It addresses the reasons for the plan change and contains an evaluation under section 32. The 

request also includes an assessment of effects on the environment, taking into account the provisions 

of the Fourth Schedule to the Resource Management Act 1991. 

  

2 SITE AND SURROUNDS 

The land to which this plan change relates comprises an area of some 124 hectares in total, situated 

on the Marsden Valley Road, 2 kilometres inland from Stoke.  Marsden Valley lies between 

Bishopdale, Nelson and Ngawhatu Valley.  The sides of the valley are predominantly farmland and the 

head of the valley native bush and forestry, which extends to the Barnicoat Range.  Poormans Valley 

Stream runs along the Valley, adjacent to the road.   

 

A significant area of the proposed rezoning is flat, comprising most of the southern side of Marsden 

Valley Road (Marsden Park Terrace - previously ‘Chings Flat’), and parts north of the road.  The 

remainder of land varies from moderate to steep hillside as shown on the following photos.  There is a 

high-voltage electrical transmission line running through part of the requestors land. 
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Marsden Park Terrace (consent granted for 128 residential Lots)  

Marsden Park Rise  
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Indicative (approximate) landholdings  
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3 REASONS FOR A PLAN CHANGE  

The McLaughlins’ family interest in developing their land in Marsden Valley has continued over many 

years.  Subdivision consents were obtained in 1996 (RM 960206) to subdivide into several small 

holdings (rural residential allotments).  These consents were not given effect to and have lapsed.  

They have also been made redundant, with the land having since been zoned partly Low Density 

Residential and partly Rural Small holdings as contained in Schedules I and T of the NRMP. 

Subdivision consent was also obtained in 2007 (RM065553) for 128 lots on Marsden Park Terrace, 

which will be given effect to.    

 

There are a number of significant triggers which support the rezoning as sought: 

• NUGS vision for residential development in the Valley. 

• This is the only available and suitable land in single ownership close to Nelson City to 

provide for much of Nelson’s future housing needs which is becoming scarce. 

• Rezoning is consistent with Council’s adoption and rezoning of adjoining Solitaire land in 

recognition of the future land use strategy set out in NUGS. 

• Subdivision consent has been granted for standard density residential on Marsden Valley 

Terrace. 

• Marsden Valley is strategically located close to services, transport routes. 

• Servicing is able to be provided efficiently and effectively.  

• The development will be designed in accordance with international best practice urban 

design trends towards mixed density subdivisions, with provision for higher density and a 

local centre, to minimise vehicle trips and create a sense of community (place). 

• Timing. The granting of Marsden Park Terrace subdivision consent means that 

development of the Valley will commence in the near future, with the landowners  

intending to progressively develop the balance area sequentially.  

• The rezoning rationalises the existing zoning which in many ways is unsuitable to meet 

the future strategic land use options for Marsden Valley.  The existing rural zoning is 

incongruous with the rezoning of the Solitaire land to residential, and the subdivision 

consent granted for Marsden Park Terrace.   

 

Nelson Urban Growth Strategy  

NUGS has taken a strategic approach to growth in the region in an attempt to provide a planning path 

for future growth in Nelson in recognition of the land supply/demand imbalance. The 2004 NUGS 

consultation document proposed the following; 

 

McLaughlin Land and Ngawhatu / Marsden Valley Areas 

• Area 190 hectares for residential (of which 100 ha is Ashley Trust land and 5.5 ha is 

owned by JD & W A McLaughlin) 
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• Potential housing 3000 (at 16 dwelling/ha, including Ngawhatu Valley and Solitaire land) 

• Currently rural and some residential zoning 

• 447ha proposed small holdings potential for between 200 houses low density to 450 

houses high density.  (The balance of the Ashley Trust land is already zoned for small 

holdings). 

The density envisaged in the NUGS 2004 consultation document is not practically achievable over the 

whole area, due to the topography.  The Marsden Park Terrace subdivision achieves an average 

density of around 7 dwellings/ha, compared with NUGS 16d/ha. An overall average density of around 

7d/ha is expected from the proposed plan change.  However, provision has been made for higher 

density residential which will achieve densities greater than 16d/ha within the appropriate zoning.  The 

overall concept is to offer a mix of densities and living choices within the one community (refer Figure 

1). 

 

The long term goal of the requestors is to utilise much of the flat and moderately sloping land for 

allotments while retaining large areas of open space and green corridors of vegetation in accordance 

with best urban design principles and practices.   The total yield from the rezoning on the combined 

landholdings is expected to be around 600 to 650 allotments.   

 

Under the current zoning provisions and schedules, if the proposed development was undertaken as a 

subdivision it would trigger a non-complying subdivision consent.  It is therefore necessary to seek a 

private plan change in order to implement the NUGS vision, and to provide a mix of allotments sizes 

(and affordability ranges) in accordance with best practice urban design principles.   

 

Providing for a school and Suburban Commercial Zone will create a strong sense of identity for 

Marsden Park residents, as well as minimise the number of vehicle trips.  The vision is for the 

Marsden Valley to be developed as Nelson’s first true “urban village” in a high-amenity natural valley 

setting, within close proximity to recreation areas, Nelson City, centres of employment, and community 

facilities.   The location combined with the vision of the requestors means this zone change has the 

potential to create a best-practice, model development, which meets the growing needs of the 

community.   

 

This approach is well aligned with NCC’s urban intensification study, and the latest directive in the final 

version of NUGS (adopted in 2006), which states;   

 

Nelson Urban Growth Strategy 2006 1 

“The “Stoke foothills” generally describes the area extending from Ngawhatu Valley through to 

the Brook.  It includes the hills and valleys behind Stoke and Enner Glynn, and takes in the easy 

grade valley system extending to The Brook.  The Bryant Range and Jenkins Hill provides the 

open space backdrop.  This area features undulating topography with areas of topographical 



Private Plan Change: Marsden Valley, April 2008 

 
13 

and geotechnical constraints.  There are some areas that are easy to develop.  Servicing is 

considered feasible.
 
 

 

Stoke foothills – strategy 

• Allow private development proposals to be processed through plan change and resource 

consent processes. 

• Work with landowners and applicants to provide comprehensive and integrated 

developments through private plan changes and resource consents. 

• Retain the landscape values on the foothills and valleys, in particular the prominent “front 

faces” overlooking Stoke. 

Reasons 

• This area has significant capacity with the potential to accommodate at least five year’s 

worth of Nelson’s estimated residential growth. 

• Private plan changes have been lodged for rezoning, and must be processed based on 

their individual merits. 

• If approved, the plan changes will ensure continuity in supply of residential land. 

• The community values the rural backdrop to Stoke and the undeveloped front faces 

provide an important edge to urban development.” 

  

To implement this, the requestors have worked closely with NCC staff in preparing this plan change, 

and seek to continue this close working partnership through the plan change process.     

 

4 PRIVATE PLAN CHANGE V COUNCIL PLAN CHANGE 

This request has been lodged as a private plan change.  Processing the request as a private change 

would avoid further complications in terms of additional landholdings being rezoned, and would avoid 

any process delays.   

 

However, there may be advantages if Council adopts the plan change as its own under the First 

Schedule of the RMA.  As a private plan change, the requestors have only sought rezoning for their 

own property.  Adopting the change as Council’s own would provide an opportunity to extend the area 

to be rezoned to take in adjoining land, if appropriate.  Adopting the plan change as Council’s own 

would also mean that the zoning “comes into effect”, and the rules of the plan will operate under the 

new zoning, as soon as the plan change is publicly notified.  Under the private plan change process, 

the new rezoning would only apply once the Council had decided whether to adopt or reject the plan 

change, and after any appeals have been resolved. 

 

                                                                                                                                        
1
 Nelson Urban Growth Strategy 2006 pg 12 
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If Council does adopt the plan change as its own, the initiators of this plan change (the McLaughlin 

family and Ashley Trust) do not wish to be disadvantaged for the time and expense they have incurred 

in the process to date.  Ashley Trust and the McLaughlins would be willing to work cooperatively in 

partnership with Council to help progress the plan change should Council adopt the plan change as its 

own, but they would be seeking some recognition of their role in the process to date.   
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SECTION 2: THE REQUESTED CHANGES 

5 AMENDMENTS TO THE NELSON RESOURCE MANAGEMENT PLAN 

This plan change seeks the following amendments to the NRMP.   

 

All proposed changes to the Nelson Resource Management Plan are shown with  

deletions shown as a strikethrough, and new text additions shown as underlined. 

 

Plan Change – Make the Following Changes to the Nelson Resource Management Plan 

Change 1 Planning Maps 

 

1.1 Amend Planning Maps 28 and 31 (left hand side) by deleting the services overlay from the 

subject sites. 

 

1.2 Amend Planning Maps 28, 31 and 34 (right hand side) by rezoning as shown on the zoning 

plan (plan 3) in Appendix 1.  

 

1.3 Amend planning map 31 left hand side by deleting existing protected trees and replacing with 

the trees indicated on the greening plan (plan 1) and the zoning plan (plan 3) in Appendix 1.  

 

1.4 Amend Planning Map 54 by and rezoning in accordance with amended zoning plan (plan 3) in 

Appendix 1. 

 
1.5 Delete Figure 1 of Schedule I and replace with the structure plan (plan 2) as shown in 

Appendix 1. 

 
1.6 Delete Figure 1 of Schedule T and replace with the structure plan (plan 2) as shown in 

Appendix 1. 

 

1.7 Amend Urban Road Hierarchy Map A2.2 to show the Marsden Valley Road as a collector 

road.  
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Change 2: Volume 1 

2.1 Amend the heading of DO15 to read:  
Peripheral urban expansion form and design 

 
2.2 Add the following to DO15.i: 

Good urban design is a key factor in determining the final urban form and function.  Urban 
design is essentially about creating pleasant and people friendly living places, with variety, 
diversity, connectiveness and functionality.  It is about creating harmony between places of 
work, places of living, and places of play.  Achieving good urban design can be aided by 
flexible planning controls, and incentives for developers to be creative and to respond to the 
changing needs of people’s living and working spaces.  With a “life” of 10 years, rigid plan 
rules often become out of step with evolving urban development.  

 
2.3 Add the following new policy: 

DO15.1.4 urban design 
Allow flexibility in exercising Council’s discretion for urban subdivisions and developments to 
encourage and promote innovative designs consistent with the New Zealand Urban Design 
protocol and/or other accepted best practice urban design criteria. 
 
Explanation and reasons 
DO15.1.4.i Planning controls are not only about regulating, but also providing flexibility 
and creating incentives.  One way of achieving improved urban design and providing for 
greater design flexibility is through the exercise of discretion in assessing resource consents.  
Assessing developments and subdivision against best practice urban design criteria, as well  
as design in general, will not only result in better living spaces, but also offers greater flexibility 
for developers.  It also provides assurance that a well designed application will be assessed 
more positively through the consent process.    
 
Methods 
DO15.1.4.ii including an urban design assessment within the assessment criteria for 
resource consent applications. 
 
DO15.1.4.iii Establish a design assessment panel of independent experts to review and 
advise Council on consent applications for comprehensive housing and/or involving 
development in areas highly visible to the public.  
 

2.4 Add the following new policy and renumber accordingly: 
DO17.1.12 integrating stormwater management with natural drainage 
Ensure that low impact stormwater design systems are integrated wherever possible into 
natural drainage patterns, as a preference to piped stormwater management. 
 
Explanation and reasons 
DO17.1.12.i Low impact stormwater systems can minimise discharge from a catchment, 
even with increased development.  Systems which incorporate wetlands, swales, detention 
and retention ponds, and impervious surfaces all replicate natural drainage patterns.  Not only 
are these functional, they also minimise earthworks and contribute positively to ecology, 
amenity, and recreational values.  Such systems should be encouraged as part of any urban 
development.  It is often preferable to integrate these systems even if it results in a 
watercourse realignment, where the net result is improved water management.   
 
Methods 
DO17.1.12.ii Assessment criteria which assesses developments against low impact 
stormwater design. 
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Change 3: Volume 2 

3.1 Amend REd.8 to read  

In the Marsden valley, there is provision for mixed density some Low residential development in the 

Valley, a small Suburban Commercial Zone to service the local residents, and provision for residential 

development on the hills…..   

 

3.2 Amend RE1.4.i to read: 

…The Glen and parts of the Marsden Valley Residential Area (covered by Schedule I) have lower…. 
 
The Marsden Valley residential Area (covered by Schedule I) is also recognises for the rural character 
of the area in which it is located,  A lower density of residential development is therefore considered 
important (see objective RE4). 
 
The lower density residential area north and west of the cemetery in Marsden Valley is intended to 
provide a transition from the residential Zones at the entrance to the valley, to recognise the current 
rural character of the wider valley landscape and promote a level of serviced development that is 
generally compatible with the Marsden Valley Residential Area in Schedule I, which I parts adjoins 
(see objective RE5).  
 

3.3 Add the following new policy and related provisions and renumber accordingly: 

RE1.3 Comprehensive Housing 

Encourage and promote higher density developments where such developments incorporate best 

practice urban design principles, and where they are located in close proximity to services, shops, 

transport routes, open space and other urban amenities.   

 

Explanation and reasons 

RE1.3.i 

High density and more intensive living close to neighbourhood shops results in more efficient land use.  

It also has transport advantages with reduced vehicle trips and better use of public transport services, 

where these exist.  These types of developments are typified by low-rise apartments, attached and 

semi-detached dwellings, and mixed-use commercial and residential. Where best practice urban 

design principles are used, these developments are promoted through the Comprehensive Housing 

rules and the Comprehensive Housing guidelines.  The rules and design guide are designed to allow 

these types of proposals to be assessed holistically, with flexibility to utilise good urban design to 

offset the smaller sections or reduced daylight,  The outcomes sought to be achieved are more living 

choice, more efficient use of urban land, improved quality of living environment, and reduced demand 

for greenfields expansion. 

 

Methods 

RE1.3.ii  Using the Comprehensive Housing guidelines to promote high levels of urban design. 

 

RE1.3.iii Applying a flexible approach in implementing the comprehensive housing rules where 

developments are consistent with the guidelines.  
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3.4 Amend Objective RE4 Marsden Valley (Schedule I) to read: 

Subdivision and development within the Marsden Valley Residential Area (Schedule I) that maintains 

high visual amenity values does not adversely affect the rural and landscape character of the Marsden 

Valley.  

 

3.5 Amend Policy RE4.1 Marsden Valley Road corridor to read: 

Residential development within the Marsden Valley Residential Area should generally maintain the 

unbuilt character and appearance of the viewing corridor both sides of Marsden Valley Road by, for 

instance: 

a) requiring new buildings to be behind the defined setback line on the eastern side of the 

road, and landscaping within the esplanade reserve defined on the road side western 

edge of Poormans Valley Stream; and 

b) Ensuring the screening of buildings from Marsden Valley Road where feasible; and 

b) Minimising the number of vehicle accesses onto Marsden Valley Road; and 

c) Protecting particular trees that contribute to the landscape character of the Valley; and 

d) Controlling the design, form and layout of new roads to provide for greater flexibility in 

urban form …. 

 

RE4.1.i The Marsden Valley Landscape Study (NCC, February 2000) was commissioned to 

look at whether residential development could be accommodated within Marsden Valley without 

compromising the landscape values and rural character of this area.  The study noted that visitors to 

the valley gain their main impression of its landscape character from the views along the corridor of 

Marsden Valley Road, and that built development in this area would become a conspicuous feature of 

the valley, affecting its important rural character.  The Study concluded however, that this part of the 

valley could support a degree of residential development without compromising its rural character, 

provided the development could be largely “hidden” from view by those travelling along Marsden 

Valley road.  Such development must therefore be restricted, with particular attention paid to 

protecting the visual corridor along Marsden Valley Road. The 2006 Nelson Urban Growth Strategy 

identified the need for more intensive development in the Marsden Valley to meet Nelson’s future 

housing needs with the very limited stock of developable land in the City.  Zoning in Marsden Valley 

now provides for a choice of mixed density living environments centred around the Marsden Village, 

with density largely governed by the topography and natural landforms.  The land must be serviced 

and it is of economic value that the services are used efficiently.  Visitors to the Valley gain their main 

impression of its landscape character from views along the corridor of Marsden Valley Road.  The plan 

rules and zoning encourage and provide for residential development that respects the existing 

topography and character of the Valley by preserving existing Landscape trees, and by enhanced 

planting that softens and to some degree screens the built environment.  Road design, form and 

layout is also important, with opportunity for more intimate road design to contribute positively to 

overall urban design and amenity values while still retaining fully functional roads. 
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RE4.1.ii  Scheduling of the Marsden Valley Residential Area to control lot size and built form, 

building setbacks, removal of significant trees and ….  

