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1.0 Introduction and Planning Context

1.1 Purpose of report

Section 32 is entitled ‘Requirements for preparing and publishing evaluation reports’

(1) An evaluation report required under this Act must—

(a) examine the extent to which the objectives of the proposal being evaluated are
the most appropriate way to achieve the purpose of this Act; and

(b) examine whether the provisions in the proposal are the most appropriate way
to achieve the objectives by—

() identifying other reasonably practicable options for achieving the
objectives; and

(i) assessing the efficiency and effectiveness of the provisions in achieving the
objectives; and

(iif) summarising the reasons for deciding on the provisions; and

(c) contain a level of detail that corresponds to the scale and significance of the
environmental, economic, social, and cultural effects that are anticipated from
the implementation of the proposal.

(2) An assessment under subsection (1)(b)(ii) must—

®3)

(4)

(4A)

€)) identify and assess the benefits and costs of the environmental, economic,
social, and cultural effects that are anticipated from the implementation of the
provisions, including the opportunities for—

(i) economic growth that are anticipated to be provided or reduced; and
(i) employment that are anticipated to be provided or reduced; and
(b) if practicable, quantify the benefits and costs referred to in paragraph (a); and

(© assess the risk of acting or not acting if there is uncertain or insufficient
information about the subject matter of the provisions.

If the proposal (an amending proposal) will amend a standard, statement, national
planning standard, regulation, plan, or change that is already proposed or that already
exists (an existing proposal), the examination under subsection (1)(b) must relate to—

€) the provisions and objectives of the amending proposal; and

(b) the objectives of the existing proposal to the extent that those objectives—
(i) are relevant to the objectives of the amending proposal; and
(i) would remain if the amending proposal were to take effect.

If the proposal will impose a greater or lesser prohibition or restriction on an activity to
which a national environmental standard applies than the existing prohibitions or
restrictions in that standard, the evaluation report must examine whether the prohibition
or restriction is justified in the circumstances of each region or district in which the
prohibition or restriction would have effect.

If the proposal is a proposed policy statement, plan, or change prepared in accordance
with any of the processes provided for in Schedule 1, the evaluation report must—

(a) summarise all advice concerning the proposal received from iwi authorities
under the relevant provisions of Schedule 1; and

(b) summarise the response to the advice, including any provisions of the proposal
that are intended to give effect to the advice.
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(5) The person who must have particular regard to the evaluation report must make the
report available for public inspection—

€) as soon as practicable after the proposal is made (in the case of a standard or
regulation); or
(b) at the same time as the proposal is notified.
(6) In this section,—

objectives means,—
(a) for a proposal that contains or states objectives, those objectives:
(b) for all other proposals, the purpose of the proposal

proposal means a proposed standard, statement, national planning standard, regulation, plan,
or change for which an evaluation report must be prepared under this Act

provisions means,—

€) for a proposed plan or change, the policies, rules, or other methods that implement, or
give effect to, the objectives of the proposed plan or change:

(b) for all other proposals, the policies or provisions of the proposal that implement, or give
effect to, the objectives of the proposal.

This Section 32 Evaluation report examines whether the proposed Obijective is appropriate to
achieve the purpose of the Act. The evaluation also considers whether the proposed Private
Plan Change Request (PPCR) provisions are appropriate to achieve the proposed Objective
and the current Objectives of the NRMP.

This evaluation forms part of the overall PPCR which includes the request document and a
wide range of technical reports relevant to assessing the scale and significance of the
provisions. The evaluation also considers other methods and options for achieving the
outcomes sought through this PPCR process to determine whether the PPCR is the most
appropriate means of addressing the identified issue.

The level of detail included within this analysis has been determined by an assessment of the
scale and significance of the environmental, economic, social and cultural effects anticipated
through the PPCR.

1.2 Overview of the PPCR

The applicant has identified a significant issue which is the shortage of housing supply within
the Nelson region and this PPCR seeks to address that issue through an integrated set of
changes to the Nelson Resource Management Plan (NRMP), including a specific Schedule
for the PPCR area. These changes will provide for additional housing supply through the
rezoning and consequential development opportunities within the Maitahi Bayview Area
identified on the Structure Plan.

The specific proposed provisions include:

e A new Obijective is proposed to provide clarity as to intended outcomes for the
development of the Maitahi Bayview Area and address the issue identified through this
evaluation. The proposed Obijective contains a set of specific outcome requirements to
ensure future developments are undertaken in a manner which is consistent with the
purpose of the Act.
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e Four new policies are also proposed to achieve the Objective and provide the basis for the
rule framework within the Schedule. The proposed policies have been designed to ensure
high quality environmental outcomes, consistent and integrated with the existing NRMP
and also written in manner which is consistent with the draft Whakamahere Whakatt
Nelson Plan .

e The addition of a Schedule (X’) which contains a vision statement, information
requirements and rules to achieve the Objectives and Policies and ensure future
development is undertaken in a manner which achieves the purpose of the Act. A
Structure Plan is included within the Schedule to provide a planning framework for future
development of the land.

e Changes to the Planning Maps including:

o A2.1 and A2.2 (road hierarchy map) by adding a Proposed Sub Collector Road
from the end of Bayview Road and Frenchay Drive, through the site and following
the alignment of the proposed indicative road, through Ralphine Way and down
Maitai Valley Road as far as Nile Street East.

o Planning Maps 5, 7, 8, 11, 15 and 52 (Zoning — right hand side) by adding
Schedule X in accordance with the Maitahi Bayview Structure Plan;

o Planning Maps 5, 7, 8, 11, 15 and 52 (Zoning — right hand side) by deleting the
current Rural and Rural-Higher Density Small Holdings Area zoning and
substituting the zoning proposed in accordance with the proposed Maitahi
Bayview Structure Plan;

o Planning Maps 5, 7, 8, 11, 15 and 52 (Overlays - left hand side) by adding the
Services Overlay to the land the subject to the Structure Plan

None of the new rules within Schedule X proposes to impose a greater or lesser prohibition or
restriction on an activity to which a National Environmental Standard applies. The provisions
of all relevant NES will remain applicable to the PPCR site.

The proposed provisions have been formulated to provide for high quality environmental
outcomes to resolve the issues identified through this evaluation. The provisions are designed
to fully integrate within the NRMP in a user-friendly manner whilst taking account of modern
drafting practices to allow for future integration into the Whakamahere Whakati Nelson Plan.

1.3 Legal and Statutory Context

The purpose of the RMA is to promote the sustainable management of natural and physical
resources. Section 5 of the Act defines sustainable management as:

.... 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

(b) safeguarding the life-supporting capacity of air, water, soil, and ecosystems;
and

(c) avoiding, remedying, or mitigating any adverse effects of activities on the

environment.
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Section 32(1)(a) requires that this evaluation must “examine the extent to which the objectives
of the proposal being evaluated are the most appropriate way to achieve the purpose of this
Act.”

Section 31 of the RMA outlines the functions of territorial authorities for the purpose of giving
effect to the RMA. In particular section 31(a) states:

“the establishment, implementation, and review of objectives, policies, and methods to
achieve integrated management of the effects of the use, development, or protection
of land and associated natural and physical resources of the district.”

Section 72 details the purpose of district plans which is “to assist territorial authorities to carry
out their functions in order to achieve the purpose of the Act.”

Section 74 contains the matters to be considered by a territorial authority when preparing or
changing its district plan and section 75 provides direction on the content of a district plan.
Section 74(a)(d) requires an evaluation report in accordance with section 32 must be
prepared.

This report provides an evaluation under section 32 to meet the required legal and statutory
requirements under the RMA.