 

3.6 Delete in its entirety Policy RE4.2 (development density in Marsden Valley) and renumber as 

necessary. 

 

3.7 Amend Policy RE4.3 vegetation as follows 

RE4.3 vegetation 

Subdivision and development should ensure maintain and enhance the existing vegetation patterns 

are established within the Valley that , in order to soften the effects of such development on the visual 

amenity rural character and landscape values of the Valley. 

 

RE4.3.i  Marsden Park Terrace Chings Flat is flanked to the west and east by watercourses.  

The study suggested that if Further planting occurred adjacent to these water courses, they would will 

provide a strong and attractive landscape setting for residential development and would will also act to 

reduce the visual effect of that development within the Valley.  The Study also advocates the 

establishment of 20m esplanade reserves along each bank of the Poormans Valley Stream to will 

enable this to be achieved and to will strengthen recreational linkages and ecology within the valley. 

A number of established trees within the area known as Homestead Flat Marsden Park Rise (on the 

north eastern side of Marsden Valley Road) that are considered to be….. 

 

3.8 Amend policy RE4.4 land recontouring to read as follows: 

RE4.4 land recontouring  

Subdivision and development, except of the development of individual building sites, should as far as 

practicable respect  maintain the existing landform since this is an important part of the character and 

landscape of the Valley, and is important in screening house sites from Marsden Valley road. 

 

Explanation and reasons 

RE4.4.i The Study advocates the preservation of The hills surrounding Existing landforms within 

Marsden Valley which contribute to its overall character and amenity.  While Land 

recontouring and other earthworks are usually often necessary activities required for 

associated within residential development.  Earthworks within the landscape overlays of the 

Valley should be undertaken in a manner which follows natural landforms as far as possible 

these must be controlled in the Marsden Valley in recognition of the importance of these 

natural landforms. 

 

3.9 Add the following new objective and policies: 

Objective RE6 Marsden Valley (Schedule I)  
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RE6.i Subdivision and development of the Marsden Valley that results in a high level of residential 

amenity built around a village centre as the focal point. 

 

Policy RE6.1 Marsden Valley Development 

a) Development of Marsden Valley, incorporating Rural Smallholdings, Residential, Suburban 

Commercial, Open Space zoning and a scheduled school site, should be undertaken in a 

manner sympathetic to the landforms of the valley, and to reflect the open space and 

landscape amenity values surrounding the valley. 

 

b) Development of Marsden Valley generally in accordance with the Structure Plan for this area, 

as identified in Schedule I.  

 

Explanation and reasons 

RE6.1.i Development of Marsden Valley in general accordance with the Structure Plan (Schedule I) 

will ensure this area is integrated with adjacent developments.  This approach ensures continuity of 

public amenity such as walkways and reserves, and ensures integrated servicing and roading 

patterns.  The Structure Plan has been designed in accordance with urban design principles, to take 

into account natural landforms of the valley and surrounding hills. 

 

Methods 

RE6.1.ii Schedule Marsden Valley to ensure integrated development and integrated servicing. 

RE6.1.iii Plan rules which control the adverse effects of development.  

RE6.1.iv  Objectives and policies which promote flexibility in development and urban form.  

 

Policy RE6.2 Nelson Urban Growth  

Help meet the future residential needs of Nelson through a flexible mix of residential housing 

densities, including low, medium, and high density, anchored by a village centre. 

 

Explanation and Reasons 

RE6.2.i The 2006 Nelson Urban Growth Strategy sets out a future growth vision for Nelson, which 

includes the Marsden Valley and Stoke foothills.  The Marsden Valley development will go some way 

to meeting the future residential needs of Nelson City into the next 20 years, in a way which utilises 

best practice urban design principles.      

 

Methods 

RE6.2.ii Development  of Marsden Valley in accordance with contemporary best practice 

urban design. 

RE6.2.iii Zoning and subdivision rules which provide sufficient flexibility to achieve the desired 

urban design outcomes.  
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3.10 Amend assessment criteria to REr.22.4 as follows: 

b) any beneficial effects of the development in terms of the streetscape and 

neighbourhood: 

i) degree to which the design is sympathetic to the neighbourhood: streetscape, 

residential amenity, and character 

ii) connectivity within and between streets and houses 

iii) choice of housing types, including the range of housing sizes and prices 

iv) choice and variety of section sizes  

v) efficient use of land and services 

vi) integration with public transport and other opportunities to minimise vehicle 

trips 

vii) extent to which energy efficiency is incorporated within the building design   

 

3.11 Amend REr.107.2 to add the following, and renumber as appropriate: 

n) In respect of the Marsden Valley Residential Area, compliance with Schedule I rules. 

 

Control reserved over… 

c) provision of services and: 

xiii) In the Marsden Valley Residential Area (Schedule I), the matters contained in 

Schedule I 

 

3.12 Delete Schedule I Marsden Valley Residential Area and replace with the following new 

schedule 

 

Sch.I Marsden Valley 

I.1 Application of the Schedule 

This schedule applies to the area known as Marsden Park and adjoining land, and shown as 

Sch.I on Planning Maps 31, 34 and 54 and located within Marsden Valley.  The Schedule 

relates to rule REr.106 and to Figure 1 attached to this schedule. 

 

The scheduled area includes land in the following “parent” certificates of title: 

 Approximately 106ha contained within: Part Lot 1 DP 10637 (CT 10D/929);  Lot 2 DP 

10637 (CT 5D/1042), Lot 25 DP 210 (CT 87/16); Lot 3-4 DP 3418 and Part Lot 26-27 DP 2310 

(CT 94/92); Lot 2 DP 3300 (CT 92/214); Part Section 31, Part Sec 33, Part Sec 35 and Part 

Sec 39 of Suburban South (1B/549); Lot 5 DP 6499 and Part Lot 31 DP 210 (CT 7B/702); Lot 

1 DP 13236 (CT 8C/936) 
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 Approximately 4.3ha contained within: LOT 3 Deposited Plan 15422; LOT 1 Deposited Plan 

15422 

  

 Approximately 12.87ha contained within: LOT 2 Deposited Plan 35827 

 

 Approximately 4.07ha contained within: Pt LOT 4 Deposited Plan 321042; LOT 5 Deposited 

Plan 321042 

 

 Approximately 3,500m
2
 of legal road to be stopped. 

 
I.2 General Rules 

The area subject to this schedule is defined in detail on Schedule I Structure Plan Figure 1. All 

rules and overlays in the underlying Zones apply except where these are varied below. 

a) The stands of vegetation or individual trees shown on the Planning Maps and in 

Schedule I Structure Plan Figure 1 are listed in Appendix 2 of the Plan and the normal 

rules in relation to landscape and heritage trees shall apply. 

b) No buildings are permitted within the area between the Marsden Valley Road 

boundary and the building set back line as defined as 5m in Schedule I Structure Plan 

Figure 1.  Within that area vehicle entrances shall have a minimum separation of 40m. 

c) The existing groups of trees or woodlands shown on Schedule I Structure Plan Figure 

1 and listed in Appendix 2 shall be protected by way of consent notice on the title of 

the land on which the trees are located, at the time that it is subdivided. 

d) Roading and walking/cycleway linkages shall be located in general accordance with 

locations shown on Schedule I Structure Plan Figure 1.  

e) Where practicable, roads shall be linked with walking and cycle links. 

 

I.3 Permitted Activities 

a) All activities provided for in the Residential Zone Rule table as permitted activities in 

the scheduled area, and the rules of the Residential zone shall apply in the schedule I 

Residential Zone, except where subject to the variations set out in this schedule and 

Schedule I Structure Plan Figure 1. 

 

b) All activities provided for in the Suburban Commercial Zone rule table as permitted 

activities shall apply in the schedule I Suburban Commercial Zone. 

 

c) All activities provided for in the Open Space Zone rule table as permitted activities shall 

apply in the schedule I Open Space Zone. 
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d) All activities provided for in the Rural Zone rule table as permitted activities shall apply in 

the schedule I Rural Zone, except where subject to the variations set out in this schedule 

and Schedule I Structure Plan Figure 1. 

 

I.4 Controlled Activities 

a) All activities provided for in the Residential Zone rule table as controlled activities are 

controlled activities in the scheduled area, and the rules of the Residential zone shall 

apply in the schedule I Residential Zone, except where subject to the variations set 

out in this schedule and Schedule I Structure Plan Figure 1. 

 

b) All activities provided for in the Suburban Commercial Zone rule table as controlled 

activities are controlled activities in the schedule I Suburban Commercial Zone, except 

where subject to the variations set out in this schedule and Schedule I Structure Plan 

Figure 1. 

 

c) All activities provided for in the Open Space Zone rule table as controlled activities are 

controlled activities in the schedule I Open Space Zone, except where subject to the 

variations set out in this schedule and Schedule I Structure Plan Figure 1. 

 

d) All activities provided for in the Rural Zone rule table as controlled activities are 

controlled activities in the schedule I Rural Zone, except where subject to the 

variations set out in this schedule and Schedule I Structure Plan Figure 1. 

 

e) i. The following activities within the scheduled “School” site identified on 

Schedule I Structure Plan Figure 1 are controlled activities.   

• Any structures, works or activities associated with a pre-school (e.g. 

kindergarten, playcentre) or primary school, including classrooms, staff 

room(s) and administration block, a hall, ablution blocks, caretakers room, 

gymnasium, a boiler/utilities room, storage sheds and other ancillary 

buildings, recreation facilities such as playing grounds and fields, a swimming 

pool, and vehicle parking 

ii) These activities are controlled subject to meeting the following standards: 

• Commencement of one or more of the activities by 1 June 2013.  After 

this date, the rules of the Residential Zone apply as set out in this 

schedule, unless the site is designated for education purposes by the 

requiring authority in which case the designation will apply. 

• Compliance with the Plan’s residential access and parking standards as 

they apply to educational facilities. 

• Compliance with Plans residential daylight over, daylight around and 

setback standards. 
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• Maximum building height not exceeding 10m. 

iii) Control is reserved over the following matters: 

• Provision for car parking and vehicle access design. 

• Building bulk and location.  

iv) Resource consent applications for controlled activities within the scheduled 

School site will be considered without notification or the service of notice, and 

without obtaining written approval of affected persons under Section 94 of the 

Act. 

 

I.4.1 Subdivision 

 The general rules set out in I.2 shall apply to subdivision proposals.  The provisions of the 

Plan’s Residential Rules shall also apply with the following exceptions: 

 

I.4.1.2 The following roading standards replace Table 14.1, Appendix 14,:   

I.4.1.2.i The existing roading standards in the NRMP have been developed on a city-wide 

basis. Similar to the Marsden Plateau, Marsden Park will be the dominant development within 

the valley.  All built development including roading has the potential to impact on the 

surrounding landforms. Alternative roading standards from those listed in Appendix 14 of the 

Plan will ensure that development is undertaken around a framework of roading hierarchies 

which respond to the landscape setting. The landscape setting, combined with the 

topographical restrictions, size of the development area, the densities intended to be 

achieved, relationship to open space and the stormwater design considerations have resulted 

in the following three road types being appropriate to safely and efficiently serve Marsden 

Valley, in a manner that is both efficient and environmentally responsive.  This hierarchy also 

provides grater urban design flexibility than the road standards of Appendix 14. 

 

Major residential road (serving over 20 residential lots) 

Major residential roads are to be vested in Council ownership. Their purpose is to provide both 

vehicle and pedestrian access between residential clusters linking to the roading network 

extending from Marsden Valley Road. Carriageway widening on small radius bends and traffic 

calming measures shall be encouraged and individual lot access minimised to aid in providing 

a safe and efficient environment for all users including motor vehicles, cyclists and 

pedestrians. 

 

Minor residential road (serving up to 20 residential lots) 

Minor residential roads are to be vested in Council ownership. Their purpose is to distribute 

vehicle and pedestrian traffic from the major residential roads to residential lanes and 

individual lots within the residential clusters. It is important to maintain two way access on 

these roads whilst keeping vehicle speeds low to minimise the dominance of motor vehicle 
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movements and ensure the safe operation of the road for all users. Carriageway widening on 

small radius curves and traffic calming measures shall be encouraged. 

 

Residential lane (serving up to 20 residential lots) 

Residential lanes are to be vested in Council ownership and are to be connected to either a 

minor or major residential road at each end. Their main purpose is to provide access to either 

rear lots or the back of single depth lots with frontages onto major or minor residential roads. A 

secondary function of the lanes is to provide maximum integration within the public roading 

network at low design speeds. For these reasons it is considered beneficial to create low 

speed single lane access with opportunities for vehicles to pass at regular intervals. 

 
 
Table I.1 
Road Type Number 

of users 
Minimum 
reserve 
width

2
 

Carriageway 
Width 

Car parking Footpath Service 
berm 

Maximum 
grade 

Design 
speed 

Major Road Over 20 
lots 

18.00m Two 2.75m 
traffic lanes 

2.00m wide 
strip 
adjoining 
carriageway 
access lot 
frontages

3
 

1.40m wide 
across lot 
frontages

4
 

Two at 
1.00m 

1 in 7 50km/hr 

Minor Road Up to 20 
lots 

15.00m Two 2.50m 
traffic lanes 

2.00m wide 
strip 
adjoining 
carriageway 
access lot 
frontages

3
 

1.40m wide 
across lot 
frontages

4
 

Two at 
1.00m 

1 in 6 over 
50m 
maximum 
length. 
1 in 7 
average 
grade. 

30km/hr 

Residential 
Lane

5, 6
 

Up to 20 
lots 

10.00m One 3.50m 
traffic lane 

2.00m wide 
strip 
adjoining one 
side of the 
carriageway 

1.40m wide 
along one 
side of the 
carriageway 

One at 
1.00m 

1 in 5 over 
50m 
maximum 
length. 
1 in 6 
average 
grade. 

15km/hr 

  

 

I.5 Restricted Discretionary Activities 

a) All activities provided for in the Residential Zone rule table as restricted discretionary 

activities are restricted discretionary activities in the scheduled area, and the rules of 

the Residential zone shall apply in the schedule I Residential Zone. 

 

                                            
2
 Road reserve widths shown are minimum widths which are to be increased to contain all devices necessary for 

all long-term maintenance and operation of the roading network. 
3
 Where providing car parking parallel to the road carriageway cannot be achieved due to topographical 

constraints car parking areas may be clustered at 40m maximum spacings at the rate of 1.5 car parks per lot. 
4
 Where there are no residential lots fronting the road way one 1.40m wide footpath is required which may be 

located outside the road reserve in other Council owned land such as recreation reserves and playground areas. 
5
 Residential lanes are to be connected to either a minor or major residential road at each end. 

6
 Individual lot accesses from residential lanes are to be paired up at every second lot boundary to act as passing 

lanes, except where there is a single access which cannot be paired up. 
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b) All activities provided for in the Suburban Commercial Zone rule table as restricted 

discretionary activities are restricted discretionary activities in the schedule I Suburban 

Commercial Zone.  

 

c) All activities provided for in the Open Space Zone rule table as restricted discretionary 

activities are restricted discretionary activities in the schedule I Open Space Zone, 

 

d) All activities provided for in the Rural Zone rule table as restricted discretionary 

activities are restricted discretionary activities in the schedule I Rural Zone, 

 

e) Variations to the design of roads (Table I.1) 

Discretion restricted to: 

• Design and appearance, and 

• Ability to dispose of stormwater, and 

• Safety, and 

• Location 

 

f) Subdivision and the erection of dwellings above the 205m contour as shown on 

Schedule I Structure Plan Figure 1 is a Restricted Discretionary Activity.  Discretion is 

restricted to : 

i) Adequate provision of reticulated water supply. 

 

I.6 Discretionary Activities 

a) All activities provided for in the Residential Zone rule table as discretionary activities 

are discretionary activities in the scheduled area, and the rules of the Residential zone 

shall apply in the schedule I Residential Zone. 