1.4 Planning Context
The relevant planning documents against which the PPCR must be assessed are:

7.1 Te Tau Ihu Statutory Acknowledgements 2014

7.2 National Policy Statement on Urban Development 2020

7.3 Nelson Tasman Future Development Strategy (July 2019)
7.4 Nelson Intensification Strategy (September 2020)

7.5 National Policy Statement for Freshwater Management 2020
7.6 National Environmental Standard on Freshwater 2020

7.7 Nelson Regional Policy Statement 1997

7.8 Nelson Resource Management Plan 1996

7.9 New Zealand Coastal Policy Statement 2010

Section 7.0 of the PPCR document provides a comprehensive overview and assessment of
the PPCR in relation to the provisions of each of these documents.
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2.0 PPCR Process and Preparation

2.1 Identified Issues to be Addressed

Clause 22(1) of the First Schedule requires that the purpose of, and reasons for, the PPCR
must be explained. Clause 22(1) also states that the request must contain an evaluation
report prepared in accordance with Section 32 of the RMA.

As required by Clause 22(1), the first step in the Section 32 process if to define the problem
(the significant resource management issue) before looking at the options, evaluating the
options, and then selecting an option.

The Ministry of the Environment has prepared “A guide to section 32 of the Resource
Management Act 1991” which incorporates the changes as a result of the Resource
Legislation Amendment Act 2017.

The MfE Guideline! states that the following questions should be asked as a part of defining
the problem:

o What is the key issue and its context, scope, scale and significance?

o How is this issue tied to identified outcomes?

o What are the drivers for addressing the problem and its root causes?

o What is currently being done to address the problem, and why is it not
adequate?

o Why is local government intervention warranted?

o What are the risks of acting or not acting?

What is the key issue and its context, scope, scale and significance?

The key issue is that of providing for residential land to meet demands in the short, medium
and long term for the benefit of both Nelson and Tasman.

The context and significance of this issue is most clearly described and determined within
the Nelson Tasman Future Development Strategy — ‘FDS’ (2019). This is summarised in
section 7.3 of the PPCR document, with explanation as to the national obligations under the
National Policy Statement: Urban Development addressed in section 7.2 of the PPCR
document.

How is this issue tied to identified outcomes?

In order to meet demands and so supply land for urban growth, the FDS identifies a range of
methods including rezoning greenfield land, intensification etc to ensure the wide range of
needs, living preferences and price points are met.

1 Ministry for the Environment. A Guide to section 32 of the Resource Management Act 1991: Incorporating
changes as a result of the Resource Management Act 2017 pg 27.
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What are the drivers for addressing the problem and its root causes?

The key drivers are rising house prices and corresponding reduced affordability, caused by
sustained and recent population growth and forecasted future growth.

The REINZ Monthly Property Report (December 2020) states that:

“Nelson, Marlborough and Tasman were the only regions across the country where sales
volumes decreased year-on-year as stock levels continue to put pressure on the market. As
a result inventory has reached its lowest point for the regions on record. The majority of
purchasers are local looking to purchase a new home but with a shortage of stock properties
are going for higher than anticipated prices particularly with many properties seeing multi-
offers.”?

In Nelson this has translated to a 12.7% median house price increase between December
2019-December 2020.

Compared to December 2019 the median house price in Nelson City has increased from
$605,000 to $682,000 with the volume of property sold decreasing from 82 in December
2019 to 79 in December 2020.2 Indicating a correlation between a lack of supply and an
increase in house prices.

An article by Greg Ninness, Property Editor of interest.co.nz, an economic news website, in
January 2021 includes figures on ‘home loan affordability’ in the main regions and districts
throughout New Zealand. The figures are based on first home buyers with a deposit of
either 10% or 20% during December 2020 and compare the level of affordability, based on
the percentage a mortgage payment would be of after-tax pay. Based on both a 10% and
20% deposit the percentage in Nelson / Tasman were higher than the national average
indicating a lack of affordability within the region compared to other regions and the national
average.

2 REINZ Monthly Property Report - December 2020.pdf
3 REINZ Monthly Property Report - December 2020.pdf
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Home Loan Affordability for Typical First Home Buyers with a 10% Deposit
For homes purchased at the lower quartile selling price
December 2020

Amount Years Mortgage Weekly Median Affordability:
required neededto required mortgage weekly after- Mortgage
fora10% savea10% with a 10% payments tax payfor paymentsas
deposit$ deposit deposit$ $ couples aged a % of after-
Region 25-205% tax pay
Morthland 48,750 2.9 438,750 450 1629 27.6%
Auckland 79,950 2.7 719,550 739 1762 41.9%
Waikato 54,900 3.1 494,100 07 1701 29.8%
Bay of Plenty 58,000 3.4 522,000 236 1636 32.8%
Hawkes Bay 54,360 2.6 489,240 502 1636 30.7%
Taranaki 36,300 2.1 326,700 335 1662 20.2%
Manawatu,ﬁ’Wanganui 41,000 1.8 369,000 379 1662 22.8%
Wellington 65,213 3.5 586,915 602 1794 33.6%
Nelson/Marlborough 57,500 3.3 517,500 531 1667 31.9%
Canterbury/Westland 42,500 2.3 382,500 393 1729 22.7%
Otago 47,650 2.8 428,850 440 1638 26.9%
Southland 31,700 1.8 285,300 293 1716 17.1%
Mew Zealand 55,000 3.0 495,000 508 1728 20.4%

Figure 1: Home Loan Affordability with 10% deposit (December 2020)

Home Loan Affordability for Typical First Home Buyers with a 20% Deposit
For homes purchased at the lower quartile selling price
December 2020

Amount Years Mortgage Weekly Median  Affordability:
required neededto required mortgage weekly after- Mortgage
fora20% save a20% with a20% payments taxpayfor paymentsas
deposit$ deposit  deposit § 5 couples aged % of after-
Region 25-29% tax pay
MNorthland 97,500 5.7 390,000 359 1629 22.0%
Auckland 159,900 5.4 639,600 589 1762 33.4%
Waikato 109,800 6.2 435,200 404 1701 23.8%
Bay of Plenty 116,000 6.8 464,000 427 1636 26.1%
Hawkes Bay 108,720 5.2 434,880 400 1636 24.5%
Taranaki 72,600 4.2 290,400 267 1662 16.1%
Manawatu;"Wanganui 82,000 3.5 328,000 302 1662 18.2%
Wellington 130,426 6.9 521,702 480 1754 26.8%
Nelson/Marlborough 115,000 6.6 460,000 424 1667 25.4%
Canterbury/Westland 85,000 4.7 340,000 313 1729 18.1%
Otago 95,300 5.5 381,200 351 1638 21.4%
Southland 63,400 3.6 253,600 233 1716 13.6%
MNew Zealand 110,000 6.1 440,000 405 1728 23.4%

Figure 2: Home Loan Affordability with 20% deposit (December 2020)
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The most recent Monthly Property Report from REINZ does not indicate any improvement in
the housing supply and affordability situation.

“Nelson region saw a 17.2% increase in median house prices year on year to
$688,000....The number of properties available to prospective purchasers has remained low
across the regions with Nelson down 53.5% year on year to 166 properties, the lowest level
since records began. The number of properties sold in the $1 million-plus price bracket
increased from 5.2% of the market in July 2020 to 16.4% of the market in July 2021. People
are starting to see the benefits these regions have to offer including employment opportunities
and attractive lifestyle, which is evident by the increase in out-of-town buyers that we are
starting to see moving into the Nelson/Marlborough/Tasman regions.”

Back in 2015 The Productivity Commission’s report ‘Using land for housing’ identified that:

‘improving the supply of land for housing is a key component in addressing affordability.....A
failure to provide residential land in response to grown demand contributes to a shortage of
housing, causing a range of invidious social and economic harms that hurt the wellbeing of
the individuals, families, communities and the nation.”