 

b) All activities provided for in the Suburban Commercial Zone rule table as discretionary 

activities are discretionary activities in the schedule I Suburban Commercial Zone.  

 

c) All activities provided for in the Open Space Zone rule table as discretionary activities 

are discretionary activities in the schedule I Open Space Zone, 

 

d) All activities provided for in the Rural Zone rule table as discretionary activities are 

discretionary activities in the schedule I Rural Zone, 

 

e) Any activity listed in this Schedule I which does not meet one or more of the 

performance standards in Schedule I, unless otherwise specified.   
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I.7 Non Complying Activities  

a) All activities provided for in the Residential Zone rule table as non-complying activities 

are non-complying activities in the scheduled area, and the rules of the Residential 

zone shall apply in the schedule I Residential Zone. 

 

b) All activities provided for in the Suburban Commercial Zone rule table as non-

complying activities are non-complying activities in the schedule I Suburban 

Commercial Zone.  

 

c) All activities provided for in the Open Space Zone rule table as non-complying 

activities are non-complying activities in the schedule I Open Space Zone, 

 

d) All activities provided for in the Rural Zone rule table as non-complying activities are 

non-complying activities in the schedule I Rural Zone, 

 

I.8 Assessment Criteria 

i) The extent to which the proposal and /or development is in general accordance with 

the Schedule I Structure Plan Figure 1. 

ii) Mitigation of the actual or potential effects of activities on landscape values. 

iii) Integration with and compatibility of adjoining activities.  

iv) Opportunities to mitigate any cross-boundary effects. 

v) The retention of protected vegetation within the Valley. 

vi) The exposure to natural hazards. 

vii) The matters in Appendix 13 (Engineering Performance Standards).  

viii) The extent of compliance with Appendices 10 to 12, and 14, except where modified by 

the roading standards in I.4.  

ix) Ability to adequately service the development.   

x) The values for esplanade purposes outlined in Table 6.1 or 6.2, Appendix 6, including 

any additional information regarding the values of the reserve or strip sought for the 

purposes outlined in section 229 of the Act. 

xi) Any likely presence of and disturbance to any archaeological sites. 

xii) Present and future compliance with the relevant local and national legislation in 

relation to existing high voltage transmission lines.  

xiii) Financial contributions. 

xiv)  Any assessment criteria for other relevant rules referred to in this schedule under 

cross-reference to the Zone rule table. 

 

I.9 Explanation 

The 2004 Nelson Landscape Study (Boffa Miskell) identified Marsden Valley as suitable for 

Nelson’s future residential growth.  The Valley’s enclosed entrance widening into an open 
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valley and its unusual geomorphology contribute to the impression that this is a “hidden 

valley”.  Established trees along the Marsden Valley Road frontage contribute to this character 

and also to the attractive amenity. Some of this existing vegetation (for example, the stand of 

kanuka identified as a Landscape Woodland) is seen as important in helping define the overall 

landscape of Marsden Valley and for softening built development, and have been protected.  

These trees were specifically planted with the intention of mitigating future development in the 

Valley,  

 

These features are worthy of protection and future development of Marsden Valley needs to 

take them into consideration.  Creative and sympathetic residential subdivision and building 

design can ensure that the Valley’s major landscape features are retained.  The valley is able 

to be developed in a way which reflects its landscape form and surrounding hills, and which 

creates a sense of a contained urban village, separate from the rest of the Nelson urban area.  

The Marsden Valley community will be further strengthened by a village centre, which will form 

the commercial and social hub for residents in the valley.  Marsden Village will also provide a 

destination for visitors to the Valley which is a gateway to popular recreational areas. 

 

Softening of the built development as seen from Marsden Valley Road is important.  To 

achieve this, esplanade reserves have been provided on Poormans Valley Stream.  These will 

allow further planting to reduce the visual impact of built development within the valley, to 

provide a strong and attractive landscape setting for residential development.  The reserves 

will also strengthen recreational and ecological linkages between the Marsden Valley, Stoke, 

and the Barnicoat Range.  

 

A building setback has been identified along the north-eastern frontage of Marsden Valley 

Road to preserve the important “viewing corridor” along this part of Marsden Valley Road.  A 

5m building setback will provide a landscape corridor along the roadside. 

 

Development above the 205m contour is constrained by availability of reticulated water supply 

above this contour,   

 

Well designed subdivisions are considered necessary to maintain high amenity values.  

Alternative roading standards have been adopted to provide greater design flexibility, to 

reduce the visual dominance of roads, and to ensure visual integration with development on 

Marsden Plateau. 

 

 

3.13 Replace Figure 1 of Schedule I with the Structure Plan (plan 2) in Appendix 1. 
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Change 4 Volume 2, Chapter 9 (Suburban Commercial) 

4.1 Amend SCd to read as follows, and renumber as appropriate: 

SCd.1 This Zone includes the suburban commercial areas as Stoke, Marsden Village, 

Ngawhatu… 

SCD.4 The Marsden Village Zone services the residential area within Marsden Valley, and 

provides a local service centre for residents of Marsden Valley.  

 

4.2 Add the following new policy 

Policy SC1.5 mixed use 

Promote and encourage a mix of commercial (retail and office) and residential activities within 

Suburban Commercial Zones, and increased residential density surrounding these zones.  

 

Explanation and reasons 

SC1.5.i  Suburban commercial zones provides an opportunity for mixed use activities, 

for example retail on the ground floor and residential or offices above.  This mix of uses has a 

number of benefits including: increased vibrancy of these centres; wider range of living 

options; reduced travel dependence; increased surveillance of public spaces; a larger 

customer base for retailers. 

 

For very similar reasons, the area immediately surrounding Suburban Commercial Zones 

lends itself well to offering increased residential densities.    

 

Methods 

SC1.5.ii  Rules which permit mixed uses (retail, office and residential) within Suburban 

Commercial Zones 

 

4.3 Replace rule SCr.22.1 as follows: 

SCR.22.1 

The maximum permitted height for building and structures is 8m, except as follows: 

a) 10m in the Stoke Centre and Tahunanui (West of Tahunanui Drive and north of Parkers 

Road); or 

b) 12m Marsden Village; or 

c) 21m leisure area landward of Wakefield Quay 

(see MW.79 and 79 for definition…)    

 

4.4 Amend rule SCr.22.5 as follows: 

 SCr.22.5 

 The rule provides for…neighbouring residential areas.  An increased height is also provided in 

Marsden Village, to take advantage of the southern boundary with an esplanade reserve and 
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to provide architectural design flexibility allowing the design to reflect the vertical landscape 

elements of the surrounding hills.  

 

4.5 Amend SCr.32 to read: 

Parking, loading…with the following exceptions 

a) except at the Stoke Centre – where parking… 

b) Marsden Village – the number of parking spaces required in Appendix 10 may be 

reduced by up to half of the total number of any public parking spaces which are located 

within 100m of the Suburban Commercial Zone.    

 

4.6 Add the following to SCr.31.5 explanation and reasons. 

  In Marsden Village, provision is made to utilise nearby public parking to offset the parking 

required on-site within the village.  Allowing up to a 50% offset makes more efficient use of 

public parking (multi-use parking) and makes more efficient use of the limited commercial 

land. The extensive walkway connections at Marsden Village are also expected to reduce 

parking demand on-site.  

 

Change 5 Volume 2, Chapter 9 (Open Space and Recreation) 

5.1 Add the following new Neighbourhood Parks to OSs.5: 

Map reference Name Legal Description 

NP81
1
 Future reserve Lot 135 Marsden Valley private plan change.  

Final legal description pending subject to future 

subdivision. 

NP82
1
 Future reserve Lot 136 Marsden Valley private plan change.  

Final legal description pending subject to future 

subdivision. 

NP83
1
 Upper Poormans Stream Esplanade 

Reserve 

Lot 137 and 138 Marsden Valley private plan 

change.  Final legal description pending subject 

to future subdivision. 

NP84
1
 Chings Stream Esplanade Reserve Lots 139, 140 and 141 Marsden Valley private 

plan change.  Final legal description pending 

subject to future subdivision. 

NP85
1
 Future reserves Marsden Valley private plan change.  Final legal 

description pending subject to future 

subdivision. 

 

1
 refer to Schedule I Structure Plan (Residential Zone)  
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Change 6 Volume 2, Chapter 12 (Rural)  

6.1 Amend RUd.6 to read: 

A Higher Density Small Holdings area has been provided…A similar High Density Small 

Holdings Area is provided in a small part of upper Marsden Valley.  This zoning recognises the 

limited productive potential on this area due to its topography and small size.  

 

6.2 Amend RU2(b) to read: 

…Part of the Marsden Valley area has also been identified as a Small Holding Area, because 

of its setting and limited production potential. Given its immediate proximity to the residential 

area of Stoke.  This includes a combination of Lower, Medium and Higher Density Small 

holdings opportunity.  The Medium Density Small Holdings Area has been defined in part of 

the valley shown on the Planning Maps in Schedule T.  This area was granted a resource 

consent in 1996 pursuant to the transitional District Plan for allotments of 1 hectare minimum 

with an average size of 2 hectares.  The area was also subject to a reference on the proposed 

Plan with respect of the zoning of the land in the Plan.  The scheduling of the area is the 

outcome of those appeals.  It is a compromise that allows for reasonable development 

opportunities in the valley, while ensuring minimal impact on the rural and landscape character 

of Marsden Valley (see also Objective RU4).  The Higher Density Small Holdings Area relates 

to land within schedule T, and Schedule V (Marsden Hills).  This area provides for… 

 

6.3 Delete Objective RU4 and associated policies explanations and methods in its entirety. 

 

6.4 Delete the following in RUr.20 Permitted Activities General 

RUr.20.1 e) the activity is not an industrial or commercial activity, which is located within 

the High Density Small Holdings Area or within the Marsden Valley Small 

Holdings Area. Here REr.21 (Home Occupations) applies. 

 

6.5 Amend RUr. 78 as follows: 

RUr.78.2 

e) The net area is… 

iii) 1ha average size with a 5000m
2
 minimum size except in Marsden Valley 

(Schedule T), Marsden Hills… 

  

   RUr.78.4 

dd) In the Marsden Valley (Schedule T), the provision for walking and cycling linkages 

with adjacent areas, including public roads, residential zones and recreation areas. 

 

RUr.78.5 

In the Small holdings Area, an average…For the Marsden Valley Small Holdings Area, 

Schedule T applies. 
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In the Ngawhatu… 

 

For the Marsden Hills Higher density Small Holdings Area Schedule V (Chapter 7 residential 

Zone) applies.  In the Marsden Valley (Schedule T), the Marsden Hills…. 

 

6.6 Delete Sch.T Marsden Valley Small Holdings Area and replace with the following: 

Sch.T Marsden Valley Small Holdings Area 

 

T.1 Application of this Schedule 

 This schedule applies to the Rural Small Holdings Zone shown as Sch.T on Planning 

Map 31 and 34.  The schedule relates to rule RUr.77 and Figure 1 attached. 

 

1.1 The scheduled area includes land as shown in Figure 1 

 

T.2 General Rules 

a) The area subject to this schedule is defined in detail in Figure 1. 

b) All rules and overlays in the Rural Zone apply except where these are varied 

below. 

c) The erection of dwellings above the 205m contour is a Restricted 

Discretionary Activity.  

  

T.3 Permitted activities 

All activities provided for in the Rural Zone rule table are permitted activities in the 

schedule area, and the rules of the Rural Zone shall apply subject to the variations set 

out in the General Rules (T.2 above) 

 

T.4 Controlled activities 

 Any activity that is a controlled activity under the Rural Zone rule table, except where 

the provisions set out in this schedule apply. 

 

T.5 Subdivision 

 The general rules set out in T.2 shall apply to subdivision proposals.  The provisions 

of the Rural Zone rule table shall also apply with the following exceptions: 

  

  T.5.1.1  Access linkages 

 Where subdivisions are located between or adjacent to public roads and/or public 

walkways / cycleways, and where practicable, public walking and/or cycle links shall 

be included within the subdivision design to ensure that links are provided between 
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public roads and/or public walkways or cycleways adjacent to the proposed 

subdivision.  

T.6 Restricted Discretionary activities 

 Any activity specified in T.2 (c) or not complying with T.5.1.1 is a restricted 

discretionary activity, with Council’s discretion restricted as follows: 

 

T.2(c) discretion restricted to the provision of reticulated water supply  

 

T.5.1.1 discretion is restricted to provision of public access networks   

 

T.7 Discretionary and non-complying activities 

 Any activity that is a discretionary or non-complying activity under the Rural Zone rule 

table. 

 

T.8 Assessment criteria 

a) Ability to provide adequate services. 

b) The presence and continuity of public access links. 

 

T.9 Explanation 

 The Marsden Valley Rural Small Holdings Zone (high density) covers approximately 

11.2ha of land of low productive value, but which still retains some open space and 

amenity characteristics.  A higher density of development is provided for under the 

zoning in recognition of the limits on productive use and to provide consistency with 

zoning on the foothills of the Barnicoat Range. 

 

 With the exception of buildings above 205m and public access links, all the other rules 

of the Rural Zone continue to apply.  The 205m contour is a physical restriction on 

reticulating public water.  Above this point, there is insufficient pressure to provide 

gravity water reticulation and water pumps or alternatively, a higher level header tank 

is required.  If these areas are to be reticulated, then the restricted discretionary status 

allows Council engineers to consider the best system given the site-specific 

circumstances.   

 

The second control is the requirement for public access links.  This ensures 

integration with neighbouring developments and reserves, and continuity of public 

access.  There may be instances where either it is not practical to provide these 

linkages (e.g. the land is too steep), or there is no public access for the linkages to 

connect with.   
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6.7 Replace existing “Figure 1” in Schedule T with the Marsden Valley Structure Plan (plan 2, 

Appendix 1) showing the areas of Rural High Density Small Holdings. 

 

Change 7 Volume 3 (appendices) 

7.1 Amend the following 

 

Appendix 2 Heritage Trees   

 
Category 

 
Street 
No. 

 
Address 

 
Location 

 
Type 

 
Tree Name (latin) 

 
Tree Name 
(common) 

No. of 
trees 

 
Landscape 

  
Marsden 
Valley (road 
frontage) 

 
Sch.I, 
Residential 
Zone 

 
G 

  
Mixed exotic 

 
10 

 
Heritage 

  
Marsden 
Valley (road 
frontage) 

 
Sch.I 
Residential 
Zone 

 
S 

 
Cedrus deodara 

 
Himalayan 
Cedar 

 
1 

 
Landscape 

  
Marsden 
Valley (road 
frontage) 

 
Sch.I 
Residential  
Zone  

 
W 

 Woodland 
Mixed native 
species 
predominantly 
Kanuka 

 

 
Landscape 

 Marsden 
Valley  
(Poormans 
Valley Stream) 

 
Sch.I 
Residential  
Zone  

 
G 

  
Mixed exotic 

 

 
Landscape 

 Marsden 
Valley  
(Homestead 
Flat) 

 
Sch.I 
Residential  
Zone  

 
G 

  
Riparian 
Kanuka 

 

 
Landscape 

  
Marsden 
Valley  
(Enner Glynn 
Saddle) 

 
Sch.I 
Residential  
Zone  

 
W 

 Mixture of 
Kanuka and 
other native 
trees 

 

 
Landscape 

  
Marsden 
Valley  
(Homestead 
Block east) 

 
Sch.I 
Residential  
Zone  

 
W 

  
Kanuka stand 

 

 
Landscape 

  
Marsden 
Valley 

Sch.I 
Residential  
Zone & Sch.T  
Rural Zone 

 
S 

 
Tilia species 

6
 

 
Lime 

 
1 

 
Landscape 

  
Marsden 
Valley 

Sch.I 
Residential  
Zone & Sch.T  
Rural Zone 

 
S 

 
Alnus cordata 

 
Italian Alder 

 
1 

 
Landscape 

  
Marsden 
Valley 

Sch.I 
Residential  
Zone & Sch.T  
Rural Zone 

 
S 

Sequoiadendron 
giganteum 

Californian 
Big Tree 

 
1 

                                            
6
 NCC report the Tilia seems to be removed.  Email from Peter Grundy. 25.01.07 



Private Plan Change: Marsden Valley, April 2008 

 
35 

 
Category 

 
Street 
No. 

 
Address 

 
Location 

 
Type 

 
Tree Name (latin) 

 
Tree Name 
(common) 

No. of 
trees 

 
Landscape 

  
Marsden 
Valley 

Sch.I 
Residential  
Zone & Sch.T  
Rural Zone 

 
S 

 
Picea species 

 
Spruce 

 
1 

 
Landscape 

  
Marsden 
Valley 

Sch.I 
Residential  
Zone & Sch.T  
Rural Zone 

 
S 

 
Zelkova serrata 

  
1 

 
Landscape 

  
Marsden 
Valley 

Sch.I 
Residential  
Zone & Sch.T  
Rural Zone 

 
S 

 
Quercus rubra 

 
Red Oak 

 
1 

 
Landscape 

  
Marsden 
Valley 

Sch.I 
Residential  
Zone & Sch.T  
Rural Zone 

 
S 

 
Betula nigra 

 
River Birch 

 
1 

 
Landscape 

  
Marsden 
Valley 

Sch.I 
Residential  
Zone & Sch.T  
Rural Zone 

 
S 

 
Taxiodium 
distichum 

 
Swamp 
Cyprus 

 
1 

 
Landscape 

  
Marsden 
Valley 

Sch.I 
Residential  
Zone & Sch.T  
Rural Zone 

 
S 

 
Quercus ruba 

 
Red Oak 

 
1 

 
Landscape 

  
Marsden 
Valley 

Sch.I 
Residential  
Zone & Sch.T  
Rural Zone 

 
S 

 
Alnus cordata 

 
Italian Alder 

 
1 

 
Landscape 

  
Marsden 
Valley 

Sch.I 
Residential  
Zone & Sch.T  
Rural Zone 

 
S 

Taxodium 
distichum 

Swamp 
Cyprus 

 
1 

 
Landscape 

  
Marsden 
Valley 

Sch.I 
Residential  
Zone & Sch.T  
Rural Zone 

 
S 

 
Betula species 

Big Leaf Birch  
1 

 
Landscape 

  
Marsden 
Valley 

Sch.I 
Residential  
Zone & Sch.T  
Rural Zone 

 
S 

 
Betula species 

 
Birch 

 
1 

 

7.2 Appendix 14 - Add the following: 

AP14.2.v Where stormwater management is designed in accordance with low impact 

stormwater management techniques, or where low impact design reduces the downstream 

stormwater discharge from the catchment, full account will be taken of the requirement to 

connect to a council system (Ap 14.2.iii), including: 

• the need to connect 

• pipe sizing 

• provision and opportunity for stormwater detention or retention within the catchment  
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7.3 Appendix 14 - amend appendix 14.5.ii as follows: 

AP14.5.ii The minimum road, carriageway, footpath or other standards will be as set out in table 

14.5.1 overleaf (roading stormwater requirements), except where varied in Schedule I 

(Residential Zone).  The road width will be extended…  

 

7.4 Appendix 22 – amend Appendix 22 (guidelines for comprehensive housing development) as 

follows: 

 

AP22.3.i The overall aim of the guideline is to ensure that comprehensive housing 

developments provide a high standard of amenity, both on-site for the occupants and off-site in terms 

of the wider neighbourhood incorporate best practice urban design principles.  As expressed in the NZ 

Urban Design Protocol, the underlying urban design principles are: 

Context – buildings and places are an integrated part of and adapted to, the street, the 

neighbourhood, the city, and the climate 

Character – buildings and places are appropriate to their location and reflect any distinctive character 

of the locality  

Choice – a wide range of diversity and choice in density, building types and transport options 

Connections – good connections between streets and public spaces, including walking, cycling, 

communication and infrastructure connections.   

Creativity – building design which is creative and innovative and which creates a strong identity 

Custodianship – developments which create a strong sense of ownership and responsibility in 

residents and visitors  

Collaboration – coordination and a collaborative approach to development between developers, 

council, professional advisors and transport operators  

 

A comprehensive housing development… 

 

AP22.3.ii Developments must address the basic urban design principles expressed above 

fundamental aim in the first sentence of AP22.3.i.  

 

AP22.5.i The development should be designed to integrate visually and functionally with 

minimise any adverse effects on neighbouring sites, the streetscape…. 

b) access of sunlight and daylight to existing sites (developments must comply with Appendix 15 

– daylight admission) 

 

c) integration visually and functionally with maintaining a comfortable relationship with the 

existing streetscape and neighbourhood with particular reference to: 

 

i) setback from the street… 
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ii) keeping reasonable continuity of height which is compatible with the surrounding 

neighbourhood, except that developments located within a High Density Residential Zone 

or within walking distance (500m) of a Suburban Commercial Zone may utilise a 

graduated height gradient to achieve integration with the neighbouring sites 

iii) detailing and modulating large buildings… 

iv) having a sense of address… 

v) design and siting of garages… 

vi) density, which should not depart significantly from the existing density of the 

neighbourhood within the low and standard residential zones.  Within the high density 

residential zones, adherence to urban design principles can be used to offset a higher 

density than permitted in the zone rules. 

vii) Privacy and shading of neighbours which should not be compromised in the low and 

standard density residential zones.  In the high density residential zones, adherence to 

urban design principles may offset a non-compliance with the daylight controls.   

 

AP22.5.ii The development should have an integrated design theme and shall seek to create: 

a) compatibility in materials, details and roof pitch 

b) buildings which are adapted to the local climatic conditions 

c) buildings which reflect the cultural, heritage and economic context of the location 

d) a strong and distinctive local identity 

e) minimal opportunity for crime 

f) a sense of ownership and pride for visitors and residents 

g) visual interest through off-setting or articulating building form 

h) visual interest through the design of roads and accesses (variation in alignment and width can 

avoid a tunnel effect) 

 

AP22.5.iv Balance land,.  Any land not included in the development proposal shall not be 

reduced below the minimum for subdivision in the zone….  

 

AP22.7.iii Parking, access and services shall generally be in accordance with Appendices 10 

(standards and terms for parking and loading) and 11 (access standards), and the Council’s 

“Engineering Standards”.    The development may make provision for reduced parking where it 

can be demonstrated that actual parking demand will be less than the parking requirements in 

Appendix 10 (e.g. close proximity to local shops or public transport, high number of cycle 

connections and or reduced travel dependence)… 

 

AP22.10.iii It is anticipated that the majority of sites in the low and standard density residential 

zone would be unsuitable for apartment developments.   
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SECTION 3: PLAN CHANGE ASSESSMENT 

8 URBAN DESIGN ASSESSMENT 

The key elements for the design of the zoning and structure plan (Appendix 1) are as follows: 

 

8.2 Mixed density development 

In accordance with NUGS 2006 (pg 7, adopted by Council) the development has been designed to 

reflect the community desire for; 

• “Intensification preferred before green fields development, with a preference for mixed 

density development and high density/low rise buildings in residential hubs.” 

• “General support for greenfields development in South Nelson, the Stoke Foothills and 

Atawhai.” 

• “Support for housing clusters in rural areas.” 

• “General acceptance of limited hill-side development which fits into and does not 

dominate the landscape.” 

 

The proposed plan change incorporates mixed density into its design to reflect demand for a range of 

allotment and dwelling sizes, and in an attempt to improve access to affordable housing.  The 

Marsden Valley community will be serviced by Marsden Village, which will provide a range of urban 

sustainability benefits. 

 

A proposed school site, higher density housing and the commercial suburban zone, as well as the 

Poormans Valley Esplanade Reserve all front the Marsden Valley Road and contribute to the overall 

concentration of activities that acts to form a hub.  A hub is referred to in NUGS 06 as; “a location 

around which core residential, commercial and community facilities and amenities are clustered or co-

located and which provide a focus for community activity.” 

 

The proposed zoning (Appendix 1) incorporates the following zones: 

 

Rural Small Holdings  

This zone incorporates steeper faces at the head of the valley which have low and limited productive 

potential, while still having some open pace characteristics.  The Rural Small Holdings (high density) 

zoning (2000m
2
 minimum and 1ha average) is consistent with similar zoning running along the base of 

the Bryant Range.  This density provides greater flexibility in terms of building location and subdivision 

boundaries, while still retaining rural open space characteristics.  

 

High Density Residential 
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This area is on the flat land adjacent to Marsden Valley Road.    It is intended that the higher density 

residential zone be used for more compact allotment types suitable for first homebuyers, single parent 

families or retirees.  The zoning also makes provision for attached or semi-attached housing. This 

zone is strategically located close to the village centre, and opposite the Poormans Valley Esplanade 

Reserve.  The urban design principle is that the smaller lots are offset by their proximity to open space 

– in other words, they forego a larger private back yard in return for enjoying the benefits of public 

open space.   

 

Standard Density Residential 

The standard density zone comprises most of the plan change area.  It follows the rolling land to the 

Enner Glynn Saddle along the proposed road and along the north side of Marsden Valley, and 

extends across to the south side of Marsden Valley Road.  Such a zone creates greater flexibility in 

building placement for future development (refer Figure 2). 

 

Suburban Commercial  

The suburban commercial zone anchors the valley community, and will provide most day to day needs 

for residents as well as visitors.  It also provides greater flexibility for mixed use developments, 

combining residential and commercial activities on the one site.  The requestor’s vision is for village 

buildings to be architecturally designed around the open spaces, with high amenity and planting 

landscape values and a mix of uses including offices and convenience retail.  The village may be 

“themed” around distinctive architecture to reflect Nelson’s climate, local vernacular, and the vertical 

landforms of the Marsden Valley.  

 

Open Space and Recreation 

The Open Space and Recreation zoning relates to three separate types of open space: 

• two neighbourhood parks providing local play areas 

• two esplanade reserves 

• an area of steeper land to be set aside in as a landscape and ecological reserve  

These areas are most appropriate included within the neighbourhood parks in the Open Space and 

Recreation Zone. 

 

School Site Designation 

An area of land encompassing approximately 1.2ha has been set aside following discussions with 

education providers.  While the Ministry of Education have indicated that at this stage, they do not 

require the site, the option of establishing a school on this site has been retained, with a 5 year 

“sunset” clause.  After this time, the scheduling lapses, and the underlying residential zone takes full 

effect.   
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Services Overlay 

Part of the subject land is currently subject to a services overlay.  It is understood that this was 

imposed at the time the current zoning was implemented, as Council did not have any services 

upgrades programmed. 

 

The services overlay creates considerable uncertainty. A services overlay is appropriate where there 

are some kind of constraints of infrastructure services – water, sewerage, stormwater and roading.  

The only identified constraints relating to this plan change are water constrains above 205m, and 

insufficient “downstream” sewerage capacity. The services overlay on Marsden Park Terrace has 

become obsolete with the granting of consent for 128 lots on that land. 

 

The Cameron Gibson Wells 2007 water investigation (Appendix 6) found constraints on water 

servicing above the 205m contour.  A blanket services overlay is too generic to deal with the specific 

water issue, as it applies to all services, not just water.  To address this, the plan change seeks to 

make development above 205m a restricted discretionary activity in preference to a services overlay. 

  

The water constraints have been recognised with controls on developments above 205m.  Sewerage 

capacity is easily and more appropriately addressed through the LTCCP process, which provides far 

greater certainty for all parties.  There are no identified roading or stormwater constraints. 

 

For these reasons, and to provide certainty for all, the current services overlay is removed. 

    

8.3 Landscaping, recreation and retention (green structure) 

Landscaping is an integral part of the proposed plan change and is used to provide green areas with 

appropriate planting, and as a tool to give visual character, variety and emphasis to the overall plan as 

shown on the Proposed Greening plan (plan 1, Appendix 1).   

 

A landscape assessment has also been prepared (Appendix 2). 

 

The explanations following relate to the Proposed Landscape Plan and Nelmac Report. 

  

Landscape areas 1-5 

These following areas have been defined by the Nelmac Report (pgs 9 & 10) and describe the existing 

topography and vegetation in each of the areas. 

Marsden Park Rise 

1 – Western facing foot slope 

2 – Eastern facing back slope 

3 – South face and gullies 

4 – Homestead flat 

 



Private Plan Change: Marsden Valley, April 2008 

 
41 

Marsden Park Terrace 

5 – Marsden Park Terrace 

 

A supplementary report has been provided covering the adjacent landholdings. 

 

Existing vegetation 

Existing groups of native trees and woodlands are retained and included into the overall landscape 

scheme.  These have been identified in the amended Schedule I and will be held in private ownership 

and protected under the plan rules REr.93, REr.94, REr.95, REr.96, & REr.97.   Landscape and 

heritage trees (individually identified in Appendix 2 of the NRMP) have also been shown on the plan.  

 

Buffer planting 

New landscape planting is indicated on the Proposed Landscape Map that will act to absorb and 

soften the effects of development over time and street trees are indicated.  A development planting 

plan is to be established in accordance with the Nelmac Report so that much of the re-vegetation can 

commence before subdivision is carried out.   

 

Green corridor 

The plans show a green corridor of esplanade reserve alongside the southern side of the Marsden 

Valley Road and a set back buffer zone of 5m with screen planting on the northern side of the road.    

 

Reserves 

Areas along Poormans Valley Stream and the Marsden Park Terrace tributary are to be vested with 

Council for protection and enhancement and for development of recreation and amenity.  Planting 

within the reserves will provide vegetation that, over time, will soften the impact of development on the 

landscape.   

 

Additional neighbourhood reserves are proposed in tow neighbourhood “pocket parks”, and a green 

corridor on the north side of the valley.   

 

205m contour line 

The 205m contour line has been identified by Nelson City Council as the “upper” level above which 

they may be some restrictions on gravity fed water supply.  Dwellings above this contour may require 

additional pumping and possibly additional storage.  Development above this contour therefore is a 

restricted discretionary activity which allows consideration of water supply.   

 

Future Amenity Plantings 

This plan shows an area described as “future amenity planting – indicative only”.  It is important to 

note: this area is not proposed to be controlled by any plan rules.  Rather, this shows an area where 

the landowners envisage future plantings undertaken either by themselves, or by future landowners as 
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part of future subdivision.  These areas are expected to remain in private ownership, and the purpose 

of the plantings is to enhance ecological and amenity values, as well as providing improved land 

stability. 

 

9 ROADING AND ACCESS ASSESSMENT 

The Marsden Valley Road and proposed footpath and/or cycle way along it will provide a common 

linkage for commuters and pedestrians to and from both sides of the Valley.   All vehicle entrances 

onto the road from the high density area are spaced no closer than 40m within the 5m set back line as 

defined on the Proposed Zoning Map sheet 1.   

 

Residential roads throughout the proposal are designed to be functional, but with design flexibility 

which better reflects urban form.  The intention is to create a second hierarchy of residential roads, 

with improved amenity and safety while still being fully functional (refer Figure 3).   

 

Where possible, roads in the subdivision will be linked with walk/cycle ways.  The general patterns of 

the roads within the scheduled site adhere to the lay of the land and follow the contours 

 

The main road through Marsden Park Rise enables future connectivity to the Enner Glynn Valley and 

ultimately The Brook, thereby “future proofing” roading connections.  It is envisaged there will be a 

public (Council) cost sharing agreement for developing an “oversized” road to accommodate future 

connections. There is also an extensive network of walkway/cycleway accesses.  

 

Traffic Design Group (TDG) have prepared a detailed transportation assessment of the effects of 

traffic flow from the proposed rezoning. The report is attached and concludes the following; 

i) There will be appropriate provision for pedestrians and cyclists within the new 

residential subdivision with direct, safe and convenient linkages provided throughout, 

and these details are provided with the Plan Change application. 

ii) The design of the internal road network can be expected to provide an appropriate 

speed environment in this hilly terrain. 

iii) Whilst there is no public transport currently available in this area of Nelson, it is 

anticipated that as the development of this area progresses in the future, there may be 

services introduced to serve the increased catchment. 

iv) Beyond 2011, traffic patterns as a result of the Plan Changes will become more 

apparent.  However for the purposes of this assessment it is considered that traffic will 

grow in a consistent manner from 2009 to 2021 as previously described. 

v) The results of the analysis indicate that where potential issues with the operation of 

intersections have been identified, it has been shown in the case of the majority of the 

intersections that the upgrading is likely to be required either with or without the traffic 

associated with the Plan Changes. 
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vi) It is concluded that future subdivision in accordance with the proposed plan is able to 

meet the expected standards, in terms of roading, envisaged by the NRMP, and that 

the traffic effects beyond the subdivision are able to be readily accommodated with the 

recommended improvements to the local road network. 