Since 2015 the National Policy Statement — Urban Development Capacity has required
Local Authorities within a Medium or High Growth Area to monitor urban development
capacity by monitoring property market indicators. The final, and most recent, report under
the NPS-UDC from Tasman District Council and Nelson City Council is for year end June
2020 and relies on data gathered between July 2019-June 2020. However, the report
acknowledges that some of the data supplied from Ministry of Housing and Urban
Development for demand and supply of housing includes errors due to inaccuracies related
to the 2018 census and shortcomings in the model Stats NZ uses to estimate the population
between censuses.®

However, Figure 16, obtained from Parliamentary Services on 29 January 2021, provides
the latest data for new dwelling consents compared to household growth based on the
Ministry of Housing and Urban Development’s dashboard from the October 2020 update. It
provides a proxy for supply and demand in Nelson. The chart shows that new dwelling
consents are falling below the level of growth within Nelson City which is currently on an
upward trajectory.

4 REINZ Monthly Property Report 12 August 2021
5 National Policy Statement on Urban Development Capacity, Nelson-Tasman Monitoring Report — year ending
June 2020, pages 3 and 6.
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Figure 3: Chart showing new dwelling consents compared to household growth

This data / evidence demonstrates a clear shortfall in supply compared to demand which is
having a direct correlation to the increased unaffordability of housing within Nelson City. The
PPCR seeks to help address this problem through provision of additional land, at a range of
price points, to meet some of the housing supply demands and therefore help reduce the
shortfall.

In June 2021 a joint survey of Nelson-Tasman Housing Demand Preferences was
undertaken by M.E Consulting. The report ‘Housing We’d Choose’ collected views from over
600 residents across the Nelson-Tasman region to understand what is important to people
when it comes to where they want to live and what types of housing people prefer. The
purpose of the report was to assist with Nelson City Council and Tasman District Council’s
join Housing and Business Capacity assessment which is a requirement of the NPS Urban
Development. The report conclusion includes the following key findings of the housing
demand preference survey:

o Respondents consider that the most important feature of a dwelling are Safe from
crime, following by Freehold Title and Sunny. Other important features of housing
includes Safe from natural hazards and Standalone.

¢ Interms of location choice, there is difference between unconstrained and
constrained choice. The difference between the choices shows that financial
constraints mean that respondents were constrained from selecting popular urban
fringe areas (Stoke and Motueka), it would seem that respondents traded-off these
locations for other parts of the regions that are cheaper, e.g. rural locations located
further from Nelson City and Richmond.

e The choice data showed that some respondents that live in stand-alone dwellings
would be willing to live within higher density dwelling types, mostly attached dwellings
and some apartments.®

5 Nelson-Tasman Housing We’d Choose: Housing Demand Preferences. M.E. Consulting, June 2021 pg. 35
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What is currently being done to address the problem, and why is it not adequate?

Both Nelson City Council and Tasman District Council have been actively working on
solutions to this problem. In Nelson City this has included becoming a Housing Accord and
using the Special Housing legislation (HASHA), and encouraging inner city intensification
through a range of initiatives. For Tasman District, it also joined the Housing Accord, and
has undertaken a Plan Change in central Richmond to provide for intensification.

Nelson City Council is also in the process of undertaking a plan review, and drafting the draft
Whakahere Nelson Plan. Formal notification is unlikely until, at least, sometime in 2022.
Given the statutory time it takes for a full or partial replacement Plan to get through the First
Schedule process, in particular due to the scope and complexity of such documents, it is
considered that a PPCR would be faster and so provide for a more efficient outcome.

The FDS, adopted in 2019, provides a high-level framework for managing housing demand
as a result of varying levels of growth within the short, medium and long term. The FDS is
assessed further under section 7.3 of this PPCR, however, in summary the FDS considers
that in a high growth scenario space for an additional 14,000 extra houses, on top of
capacity for housing which already exists in District Plans and gazetted as Special Housing
Areas will be required by 2048.