 

10 LANDSCAPE ASSESSMENT 

Since Marsden Valley is located between Richmond and Nelson it is ideally placed to accommodate 

the expanding populations of both regions.  The character of Marsden Valley will inevitably change in 

response to NUGS and as the last remaining large land area suitable for development in close 

proximity to Nelson.   

 

Visual effects will be mitigated through plantings and screening, retention and creation of open space, 

extension of the visual corridors of trees along the road side, and the creation of reserves as well as 

minimisation of road lengths and widths.  In time, Marsden Valley will become a high amenity 

residential setting, which reflects its vegetated backdrop.     

 

10.2 Existing landscape and protection measures 

The Nelmac Report states; 

“Very little change has occurred in the Marsden Valley Landscape over recent years.  However, 

intensive development has occurred along the Panorama Drive ridgeline and is now a dominant 

feature of views from open areas of the subject site and Marsden Valley Road as you head 

westwards.  Reading the recent Nelson Urban Growth Strategy, which identifies the Marsden 

Valley as a potential area for urban development, it is clear that a high degree of modification in 

the valley landscape is possible in the future. 

 

Dramatic change in the landscape in the steep Richmond Hills area is unlikely. To some extent 

the topography limits development in these areas and they remain as the green backdrop to 

Nelson South.  As the dominant landscape feature of this area, it would be prudent to limit 

future development at these higher elevations.” 

 

A number of key landscape features and characteristics were identified by separate landscape study 

undertaken in 2000.  That study forms the basis of the current zoning and rules of Marsden valley, and 

is heavily focussed on preserving rural character.  A subsequent study was undertaken in 2004, and 

on the basis of that study, NUGS has identified residential land use as being suitable for the Valley.  

Consequently, rural character is no longer a consideration, although elements of a highly landscaped 

environment will remain.   

 

Other components of the landscape include; 
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i) The skyline - To the east the skyline is a mixture of regenerating native bush, pine 

plantation and cleared land where pines have been cut and removed.  This skyline 

remains unmodified by the built form.  To the south, west and north buildings, roads, 

farmland, mixed vegetation, urban form and seascape all contribute to the skyline.   

ii) Streams - Poormans Valley Stream runs through Marsden Valley and ephemeral 

tributaries join the stream along its course.  Riparian planting accentuates the stream 

and contributes to its ribbon like nature.  

iii) Protected trees - A number of stands of vegetation and individual tree species exist on 

the Ashley Trust & McLaughlin land, have been identified as worthy of protection and 

are added to Appendix 2 of the NRMP.   

iv) Recreation - The head of Marsden Valley is a popular destination for mountain biking, 

paragliding, walking, picnicking, hunting and the like. 

v) Open space - Much of the land either side of the valley is occupied by pastoral farming 

contributing largely to the open farmland often associated with the rural zone.  

vi) Land modification – The quarry toward the head of Marsden Valley leaves a large scar 

on the hillside which is visible from Panorama Drive and the eastern facing elevations of 

the Ashley Trust & McLaughlin land.  There are also trucks from the quarry that pass 

down Marsden Valley road that contribute to the noise environment. 

vii) Existing urban boundary – The edge of the urban area of Stoke can be viewed from 

parts of the subdivision, as can the houses along Panorama Drive. 

viii) Landscape overlay - This imposes certain requirements on development, earthworks 

and construction.  The landscape overlay is to be retained. 

 

In considering all these components of the landscape it is clear that Marsden Valley is highly modified, 

and will become more so with the rezoning of the Solitaire land for residential development.  However, 

it still contains localised features that provide visual and recreational amenity.   

 

The key aim of this plan change is to provide for future residential growth while retaining existing 

important landscape features, and creating a high amenity urban environment (refer Figure 4).  

 

10.3 Proposed plantings and mitigation measures 

An attached Greening / Landscape Plan (Appendix 1), sets out indicative future landscape plantings, 

as well as protected areas and areas of reserve. Large lots will be substantially planted to create 

buffers to development.  Such plantings will be carried out for amenity, ecological, and some land 

stability purposes. 

 

In addition the proposed plan change retains open space, creates mixed lot sizes and minimises 

internal road lengths and widths.  
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11 STORMWATER ASSESSMENT 

The primary focus for stormwater management for this proposal is to utilise low-impact design 

methods and to retain natural percolation rates as much as is practicable.  This will be achieved 

through the following methods: 

• restricted site coverage 

• flexibility in road design 

• well vegetated roadside and road-centre swales 

• intensive plantings along esplanade strips of wetland and marginal species  

• on-site soakage where conditions allow 

• use of mini wetlands and detention ponds 

 

The inclusion of such methods will be consistent with Schedule I of the NRMP and will meet the 

district wide objectives and policies, in particular DO19.1.10.iv “promote and assist with low impact 

design options for stormwater management.”   

 

The land is naturally drained by Poormans Valley Stream and other well-defined watercourses, some 

of which are ephemeral.  Additional planting will occur within the reserves, in open spaces and in 

gullies with suitable native and exotic species in accordance with the Nelmac Report and act to absorb 

and retain water. 

 

The Drainage and Watercourse Impacts Assessment Report (John McCartin, Natural Systems Design 

Ltd) contained in Appendix 5 outlines further detailed analysis of stormwater potential.  In summary he 

states; 

 “With respect to stormwater, the increase in flows, even with conventional reticulation, is not 

significant in relation to Poormans Stream’s total catchment and is well within the capacity of 

the downstream watercourse.” 

 

Since no significant increase in stormwater for the scheduled area is anticipated and low impact 

stormwater methods will be employed there is no requirement to alter any watercourse or construct 

any detention dam within the scheduled site. 

 

12 WASTEWATER ASSESSMENT 

The following assessment has been prepared by Andrew Carter (Design Engineer) of Davis Ogilvie 

and Partners. 

 

All allotments within the proposed plan change zoning will over time be connected to the existing 

sewer main that serves Marsden Valley.  This sewer will initially need to be extended to serve all lots 

within the proposed Marsden Park Terrace subdivision and be sized to carry flows for future 

developments in Marsden Valley.   
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At the current zoning regime, as set out in Sch. I, for the entirety of McLaughlin and Ashley Trust land, 

there could be approximately 75 allotments created at a minimum lot size of 1500m
2
.  As for the 

existing rural zone (Sch. T) which totals 80.1 ha in area there could be a total of 29 allotments at an 

average size of 2 ha per allotment.   

 

This provides a baseline of 104 lots.   This plan change is expected to yield some 600 to 650 lots, 

depending on subdivision design, lot placement and road configuration. 

 

From the baseline of possible subdivision with the present zoning the calculated sewage discharge 

would be about 3 litres per second (l/s).  The development proposed by Solitaire Investments Limited 

and further intensification of the Ashley Trust land, through this proposed private plan change, will 

contribute in the long term to a potential sewage flow (wet weather) of approximately 25 l/s, of which 

15 l/s would be contributed by the Ashley Trust Land. 

  

A 150 mm diameter sewer will need to be constructed from the end of the existing line up to Marsden 

Park Terrace (consented for 128 lots), a distance of some 1050 metres along the road.  In time 

Solitaire Investments Ltd and other land will share this and therefore should meet a share of the cost.  

Infrastructure costs do not form part of this plan change, and will be determined at the time of 

subdivision through the LTCCP and the development contributions policy 

 

The existing 150mm diameter sewer from the present up stream crossing of Poormans Valley Stream 

down to the bottom of the Marsden Valley will need to be increased in capacity in future, after the 

Marsden Park Terrace subdivision of 128 lots is complete, to cater for development of the remaining 

land.   

 

The subdivision at Marsden Park Terrace is to be carried out in stages involving around 30 lots each, 

over at least a 4 to 5 year period.  Full sewage discharge from this subdivision will not occur before 

that time. 

 

Any infrastructure installed will need to be designed to carry a maximum capacity calculated for all the 

potential lots within the Marsden Valley area, plus account for the development of Solitaire land. 

 

There are recognised deficiencies in the capacity of parts of the current Stoke sewage system.  The 

Council engineers recognise the need to determine the nature of the sewer upgrading, and we are 

advised that a capital works program needs to be incorporated into the 2009 Long Term Council 

Community Plan (LTCCP).  Council also has a legal opinion on file (resource consent RM065553) 

advising a change to the LTCCP to address known sewerage deficiencies in Stoke.  
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13 POTABLE WATER ASSESSMENT 

The water main serving the treatment plant from the Roding River runs through the Homestead Block 

via the Enner Glynn saddle to Brook Street.  The Ashley Trust has negotiated access to the main 

carrying treated water from the treatment plant back to Marsden Valley Road.   

 

The majority of the water supply needs and assets for Nelson City are well provided for and 

maintained.  The security of the current supply is expected to be able to be maintained until at least 

2030 based on population growth projections set out in the Nelson City Council (2004) Water Supply 

Asset Management Plan
7
. 

 

A specific investigation of water supply for the Marsden Valley and Ngawhatu catchments was 

undertaken in 2007
8
 (Appendix 6).  This report was commissioned by Nelson City Council, and jointly 

funded by the Council and developers with interest in the catchment.  That report found that the entire 

Ngawhatu / Marsden Valley catchments can be serviced by a reservoir located on the subject site.  

The land subject to this plan change request can be adequately supplied by Nelson’s reticulated water 

supply, although there may be some restrictions on water reticulations at higher levels.  This has been 

recognised in the plan change request, with residential development above 205m being a restricted 

discretionary activity (based on Council-advised water restriction line).  The report recommended the 

establishment of a 2500m
2
 reservoir (identified in the LTCCP) in Marsden Valley on the subject land 

(identified on the Structure Plan), with a new pump station also located on the subject land. 

 

14 POWER AND TELECOMMUNICATION ASSESSMENT 

Telephone 

Extending the Telecom network from The Ridgeway to the site will provide reticulated 

telecommunications.  Telecom is prepared to co-locate with other services in a common trench along 

Marsden Valley Road when such infrastructure is prepared
9
.   

 

Telecom have also advises that to reticulate the new lots a small cabinet (800 x 500 x 1.2m) would 

need to be installed for every 300 lots.  The cabinet does not require power and is noiseless.  The 

cabinet will be included in the consent process once the roading and lot layouts have been 

determined.  Further details regarding the connections required to service the future subdivision will be 

determined with input from Telecom’s network designers at the time of subdivision. 

 

Power 

Three Ashley Trust titles (being Pt Lot 25 DP 210, Lot 2 DP 3300, and Lot 4 DP 3418) host the 110kV 

Blenheim-Stoke Transmission Line owned by Transpower New Zealand Limited (“TPNZ”). Easement 

                                            
7
 NELSON URBAN GROWTH STRATEGY Stage one – Trends and Constraints – September 2004 

8
 Ngawhatu / Marsden Valley Long Term water Supply.  Cameron Gibson wells, December 2007 

9
 TELECOM.  Letter from Wally McCallum. 16.04.07 
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corridors are indicated on the plans, and in the locality allotments of greater than average size have 

been created to enable flexibility in house placement, and to meet all other statutory, regulatory and 

code requirements arising from the presence of the line.  The Ashley Trust is presently in negotiations 

with TPNZ to grant an easement, which will be addressed through a separate process, with an 

easement of sufficient size to enable compliance with REr.51  “Residential units, or education facilities 

(including any preschool or day care centre) must not be located within 20m of any existing above 

ground, or within 10m of any existing underground electricity transmission line with a capacity greater 

than or equal to 66kV”.   

 

SALCO Electrical Design Limited
10

 advise that 11kv power reticulation with possible padmount 

transformer sites will be constructed at the time of subdivision.  Network Tasman has adequate line 

capacity in the close area for all sections. 

 

15 NATURAL HAZARD ASSESSMENT 

15.2 Seismic hazards 

Land is crossed by the Waimea fault and the Eighty-eight fault and is shown as a fault hazard overlay 

on the plan maps.  The preliminary geotechnical assessment carried out by Soils and Foundations 

(1996), discusses the geology of the property and states that much of the land is suitable in its existing 

state for development.  Although for larger lots, the assessment remains valid for this plan change.  It 

is acknowledged that the subdivision will trigger more specific site investigation and analysis. The 

geotechnical report and accompanying map is attached in Appendix 3. 

 

Tonkin and Taylor have carried out an initial appraisal of the land contained within Marsden Park 

Terrace (Part Lot 1 DP 10637 and Lot 2 DP 10637) as part of that subdivision consent (RM 065553).  

The report concludes that Marsden Park Terrace is generally suitable for subdivision development and 

that any localised areas of instability could be addressed by establishing building setback zones, 

and/or carrying out mitigation works during subdivision development
11

. 

 

15.3 Slope stability 

The Soils and Foundations Geotechnical Assessment (Appendix 3) reports that: 

The McLaughlin property is divided, on slope stability criteria, into 3 zones A, B and C.  Zone A, 

encompassing very gently sloping land, is not at risk from slope failures but Zone B and C 

display an increasing number of geotechnical factors that constrain but in general do not 

prevent development of the property. 

 

                                            
10

 SALCO.  Letter from Alan Gardner. 21.04.07 
11

 Tonkin & Taylor.  Preliminary Geotechnical Assessment – Proposed Subdivision of Ashley Trust 
Land (Ching Block), Marsden Valley Road, Stoke. (Dec 2006, pp 3-4) 
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Further site specific geotechnical investigation and design will be required at the subdivision consent 

and development stage, and this level of detail is not required at this plan change stage.  

 

15.4 Flooding 

The McCartin Report (Appendix 5), discusses the Marsden Valley catchment area, soils, rainfall and 

flows.  It proposes that full stormwater reticulation can be provided on the roads and low impact 

stormwater design methods, including roadside swales and provision of additional riparian plantings 

along principal and tributary watercourses, will be employed to reduce overland flow during and after a 

rain event.  

 

Conceptually, the stormwater design is able to dispose of all stormwater in a safe and efficient 

manner.  However, more detailed information will be required including a specific stormwater design to 

determine the specific methods of disposal.  This will be undertaken as part of the subdivision 

application to enable the development of the site. 
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SECTION 4: ASSESSMENT OF ENVIRONMENTAL 

EFFECTS 

 

15.5 Introduction 

Clause 22 of the First Schedule to the Resource Management Act 1991 requires that provision be 

made for an assessment of the environmental effects anticipated from the implementation of the 

proposed variation. 

 

15.6 Assessment of Actual or Potential Effects on the Environment 

 

15.6.1 Neighbourhood and community effects including socio-economic and cultural effects 

The surrounding areas are used for a variety of uses, some rural-residential in nature, as well 

as recreational and commercial forestry.  However development of this land has been 

proposed for many years and the neighbours and wider community are familiar with the 

concept of residential zoning.  The Solitaire land has been rezoned for residential 

development.  Subdivision consent has also been granted for 128 lots on Marsden Park 

Terrace.  Consequently, there is a general community expectation (and an apparent general 

acceptance through the NUGS submissions) that the character of Marsden Valley will change, 

from existing rural to urban and residential.   

 

The plan change seeks to create a more diverse residential environment within the subject 

area which is specifically designed with connectivity, landscaping and reserves, to provide 

high amenity within the valley.  Marsden Valley will develop over time to become a high-

amenity residential neighbourhood and community, anchored by a village centre (Figure 5) 

and possibly a school.  This plan change will enable that development to occur strategically 

and in an integrated manner, such that it is closely aligned with Nelson’s Urban Growth 

Strategy. 

 

Cross boundary effects such as reverse sensitivity to farm activities will be mitigated through 

conditions of consent at the subdivision stage.  Any reverse sensitivity effects are limited to the 

northern boundary of the area subject to the plan change.   

 

The proposed development will have a positive effect on socio-economic values and these 

include; 

• A wider range of allotments available to meet differing demands. 

• Provision for higher density and mixed-use around the village centre in accordance 

with national and international best practice urban design.  
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• Footpaths and cycle ways that encourage and enable access throughout and beyond 

the neighbourhood. 

• Residential development close to employment centres of Nelson, Stoke and 

Richmond that minimise drive time, costs and greenhouse gas emissions.  

• Employment opportunities created by this development. 

• More intensive and therefore efficient use of proposed infrastructure. 

• Well designed subdivisions with ample provision of plantings, reserves and amenity. 

• Provision for a primary school / pre-school, as well as possible child care facilities 

within the Village Centre. 

 

Results of consultation on NUGS 2004 by NCC showed “general support for green fields 

development in South Nelson, the Stoke Foothills and Atawhai”.   

 

The plan change will give rise to a change in land use currently permitted under the NRMP.  

However, the existing land use is destined to change significantly due to the Solitaire zoning 

and consented subdivision.  As a “contained” valley, effects beyond the valley itself will be 

reduced.  On balance, the wider socio-economic and community benefits to be derived from a 

well-designed development will be significant.    

 

15.6.2 Physical Effects 

 

i) Landscape and visual effects  

 Measures to mitigate and minimise landscape and visual effects resulting from the proposed 

plan change have been discussed throughout this document.  The Landscape Report (Appendix 

2) outlines the design features of the plan change and discusses the mitigating measures.  It 

also examines the existing landscape and the measures proposed to mitigate effects of the plan 

change on the environment.  

 

There will be public views from Stoke through to parts of the development.  Marsden Valley, 

seen from Panorama Drive, will be viewed as residential development much like the 

residential area in Panorama Drive itself, albeit with significantly more urban design input.  No 

views will be obtainable from Nelson central, Tahunanui or south of Stoke. 

 

Since many of the visual and landscape effects have already been anticipated by the NRMP 

zoning, only the additional effects of this more intensive development pattern need to be 

considered.  Relatively large areas of open space are to be retained on the steeper slopes to 

offset the residential zone status.  A mix of lot sizes will enable plantings of larger trees for 

privacy and amenity and will soften the effect of residential development on the landscape 

over time. 
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The mix of protection and enhancement measures will sufficiently mitigate any adverse effect 

to an acceptable level. 

 

ii) Stream Values and Habitats 

Poormans Valley Stream is the main stream that flows from the Marsden Valley catchment 

area.  It is classified in the NRMP (Appendix 6) as having Priority 3 conservation values “which 

may need some protection to maintain water quality.”  It states; 

“Where appropriate, conditions may be placed on resource consents to avoid, remedy or 

mitigate adverse effects on the values identified.” 

 

The plan change retains and enhances the riparian and freshwater values of the stream by 

creating an esplanade reserve along its banks with landscape planting.  Removing stock from 

the river and vesting the land with the Council will enable appropriate management of the 

stream and banks and create opportunities for improved water quality.   

 

The McCartin Report discusses stormwater quality enhancement (Appendix 5, pg 4 paragraph 

15).  The stormwater design uses a range of low impact stormwater methods such as, leaky 

recharge pipes, naturalised storage depressions in gullies, rain gardens and densely planted 

swales and road verges.  These measures will encourage ground re-entry, slow down sheet 

flows and prevent flow accumulations.    

As a result, stream values and habitats will be maintained, if not enhanced in the long term.  

Any adverse effects on the environment from initial development works are likely to be short in 

duration and minor in nature and will be managed through dust, sediment and erosion control 

plans. 

 

iii) Earthworks  

Earthworks will include roading, site stabilisation measures as required and laying of services.  

All roads will be constructed to minimise erosion from stormwater runoff.  Any effects 

generated from the earthworks will be temporary and will cease once the development is 

completed.  Furthermore, these effects will be the subject of detailed assessment through 

earthworks consent(s).  The proposed planting and landscaping will act to soften and mitigate 

the effects of such works on the landscape over time. 

 

iv) Traffic 

A traffic assessment report has been carried out by Traffic Design Group, it is attached in 

Appendix 4 and states; 

“It is concluded that future subdivision in accordance with the proposed plan is able to 

meet the expected standards, in terms of roading, envisaged by the NRMP, and that the 

traffic effects beyond the subdivision are able to be readily accommodated with the 

recommended improvements to the local road network.” 
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15.6.3 Effect on ecosystems 

Effects on plants and animals and any physical disturbance of habitats will be minor.  Much of 

the land has been greatly modified by past agricultural activities, and any vegetation worthy of 

protection has been identified.  Ecosystems and biodiversity will be greatly improved by the 

removal of stock and by the revegetation and landscaping that will take place as a result of 

subdivision.   

 

15.6.4 Effect on resources of aesthetic, recreational, scientific, historic, spiritual cultural, or other value 

There are no resources of special value that have been identified on this site and no 

archaeological sites or heritage objects are recorded against this property in Council records.  

However it is acknowledged that the streams, land, plant and birdlife have cultural significance 

for local Maori.  

 

The land has been highly modified through European settlement and farming practices.  In the 

event that any toanga (artefacts etc) or koiwi (human remains) are unearthed during work on 

site, the requestors will follow accepted protocols by advising any appropriate authority and 

complying with any reasonable requirement to allow for recording and retrieving of any 

artefacts discovered. 

 

There are a number of Landscape trees and a Heritage tree pertaining to this site.  These are 

listed in Appendix 2 of the NRMP.  By placing these trees within the boundaries of reserves 

they will be assured greater protection and the Council will be responsible for maintaining 

them.  Trees listed in Appendix 2 that remain outside the boundary of any reserve will be 

protected via a consent notice on the title at the time of subdivision. 

 

15.6.5 Discharge of Contaminants 

The only anticipated discharges arising from the proposed plan change are sewage, 

stormwater, and greywater.  The effluent will discharge to a council approved reticulated 

sewer system and the stormwater via low impact mechanisms to the ground.  The discharge 

from all allotments will meet the requirements of the NCC Engineering Standards. 

 

15.6.6 Natural hazards or use of hazardous substances and installations 

No use of hazardous substances or their installation is anticipated.  Any possible hazardous 

substances associated with the Village centre (e.g. gas bottles) will be dealt with through 

separate planning processes, if required.  

 

Natural hazards such as seismic activity, flooding and land stability have all been investigated 

by reports attached in the Appendices.  Work can be carried out to mitigate such hazards and 

this is acknowledged and provided for in the NRMP also.  Further investigation of natural 
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hazards may need to be carried out as a normal part of the subsequent subdivision consent 

process. 

 

15.7 Environmental Results Anticipated 

The environmental outcomes anticipated by the Plan Change are as follows: 

i) A change in the visual character of that part of the site not subject to resource consent, 

from the permitted baseline of rural smallholdings, with poplar, kanuka and pockets of 

scrub, to a mixed density residential area with roads, landscaping, additional trees, 

reserves, walkways, cycleways, a possible school, and village centre.   

ii) An urban form which reflects best practice urban design, and which provides a pleasant 

and sustainable living environment. 

iii) Efficient disposal of sewage through the creation of new network services and an 

upgrade of existing ones in collaboration with Nelson City Council. 

iv) Provision of functional, efficient, and safe roads which also provide enhanced 

streetscape and are pedestrian friendly. 

v) Protection of riparian and freshwater values through appropriate mitigation measures 

and creation of an esplanade reserve along Poormans Valley Stream. 

vi) Enhanced ecological values and greater habitat diversity through additional 

landscaping, and green ecological corridors linking with the Bryant Range. 

vii) A decrease in the shortage of land available for residential growth in Nelson.  

viii) Additional land acquired by NCC for reserve and recreation development. 
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SECTION 5: STATUTORY ASSESSMENT 

16 RMA 

The RMA contains the following statutory considerations for this plan change: 

• Section 72 (purpose of a District Plan) 

• Section 74 (matters to be considered by territorial authorities) 

• Section 75 (contents of district plans) 

• Section 32 (consideration of alternatives, benefits and costs) 

 

17 PURPOSE OF A PLAN 

17.2 Section 5 RMA 

Section 72 describes the purpose of a plan (or plan change) is to “assist territorial authorities to carry 

out their functions in order to achieve the purpose of the Act”.  Section 5 describes the purpose of the 

RMA as follows: 

“5. Purpose 
 

(1) The purpose of this Act is to promote the sustainable management of natural and physical 
resources.  

 
(2) In this Act, “sustainable management” means managing the use, development and 

protection of natural and physical resources in a way, or at a rate, which enables people 
and communities to provide for their social, economic, and cultural well being and for their 
health and safety while:  
 
(a)  Sustaining the potential of natural and physical resources (excluding minerals) to 

meet the reasonably foreseeable needs of future generations; and  
 
(a) Safeguarding the life-supporting capacity of air, water, soil and ecosystems; and  
 

(b) Avoiding, remedying, or mitigating any adverse effects of activities on the 
environment.” 

 

In essence, the purpose of this plan change is to promote the sustainable management of natural and 

physical resources. 

 

For reasons set out elsewhere, the plan change does represent sustainable management.  The key 

aspects of the plan change which do this are summarised as follows: 

a) creation of a diverse community with a range of different housing choices, through a mix 

of zonings; 

b) enhancement of amenity and landscape through additional plantings, new reserves and 

protected trees; 



Private Plan Change: Marsden Valley, April 2008 

 
56 

c) promotion of public health and wellbeing, through a good network of connecting 

walkways and cycleways; 

d) energy efficiency through the creation of a local Village Centre to service the new 

community, located within easy walking distance of the whole valley; 

e) provision for a new school to strengthen the community and provide for education 

needs; 

f) higher density which result in more efficient use of infrastructure; 

g) low impact stormwater design, incorporating detention ponds and new wetlands; 

h) enhanced ecological values and improved habitats, through green corridors linking the 

urban area and Stoke with the native vegetation on the Bryant range 

 

17.3 Part II RMA 

In achieving the purpose of the RMA, Section 6 sets out the matters of national importance that all 

persons exercising functions and powers under the RMA shall recognise and provide for the following 

matters of national importance: 

   

(a) The preservation of the natural character of the coastal environment (including the coastal 
marine area), wetlands, and lakes and rivers and their margins, and the protection of them 
from inappropriate subdivision, use, and development:   

 
(b) The protection of outstanding natural features and landscapes from inappropriate subdivision, 

use, and development:   
 
(c) The protection of areas of significant indigenous vegetation and significant habitats of 

indigenous fauna:   
 
(d) The maintenance and enhancement of public access to and along the coastal marine area, 

lakes, and rivers:   
 
(e) The relationship of Maori and their culture and traditions with their ancestral lands, water, 

sites, waahi tapu, and other taonga.   
 
(f) The protection of historic heritage from inappropriate subdivision, use, and development.   
 
(g) The protection of recognised customary activities. 
  

Section 7 of the RMA sets out other matters that all persons exercising functions and powers under 

the RMA shall have particular regard to:   

    

(a) Kaitiakitanga:   
    
(aa) The ethic of stewardship:   
    
(b) The efficient use and development of natural and physical resources:   
    
(ba) The efficiency of the end use of energy:   
    
(c) The maintenance and enhancement of amenity values:   
    
(d) Intrinsic values of ecosystems:   
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(e) Repealed.   
    
(f) Maintenance and enhancement of the quality of the environment:   
    
(g) Any finite characteristics of natural and physical resources:   
  
(h) The protection of the habitat of trout and salmon:  
    
(i) The effects of climate change:  
    
(j) The benefits to be derived from the use and development of renewable energy. 
 
It is considered that the proposal promotes sustainable management, contained in section 5, with due 

regard to the relevant issues of matters of national importance and other matters of section 6 and 7 of 

the Act. 

 

Section 8 requires that all persons exercising functions and powers under it, in relation to managing 

the use, development, and protection of natural and physical resources, shall take into account the 

principles of the Treaty of Waitangi (Te Tiriti o Waitangi).  These principles broadly encompass: 

• Participation 

• Protection 

• Redress  

 

Participation and protection have been addressed through the consultation process and the proposed 

changes.  Redress is not relevant to the plan change request.  

18 SECTION 74 RMA  

Section 74 requires the Council to “have regard” to the following matters when assessing this plan 

change: 

a) Proposed regional policy statement (the Nelson RPS is operative) 

b) Proposed regional plan (the Nelson Air Quality Plan) 

c) Any management plans and strategies prepared under other Acts (LTCCP, annual plan, 

asset management plans and NUGS) 

d) Relevant entry in the Historic Places register (none exist for the site) 

e) Fishing regulations (not applicable) 

f) Consistency with the plans of adjacent authorities (not applicable) 

 

The council must also “take into account” the  Iwi management plans lodged with the Council (Nga 

Taonga Tuku Iko Ki Whakatu) 

 

The assessments required under section 74 therefore relate to the following: 

1. Have regard to the proposed Air Quality Plan 

2. Have regard to Council’s LTCCP and statutory plans  
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3. Have regard to NUGS 

4. Take into account the iwi management plan (Nga Taonga Tuku Iko Ki Whakatu) 

 

18.2 Proposed Air Quality Plan 

The AQP seeks to not only avoid adverse effects on air quality, but also to improve existing air quality. 

 

Those parts of the subject land rezoned residential will be subject to the strict controls on air 

emissions in the AQP. More specifically, open fires will be prohibited, and the only permitted solid fuel 

burners will be clean-air-approved pellet burners.     

 

Under the existing zoning (rural small holdings) an estimated 50 or more small holdings could be 

established, as of right.  Whole the AQP does control emissions in the rural zones, those controls are 

not as rigorous as for the residential zones (urban areas).  The rezoning from rural to residential and 

the dramatically reduced area of rural zoning will help give effect to the AQP by implementing more 

rigorous clean air standards in all new houses.  The beneficial environmental outcome will be a higher 

standard of air quality than is permitted under the existing zoning. 

 

18.3 LTCCP, Annual Plan and Asset Management Plans 

Nelson City Council’s current LTCCP is due for statutory review by 2009.   This LTCCP is 

implemented annually through the Annual Plan, with the individual Asset Management Plans setting 

out the actions. 

 

The current LTCCP was adopted in July 2006.  At the time submissions were open, the requestors’ 

development intentions were well known to the Council, through submissions on NUGS as well as 

submissions on the 2006 LTCCP.  Those submissions flagged future development in the valley, and 

sought to include provision for infrastructure capital works to in anticipation of future development.  

However no provision was made in the 2006 LTCCP for capital upgrades.  This is despite the 

following: 

• A 1995 independent report (Royds Consulting) clearly identifying sewerage capacity 

constraints, in 1995, which required urgent attention. 

• A subsequent report from Solitaire Investments confirming this and suggesting provision for 

capital works in the LTCCP. 

• Existing low density residential zoning on part of the subject land. 

• Clear development intentions from the requestors. 

• A clear expectation in NUGS 2004 and 2006 for future residential. 

• Rezoning part of the requestors’ property for low density residential development.  

• Submissions on the 2006 LTCCP from the requestors and neighbours (Solitaire. McLaughlin 

and Stoke Valley Holdings). 
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• A private plan change application form Solitaire for extensive residential re-zoning 

(subsequently adopted and rezoned to residential). 

 

The applicants have been referred by Council staff to a “Council policy” whereby works are not 

included in the LTCCP until such time as land is zoned for development.  Further investigations have 

revealed that was a decision made at the executive level, rather than any formal council policy ratified 

by Council.  It appears there are no statutory or policy impediments to include provision for 

infrastructure works in the LTCCP ahead of land being zoned for development.  

  

The result is that the 2006 LTCCP makes no provision for improving services downstream to 

accommodate any development in the Stoke Foothills.  The applicants also have a copy of a legal 

opinion from Council’s lawyers in respect of the Marsden Park terrace subdivision, recommending that 

the 2006 LTCCP be amended through a special consultative procedure for provide capital upgrades 

for known future development. No such amendments have been made. 

 

A statutory review of the LTCCP is required by 1 July 2009.  The timing is such that the 2009 review of 

the LTCCP is able to include provision for infrastructure upgrades to accommodate this plan change, 

as well as other consented, approved, or known developments on the Stoke Foothills 

 

Further discussions with Council staff have lead to an expectation by the requestors, that the 2009 

LTCCP will include funding for all capital works necessary to service the existing and future 

development.   

 

18.4 NUGS and Urban Intensification Study 

In 2006, Council formally adopted is Urban Growth Strategy (NUGS).  While NUGS is not required by 

any statute, and has no statutory weight, it was prepared under the auspices of Council’s functions 

under the Local Government Act, with an extensive consultation procedure in accordance with the 

LGA consultation requirements.   

 

NUGS sets out a future pathway as to how to meet future growth needs.  NUGS provides a framework 

for future development of the Valley, and this plan change gives effect to NUGS.  Although the 

strategy has no statutory effect (i.e. it was not required to be produced by any statute), it does provide 

an important strategic planning direction. 

 

The current NRMP rules contained in Schedule I and T create a baseline for subdivision. This baseline 

plan produces 120 lots, which could be carried out as a controlled activity.  This plan change will 

enable the future subdivision potential of this land to be increased, thus better meeting Nelson’s future 

housing needs and improving servicing efficiencies.   
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Similarly, the plan change will help give effect to the joint Nelson City Council and Tasman District 

Council urban intensification study when this is finalised.  The provision of a high density Residential 

Zone, in close proximity to the Village Centre, is well aligned to national and international best practice 

in urban design.  This zoning provides the added advantage of providing all residential housing 

choices within Marsden valley – Rural Small Holdings, low density residential, standard density 

residential, high density residential, and mixed-use (refer Figure 6).  This plan change thus has the 

potential to result in a strong and diverse community with a good socio-economic mix of residents.   

 

The proposal to rezone the land is a sustainable and efficient use of the land that will create certainties 

for the future growth of the Nelson urban region. 

 

18.5 Iwi management plan 

Only one iwi management plan (IMP) has been lodged with the Council – Nga Taonga Tuku Iko Ki 

Whakatu.  The IMP represents a collaboration of 5 manawhenua iwi in Nelson, and is thus 

representative of iwi issues. The plan is a mix of issues, key objectives, policies, outcomes, and 

desired actions. The key objectives for urban planning and land management are the most relevant to 

this plan change, and are stated as: 

• The mauri (life force) of nga whenua (the land) is healthy and able to support nga tangata, 

indigenous flora and fauna. 

• Nga whenua provides sustenance for present and future generations. 

• Waahi tapu (sacred places) are protected from adverse effects of land use. 

 

The proposed plan change is well aligned with the IMP and iwi values, and is able to give effect to 

these objectives, as well as the objectives relating to wai (water) through the following features 

• Low impact stormwater management. 

• Maintenance and enhancement of landscaping. 

• A strong urban design element to create a high quality urban village environment. 

• Improvement of water quality through elimination of stock access and enhanced riparian 

planting.  

 

19 SECTION 75 RMA 

Section 75 sets out various matters that a district plan must cover.  Those relevant to this plan change 

are as follows: 

a) the plan change must “give effect” to the Nelson Regional Policy Statement 

b) the plan change must not be “inconsistent with” the regional contents of the NRMP, which 

is an integrated regional plan 
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19.2 Nelson Regional Policy Statement (RPS) 

The RPS is an operative document.  Section 75 of the RMA requires the plan change to “give effect” 

to the RPS.  This is assessed as follows.   

 

Chapter 5. Tangata Whenua 
TW1 - Tangata whenua – issue.  This plan change is consistent with this chapter, with no 

archaeological features identified on any part of the subject land.  It is acknowledged however that 

Poormans Valley Stream is important to local Iwi.  Vesting the riparian margins in Council ownership 

this plan change will enable greater public access and greater care and protection for stream habitats 

and water quality. 

 

Chapter 6.   Development and Hazards 
DH1 – Urban expansion - issue.  Due to natural constraints of land in Nelson urban expansion is 

limited.  Further limits are imposed in achieving the purpose of the Resource Management Act 1991 

(RMA or Act) which requires the reasonable foreseeable needs of future generations to be met while 

minimising adverse effects of activities on the environment.   

 

This plan change gives effect to this part of the RPS, in that the plan change represents a natural and 

logical development pattern, rather than uncontained urban expansion.  A significant feature of this 

proposal is the confined nature of the site.  In Richmond South, the only barrier to further urban 

expansion is the political barrier – there are no physical barriers, and the returns for developers will 

make further expansion attractive over the long term. 

In this plan change, there are physical barriers to further expansion beyond the plan change.  As such, 

this plan change cannot be seen as unconstrained urban expansion as described in the RPS. 

 

Urban expansion into Marsden Valley has also been investigated thoroughly by the NUGS study and 

significant public consultation has been undertaken.  This request for a plan change responds to the 

requirement for land development to accommodate population growth in Nelson and Tasman regions.  

It provides a practical, sustainable and responsible solution to the growing demand for residential land, 

and an alternative to urban expansion into the Waimea Plains (i.e. Richmond South).  This proposal is 

also energy efficient in terms of location, being in close proximity to both Nelson and Richmond. 

 

DH2 – Natural hazards – issue.  The threat to human health and safety and to natural and physical 

resources as a result of development on hazard prone land.  Various reports have been 

commissioned as a result of this plan change application that cover flooding, land instability, and 

earthquake hazard.  These reports conclude that the land can support a higher level of development 

intensity with conditions imposed and recommend various methods of hazard control and mitigation.  

Other hazards such as coastal erosion and sea level rise are not a concern for this land.  However 

further hazard investigation is likely to be required after the adoption/acceptance of this plan change 

for any subsequent subdivision application as is standard practice.  
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Chapter 7.  Natural and Amenity Values 
NA1 - Amenity values – The plan change gives effect to this chapter through vesting of Poormans 

Valley Stream as an esplanade reserve, and the creation (and landscaping) of Marsden Park Terrace 

tributary reserve for walkway and cycleway linkage purposes.  Many landscape trees have been 

identified by the plan change are noted in Sch. I and in Appendix 2 of the NRMP.  The nominated tree 

groups and woodlands will also be available to Council should they desire the creation of further 

reserves. 

 

NA2 - Landscape values and natural features – The potential adverse impacts on natural features and 

the landscape character of Nelson City have been thoroughly investigated.  As a result the following 

features are identified which give effect to maintaining and enhancing these values; 

• The 5m setback along the northern side of Marsden Valley Road to be planted. 

• An esplanade reserve along Poormans Valley Stream and a recreation reserve along the 

Marsden Park Terrace tributary to be vested with Council. 

• The well treed character of the land, resulting from the widespread distribution of both 

poplar and kanuka trees will be supplemented with additional planting as shown on the 

landscape plan. 

• Extensive planting and strategic location of roads will serve to minimise the impact of 

urban development. 

• Modified roading standard which provide greater flexibility of subdivision design, and which 

reduce the dominance of roads. 

 

NA5 – Management of riparian margins.  The Poormans Valley Stream and Marsden Park Terrace 

tributary have been identified as areas of natural character with riparian margins to be vested in the 

NCC for habitat protection, landscape amenity and public recreation.  These areas will have linkages 

that will enhance public access and contribute to the vision that:  

“Nelson City is vibrant and thriving with a high quality natural and built environment that 

provides pleasant, functional and sustainable living spaces for its diverse population and 

their different needs.” 
12

 

 

Low impact stormwater methods will be employed within any subdivision proposal to reduce the 

potential for flooding and to maintain water quality.  Structures such as bridges will not interfere with 

the bed of the river.   

 

Chapter 9. Water 
WA1 - Quality of Natural Waters.  This plan change aims to maintain and enhance the quality of the 

water in the streams by retaining and planting permanent and healthy vegetation cover along riparian 

margins as shown on the greening plan (Appendix 1).  Many areas previously grazed will be fenced 

and held either in Council ownership or private land ownership thereby excluding stock.  All sewage 

                                            
12

 NUGS 04 Pg 7 
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will be discharged to a council approved reticulated sewage system.  Stormwater will be controlled 

and filtered through low impact stormwater methods. 

 

Chapter 10.  Soils 
SO1 – Sustainability of the Soil Resource.  This policy seeks to maintain the life supporting capacity of 

soils in Nelson, while acknowledging activities such as urban expansion will remove soils from primary 

production.   

 

As noted by the Nelmac Landscape Report (pg 8);   

“….closer inspection reveals low stock levels and aging facilities that indicate that the farm is 

no longer in full production.” “…some of the steeper or wet areas are showing minor (weed) 

infestation..”   

 

Soil and erosion and sedimentation plans will be provided at subdivision stage and substantial 

revegetation is to be carried out.  

 

Chapter 12.  Energy 
EN1 – Use of Energy and Emission of Greenhouse Gases 

Policy - EN1.3.2 – To promote energy conservation and efficiency in city form and in the design of 

developments.  This plan change responds positively to energy efficiency in city form by proposing a 

more compact development that enables a greater number of people to have their housing needs met.  

It provides a cost sharing opportunity for provision of services between different landowners.  New 

infrastructure will benefit a greater number of users. 

 

Policy – EN1.3.3 – To encourage energy conservation and efficiency in transportation.  Marsden 

Valley is ideally located between Nelson and Richmond, the two principal employment centres in the 

region, and provides short commuting distances of approximately 5kms.  Cycle linkages and safe 

pedestrian access have also been indicated on the plans.  Provision of public transport is more likely 

for Marsden Valley when there is sufficient population to support such services.   

 

For both policies, the creation of a new village centre will have significant energy efficiencies.  This will 

service the Marsden Valley community and will reduce trip distances.  By being centrally located within 

500m of perhaps 200 to 250 dwellings with good walking links, the village centre will also reduce trip 

generation (refer Figure 7).  The plan change gives effect to this chapter.  

 

Chapter 14.  Infrastructure 
Objective - N2.2.1 – A safe and efficient land transport system that promotes the use of sustainable 

resources, whilst avoiding, remedying or mitigating its adverse effects on human health and safety, 

and on natural and physical resources.  The proposed plan change utilises the existing Marsden 

Valley Road and makes provision for a future connection with the Enner Glynn Valley.  Flexibility of 

road design (through specific road design standards) will ensure roads do not dominate the Valley.  
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The effects on the wider traffic network from the proposed zoning will occur over time, as the 

development progresses.  Traffic generation can be factored into any future upgrades, and full 

development of this catchment has been modelled as part of the Transit / NCC / TDC corridor study. 

 

19.3 NRMP 

Section 75 of the RMA requires that the plan change must not be “inconsistent with” any operative 

regional plans.  The NRMP is an operative plan, and is an integrated regional plan.   

 

The proposed plan change is not inconsistent with regional parts of the NRMP.  Those parts relate to 

discharges to water and land, and activities in the coastal environment. 

 

The plan change in fact gives effect to the NRMP, through a deliberate design strategy of low impact 

stormwater management.  Other ways it will give effect to the NRMP are through enhanced riparian 

protection, achieved with new plantings and formalised esplanade reserves.   

 

20 SECTION 32 ANALYSIS 

This section requires both the requestors and Council to undertake a “section 32” analysis of the plan 

change.  Section 32 requires a mandatory evaluation of – 

 

(a) The extent to which each objective is the most appropriate way to achieve the purpose of this Act; 

and 

 

(b) Whether, having regard to their efficiency and effectiveness, the policies, rules, or other methods 

are the most appropriate for achieving the objectives. 

 

The section 32 analysis must take into account - 

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

    

(b) The risk of acting or not acting if there is uncertain or insufficient information about 

 the subject matter of the policies, rules, or other methods. 

 

20.2 Most Appropriate Means and Methods 

An evaluation as to whether the objectives are the most appropriate means of achieving the purpose 

of the Act, are outlined in Table 1.   

 



Private Plan Change: Marsden Valley, April 2008 

 
65 

Table 1 – Appropriateness of Each Objective in Achieving the Purpose of the Act 
ObjectiveObjectiveObjectiveObjective    BenefitsBenefitsBenefitsBenefits    CostsCostsCostsCosts    EfficiencyEfficiencyEfficiencyEfficiency    EffectivenessEffectivenessEffectivenessEffectiveness    
RE4 Marsden Valley 
Subdivision and 
development within 
the Marsden Valley 
Residential Area does 
not adversely affect 
the landscape 
character of Marsden 
Valley 

Adverse effects on 
landscape character of 
the valley are 
minimised.  
 

Some additional 
loss of rural 
character (note 
lost of rural 
character is 
provide for under 
existing zoning). 

Improved 
efficiency by 
removing the 
need to assess 
rural character  

The existing reference 
to loss of rural 
character is ineffective, 
since the existing 
residential zoning 
provides for a loss of 
existing rural 
character. 
 

New objective RE6 
Subdivision and 
development of the 
Marsden Valley area 
that results in a high 
level of residential 
amenity built around a 
village centre as the 
focal point.    

Development which 
contains high amenity 
values and has strong 
urban design elements.  

Transaction costs 
(for Council and 
developers) of 
assessing 
subdivisions 
against a new 
objective.  

Some 
efficiency loss 
through a 
new objective 
which requires 
assessment 

The new objective 
links in with the intent 
of the plan change, 
gives effect to NUGS, 
and encompasses the 
underlying vision for 
he valley.  

RU4 deleted (refers 
specifically to existing 
schedule I, Marsden 
Valley)  
    

NRMP is amended to 
better reflect NUGS, the 
more recent landscape 
report (2004, Boffa 
Miskell), the Solitaire 
rezoning, and 
consented residential 
subdivision on Marsden 
park Terrace. 
 
 

None Improved 
efficiency in 
processing 
subdivision 
consents 

Existing objective (and 
related policies) are 
ineffective, with the 
rezoning of Solitaire to 
residential and 
consented subdivision 
for 128 lots on 
Marsden park Terrace. 

 
 
 
An evaluation as to whether the proposed Rules, Assessment Matters and Reasons for Rules are the 

most appropriate means to achieve the objectives of the Plan is detailed in the Table 2.   
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Table 2 – Appropriateness of Policies, Rules and Other Methods for Achieving    

Objectives 

MethodMethodMethodMethod    Benefits Benefits Benefits Benefits     Costs Costs Costs Costs     EfficiencyEfficiencyEfficiencyEfficiency    EffectivenessEffectivenessEffectivenessEffectiveness    
Proposed 
zoning 

Wider range of living 
choices; stronger sense of 
community; consistent with 
urban intensification 
strategy. 
 

Some loss of rural 
character on the 
north side of the 
Valley beyond 
what is provided 
for under the 
current zoning. 

More efficient 
use of land, 
resources and 
infrastructure. 

Amendments will be 
effective.  
 
 

Policies and 
explanations, 
general 
    
    
    
    
    
    

References to the out of 
date 2000 landscape study 
are removed.   
Amendments remove 
inconsistencies between 
existing provisions, and 
rezoning of Solitaire land 
and consented 128 lot 
subdivision. 
Amendments better give 
effect to NUGS.  
 
 

None Efficiency is 
improved 
through 
removing and 
updating out of 
date provisions. 
 
 
 

Amendments will 
maintain high 
amenity values, and 
will help promote 
section 5 RMA.  
Amendments are 
also effective in 
implementing NUGS.   
 
 

Retention of 
Schedule I  

Consistency with the NRMP 
is maintained and many of 
the original rules and 
assessment matters 
pertaining specifically to the 
uniqueness of Marsden 
Valley as a “hidden” valley 
are retained.   
 

 
 

Consistency 
creates efficiency. 

Retention of 
Schedule I provides 
effective 
implementation 
through subdivision 
consents.  
 

Green structure 
and linkages 

Provides important visual 
and recreational amenity 
values.  
 
Protects and enhances 
landscape values such as 
existing vegetation and 
stream habitats. 
 
Provides public access to 
riparian margins. 
 
Promotes the use of 
bicycles and walking as 
alternatives to the use of 
cars. 
 
Gives recognition to 
Tangata whenua and their 
relationship with land, 
water and taonga. 
 
Retention of heritage values 
through protection of 
landscape trees. 
 

Additional cost to 
the developer p 
front).  Some on-
going 
maintenance costs 
to the Council. 

Connectivity can 
create energy 
efficiencies. 
 
 

Very effective in 
promoting a range of 
benefits (recreation, 
public health, 
amenity, ecology, 
carbon 
sequestration).  
 
 

The 205m 
contour 
    
    
    
    
    

Water reticulation is 
provided only if Council 
engineers are satisfied.  
Landscape values are 
retained. 

Cost to developers 
of “lost” sections, 
and costs for 
purchasers of 
consent process. 

Some reduce 
efficiency 
through consent 
processing 
requirement. 

Controls will be 
effective in 
managing water 
supply and 
landscape. 
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MethodMethodMethodMethod    Benefits Benefits Benefits Benefits     Costs Costs Costs Costs     EfficiencyEfficiencyEfficiencyEfficiency    EffectivenessEffectivenessEffectivenessEffectiveness    
Modified 
roading 
standards 
    
    

Greater flexibility in road 
design; improved 
streetscape; safer 
pedestrian environment; 
improved on-road amenity; 
retention of fully functional 
roads; reduced roading 
dominance; 
encouragement for more 
walking trips; reduced 
development costs through 
narrower carriageways 

Traffic may have to 
move slowly 
around the 
subdivision. 
 
 
 
 
 
 
 
 
 
 

Efficient roading 
construction and 
traffic circulation. 
 
 

Standards will be 
effective in creating a 
sustainable outcome.   

Low impact 
stormwater 
design 
    

Mimics natural drainage; 
reduced discharges, 
enhanced ecology & 
habitats. 

On-going 
maintenance costs. 

Efficient use of a 
water resources 
(e.g. detention 
ponds to provide 
recreation and 
habit values) 

Highly effective form 
of stormwater 
management.  

Indicative 
School Site 
(scheduled site) 

Provides for future 
community requirements.  

“Loss” of 
residential sections 
if school is 
developed. 
 

Efficient use of 
physical land 
resources. 

Scheduling the site is 
an effective planning 
tool and consistent 
with the NRMP.  

Suburban 
Commercial 
zone 
    

Vehicle trip reduction; local 
community servicing; 
variety in land use and 
another living option 
(apartments above shops); 
promotes community 
cohesiveness; strong social 
benefits (meeting place 
etc). 

Cost of 
development and 
risk to developer of 
economic viability.   

Efficient use of a 
physical land 
resource. 

Zoning and existing 
NRMP rules will be 
effective in 
establishing activities 
and mitigating 
effects.  

Urban design 
and 
comprehensive 
housing 

Brings NRMP into line with 
most recent urban design 
best practice; 
Helps implement councils 
urban intensification 
strategy; increased design 
flexibility 

Wider discretion 
for Council staff – 
grater potential for 
different 
interpretations 

More efficient in 
terms of 
increased design 
flexibility 

Greater effectiveness 
- reduces some 
barriers to achieving 
good urban design 
and more sustainable 
urban living 

 

20.3 Alternative Means - Anticipated Outcomes, Costs and Benefits 

The following are the various alternative means for implementing the landowners’ intentions: 

i) Do nothing 

ii) Apply for resource consent(s)   

iii) Instigate a private plan change 

iv) Wait for a Council-initiated plan change 
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The costs and benefits of the above methods are as follows: 

i) Do nothing 

Implications: Current zoning is retained (rural, rural small holdings and low density 

residential). 

 Benefits: None. 

Costs: Current zoning of the valley does not reflect the evolving land use and NRMP changes 

(consented 128 lot subdivision and rezoning of Solitaire land to residential). 

Development in the Valley is constrained by out-of-date provisions.  Nelson’s 

search for land suitably zoned to cater for further growth remains limited.  

Pressure on the land to be further subdivided likely to lead to incremental, 

non-integrated, ad-hoc developments. NUGS is not implemented.  Parts of 

the existing rural zoned land are also likely to revert to scrub or be planted in 

pine trees with adverse effects including reduction in natural water flows, 

monoculture landscape, visual effects at harvest, and sedimentation and 

heavy traffic effects also at harvest.  

 

ii) Resource Consent(s) for subdivision 

Implications: Applications are made incrementally by separate landowners for subdivision 

(as non-complying or discretionary activities).  

Benefits: Possible reduced processing timescales. 

Costs:Resource consents costs for the applicant and administration costs for Council.  Costs to 

community in submitting on multiple development proposals from different 

individual developers.  Cost to the community in non-integrated individual 

development proposals.  Added costs of servicing through incremental 

developments rather than in a strategically planned way.  

 

Resource consent for Village Centre 

Note – a separate resource consent application has/will be lodged for the Village centre.  This 

is necessary for reasons of timing.  The plan change process may take 2 or more years to 

complete.  However, with consent for 128 lots being granted for Marsden Park Terrace, those 

landowners wish to advance the Village centre as part of stage 1 development.  The benefits 

of this are many, but in terms of the wider Valley the benefits will be creating a service centre 

as development of the valley proceeds.  

Implications: Application is made separately for the village centre.  

Benefits: Reduced processing timescale. 

Costs: Resource consents costs for the applicant and administration costs for 

Council.   
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iii) Proposed Plan Change 

 Implications: The zoning changes will allow the development to proceed as a controlled 

subdivision in most cases, with residential houses built as permitted activities. 

 Benefits: An efficient use of land. 

  Ensures greater consistency within the NRMP and removes inconsistencies 

between existing zoning of Marsden Valley (and associated provisions), 

adjacent zoning of Solitaire, and consented 128 lot subdivision.  

  Development of the Valley which integrates services, roading, public access 

linkages, and commercial activities.    

  Flexibility over section sizes and timing of subdivisions. 

  Greater adherence to urban design principles.  

  Future subdivision based on the concept plan is able to meet the objectives 

and policies of the NRMP. 

  Best achieves the purpose of the RMA and meets the objectives of the NRMP. 

  Allows for forward planning of infrastructure and services in the LTCCP.  

 Costs: Costs will be borne by the requestors.  

     

iv) Council Initiated Plan Change 

 Implications: Existing zoning remains until such time as Council initiates a plan change. 

 Benefits: No plan change costs for the requestors.  Rural character retained on the 

northern side of the Valley. Zoning comes into effect on the public notification 

of the plan change, rather than having to wait until any appeals are resolved. 

 Costs: Uncertainty of timing – Council has no plans to initiate a private plan change, 

and this option could result in significant delays to notifying a plan change.  

Additional complexity if other landholdings are subject to rezoning.  Outcome 

may be different than the high amenity outcome sought by requestors. 

Possible missed opportunity for a high amenity and themed Village Centre. 

  

Alternative methods - summary 

After assessing the respective merits of the four alternative methods, the best alternative for 

implementing the proposal is by way of a private plan change to the NRMP.  It is also considered that 

this will be an efficient and effective way of addressing the resource management issues, which have 

been identified.   

 

An alternative is for Council to adopt the plan change as its own.   
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21 MITIGATION MEASURES 

Mitigation is not easily achieved through a rezoning process, given the scale of changes which 

rezoning provides for.  However, mitigation is provided in this plan change, through the proposed 

changes, landscape and amenity treatment, and through the urban design elements.  

22 CONSULTATION 

The proposed development of Marsden Valley has been in the public arena since 2004, when the 

consultation document for NUGS indicating the development potential was released.  Prior to this, the 

requestors have been in discussion with Council in conjunction with the Solitaire rezoning, and even 

before then with submissions (and subsequently an appeal) on the NRMP in 1998, and a resource 

consent granted in 1996. 

 

On-going consultation has been undertaken through these processes, involving various council staff, 

Councillors, and the public.  This plan change therefore comes as no surprise to the Council or the 

community.  

 

In the course of preparing this plan change request, specific consultation has been undertaken with a 

number of authorities, interested organisations and potentially affected neighbours.  Those parties 

consulted on the draft plan change are set out in the following paragraphs, and responses received 

are appended in Appendix 7.   

 

Note – the consultation and responses relate only to that part of the plan change proposed by Ashley 

Trust and J McLaughlin.  The parties have not been consulted on rezoning of land held by Echo 

Holdings Trust, or G & L Gillard. Given the Ashley Trust/McLaughlin landholding contains the 

substantive part of the Valley, and includes both the school and village centre, consultation responses 

in respect of this land has been taken as representative of the adjacent landholdings.  

  

Nelson City Council 

Initial response to consultation by NCC on the 11
th
 May 2007 highlighted some issues regarding 

roading, section 32 analysis, and plan presentation.  NCC made further recommendations on rural and 

commercial zoning.  Following this advice a meeting was held between the requestors’ and NCC. A 

draft application was submitted to Council and the applicants have had on-going dialogue with various 

NCC staff to discuss modifications to the draft proposal.   This has resulted in a number of 

modifications being made. 

 

Department of Conservation 

In an email dated 24
th
 May 2007, the Department respond by making a few suggestions and 

commenting that the plan doesn’t raise any significant issues.  
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Ministry of Education 

In a written statement the Ministry supports the development and at a meeting on the 19
th
 April 2007 

with Lea O’Sullivan from Opus and Allan Roberts from the Ministry of Education, a verbal request was 

made that the footpath to the school be adequate in size and safe for school children. 

 

Tiakina te Taiao 

Tiakina te Taiao raise a few issues concerning Poormans Valley Stream, planting exotic vegetation, 

linkages and provision of reserves, however generally support the plan change.  Where possible we 

have addressed their concerns and incorporated the suggested changes into the plan change 

document.  Any issues beyond the scope of this request will be further addressed at subdivision stage. 

 

Ngati Kuia 

Despite every effort from the requestor’s advisors, Ngati Kuia have so far declined to comment on the 

proposal. 

 

Ngati Toa Rangatira 

In a phone conversation held with Graeme Hastilow on 23
rd

 April 2007 he indicated that the iwi had no 

concerns to raise at this point in time and that although they had only been sent a map of the 

proposed change they were happy not to view the draft document. 

 

Further public consultation is anticipated through the plan change and public notification process. 

 

 



Private Plan Change: Marsden Valley, April 2008 

 
72 

SECTION 6: CONCLUSION 

 

This privately initiated plan change has been prepared to enable the requestors to realise the potential 

of their land and to alleviate a recognised shortfall in suitable residential land in the Nelson and 

Tasman regions.  It is an integrated and collaborative planning approach that produces an 

environmentally responsible solution taking into account of the needs of the present and future 

generations.  

 

The plan change will result in sustainable planning outcomes, and a sustainable new community 

within Nelson.  It contains a number of features which will set development in the Marsden Valley 

apart from more standard residential subdivisions elsewhere in Nelson.  The proposed changes 

embrace the urban design and new urbanism principles to create improved living spaces.  As such, 

this plan change represents a unique opportunity for the Council, and the community, to plan 

strategically for future growth in an integrated and responsible way. 

 

As discussed within this request, the plan change addresses the statutory requirements of the RMA, in 

particular meeting the section 32 requirements.  The plan change will achieve the purpose of the 

RMA, and provides an opportunity to address current zoning and policy inconsistencies in the NRMP 

as it relates to Marsden Valley.  Finally, the plan change is also in keeping with the strategic planning 

direction the Nelson City Council, and will give effect to NUGS. 
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Appendix 1 PLANS AND MAPS: 

� Plan 1 – Greening Plan 

� Plan 2 - Structure Plan 

� Plan 3 – Zoning Plan  
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Appendix 2 LANDSCAPE ASSESSMENT  

Ashley Trust Subdivision Marsden Valley prepared by Janine Riley, Landscape Architects, 

Nelmac (2006).  
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Appendix 3 GEOTECHNICAL ASSESSMENT 

Soils & Foundations Geotechnical Consulting Engineers  
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Appendix 4 TRANSPORT ASSESSMENT 

Traffic Design Group  
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Appendix 5 DRAINAGE AND WATERCOURSE ASSESSMENT 

John McCartin, Natural Systems Design Ltd  
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Appendix 6 LONG TERM WATER REPORT 

Cameron Gibson Wells, 2008  
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Appendix 7 CONSULTATION RESPONSES 

From: lsolly@doc.govt.nz [mailto:lsolly@doc.govt.nz]  

Sent: Thursday, 24 May 2007 3:48 p.m. 
To: erin@dop.co.nz 
Subject: Marsden Valley proposed private plan change 
 

Hi Erin  

Sorry I haven't got back to you earlier - unfortunately I've been tied up in a hearing for the last couple of weeks, 
and have had to let some things sit while that's been going on. 

I've just had a quick look at the draft plan change and, as expected, I don't think it really raises any significant 
issues as far as the Department is concerned. The following comments/observations on the proposed changes 
are intended to be helpful, rather than being the position of the Department: 

Proposed amendments to planning maps: The planning maps should be shown with the existing title boundaries; I 
think it's inappropriate to depict a specific subdivision layout on the planning maps, in advance of obtaining the 
relevant resource consents, since there can be no certainty that this is the layout that will be given consent. 

I have also wondered how the new landscape planting (shown on the Landscape Map) is to be secured in terms 
of plan provisions. If this was a resource consent, landscaping requirements could be specified as consent 
conditions - however, as a plan change this option is not available. One possible option is to make specific 
reference to, and include, the Landscape Map within Schedule I (e.g. in the General Rules section).  

A similar comment applies in relation to the walkway links shown on the Landscape Map.  

Para 4.1.3 I note that Sch.T is shown on map 31, not map 34  

Section 4.2.2 (objective RE4): word "landscape" has been omitted before "character"  

Section 4.2.2 (method RE4.1.i): First sentence doesn't appear to be necessary  

Section 4.2.3 (Schedule I.3): Just on a technical matter, I think this should be amended to read "All activities 
provided for as permitted activities in the Residential Rule table..." - otherwise it could be interpreted as meaning 
that all activities in the Residential Rule table are permitted within the scheduled zone, regardless of what their 
original status was. The same amendment should also be made in relation to the surburban commercial rules. 

I think I mentioned SNZ HB 44:2001 Subdivision for People and the Environment when we met, and I hope that's 
been useful. 

Regards  

Lionel  

Lionel Solly  

Community Relations Officer (RMA Planning)  
Department of Conservation  

Nelson/Marlborough Conservancy  

Private Bag 5  

Nelson  

Ph: (03) 546 3162; Fax: (03) 548 2805  

Email: lsolly@doc.govt.nz  
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Tiakina te Taiao  
Submission by Tiakina te Taiao on 

Application for Private Plan Change 

Request, Marsden Valley, Stoke.  

 

Tiakina te Taiao (Tiakina) recognises the importance of planning for population growth in  

Nelson and providing for a socially, environmentally and economically sustainable  

infrastructure to support that growth. In general, Tiakina supports this plan change.  

However, there are a few issues that we would like to raise in this submission.  

 

1. Archaeological/ Cultural Sites  

There are no known archaeological/ cultural sites in the part of Mardsen Valley defined in the report. 

This is not to say that no sites exist. Therefore, if during development of the site any taonga (artifacts, 

etc.) or köiwi (human remains) are discovered then it is critical that all work ceases and Tiakina is 

notified as soon as practicable, so that the relevant protocols (tikanga) can be carded out.  

 

2. Poorman Valley Stream  

Tiakina is concerned about the negative effects of land development on the health of rivers and 

streams. We note that an esplanade reserve has been provided for Poorman Valley Stream, however, in 

1.9 the reference to a width of 20m has been struck out as well as the reference to “the present and 

potential future importance of the watercourses on the western side of Chings flat’ We would like to 

see these points reinstated unless the applicant can show good reason for not doing so. In addition, we 

would like to see the implementation of stream monitoring on this section of Poorman Stream prior to, 

during, and following the development.  

 

3. Retention of Indigenous Vegetation and Planting  

Tiakina supports the retention of the indigenous vegetation (mainly stands of künuka) set out in 4.4.1 

and 5.2 and elsewhere. We support the planting of further indigenous species provided the plants are 

culturally or ecologically sourced and have a relevance to natural succession that would likely occur 

without the interference of humans. Generally, Tiakina does not support the planting of exotic species.  

 

4. Cycleways/ Walkways  

Tiakina supports the development of cycleways/ walkways. Tiakina support the proposed network 

being extended, with three areas in particular identified. The first is to allow for a  

1  

P0 Box 13 Nelson 7040 Tel (03) 54&7842 Fax (03) 539-0492 tari@tiakina.co.nz  
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cycleway/ walkway adjacent to the Marsden Valley Road. The second is to allow for a connecting link 

between the right of ways in Landscape Area 3. The third is to allow for a route from Landscape Area 

in a direction generally south. Such additions to the network would both encourage cycling, walking, 

and horse riding in general as well as make it safer and shorter to get to the proposed school and the 

commercial area.  

 

5. Reserves  

Tiakina supports the development of public reserves. It is noted that on Chings flat there have been 

reserves set aside mainly associated with watercourses. We note that in the remainder of the 

subdivision there appears to he no reserves planned for. Tiakina supports additional reserve land being 

set aside in this area. The block in the extreme east and the wooded strip adjacent to and on the 

northeastern side of Marsden Valley Road appear to be good options for inclusion as reserves. This 

would help to support your desire to “... “retain large areas of open space and green corridors of 

vegetation”  on page 6 of the application.  

 

Thank you for the opportunity to comment on your application.  

 

Dean Walker  

Resource management advisor  

Tiakina te Taiao  

 

23 April 2007  

  

 

 