Section 3.1 of the FDS considers the need for responsive planning noting that ‘not all
capacity that is enabled for development will be taken up. Even if the development potential
has been assessed as economically feasible it may not actually be developed, as
development depends on decisions made by land owners.” Regular monitoring by Councils
is necessary to asses the level of development actually taking place and consider if changes
are required to such matters as the sequencing of a development area, enlarging a
development area, adding a new development area or advancing the detailed planning for a
development area, such as structure planning. ’

The ‘Cost — Benefit analysis for a National Policy Statement on Urban Development’ (July
2020) prepared on behalf of MfE by PricewaterhouseCoopers Consulting (New Zealand) LP
examines the private and social costs associated with the intent of the NPS-UD policies
which at that time were proposed. The intent of the NPS-UD is, in part, to improve the
responsiveness and competitiveness of land and development markets through requiring
local authorities to open up more development capacity. A key provision of the NPS-UD is
responsive planning policy. Nelson is a Tier 2 Council and Policy 2 of the NPS-UD requires
local authorities to ‘at all times, provide at least sufficient development capacity to meet
expected demand for housing and for business land over the short term, medium term, and
long term.” Subpart 2 — Responsive Planning applies to a plan change which provides
significant development capacity which may not be in sequence with planned land released.
The Kaka Valley is identified within the FDS as land suitable for Decade 2 & 3 development,
however, the identified current lack of supply to meet demand which has resulted in record
median house price rises indicates that a responsive planning approach would be to
advance this development potential through this privately initiated Plan Change process. In
accordance with Subpart 2(2) of the NPS-UD the Request proposes a structure plan that
would allow for a development capacity which positively contributes to a well-functioning
urban environment and is well-connected along transport corridors.

7 Nelson Tasman Future Development Strategy, July 2019 page 32
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Waiting for 10-20 years for the development of the site, in line with the FDS, is out of sync
with current demand pressures and would result in continued decline in housing affordability.

Why is local government intervention warranted?

Local government intervention, through allowing a change to the NRMP in advance of the
draft Nelson Plan, is considered critical if housing supply and affordability are to remain any
gauge for social and economic well-being.

In summary, what are the outcomes this PPCR seek to achieve?

The primary purpose of this PPCR is to supply new residential land to help with the housing
shortage, while supporting Nelson City, enhancing the environment, recreational
opportunities and cultural well-being.

2.2 Consultation

Consultation has been undertaken with Iwi and other stakeholders through the process of
preparing the PPCR. Sections 2.4 and 6.5 of the PPCR document, along with Attachment C1
of the PPCR summarise the consultation and advice received from Iwi and others. The
proposed Schedule includes a requirement that all future resource consent applications for
earthworks, discharges, freshwater, comprehensive housing or subdivision within the
Structure Plan area are accompanied by a Cultural Impact Assessment.

2.3 Proposed Provisions and Alternatives

2.3.1 Introduction

This PPCR has been prepared for the purpose of delivering additional land for residential
growth in close proximity to Nelson City, while achieving the sustainable management of
natural and physical resources.

The process followed in the preparation of this PPCR has been iterative, collaborative and
creative, with input and expertise provided by a full spectrum of specialist consultants. As
will be set out below, the changes proposed to the Nelson Resource Management Plan
(NRMP) have been carefully tailored in response to the unique qualities of the site / receiving
environment, with additional provisions that will deliver the highest standards, following best
practice, and which achieve the high expectations of the applicant, Te Tau Ihu Iwi, and
national policy.

A copy of the proposed new zoning pattern, as well as the associated provisions that must
be followed in subsequent subdivision and development proposals, are set out in proposed
‘Schedule X' and the ‘Maitahi Bayview Structure Plan’ contained within this new Schedule.
Figures 4 and 5 (following pages) contains a copy of this new Structure Plan which will be
summarised under each of the relevant subheadings that follow. Table 1 below also
summarises the various land area areas to be rezoned.

CCKV / BNL - PPCR Updated Section 32 (24 August 2021) Page 13 of 57



Table 1: Land Areas and Zonings

Rural — Small Holdings

Area

Suburban Commercial

Open Space & Recreation

High Density

Residential

Current zoning to remain

Standard

5000m?, 1ha
average

Zone Type Planned Minimum Area
Density Lot Size Proposed
Residential High 300m? 19.22ha
Residential Standard 400m? 28.93ha
Residential Low Density 800m? 60.61ha
Residential Low Density 1500m? 36.44ha
(Backdrop
Area)

35.4ha

No minimum 00.37ha

Subtotal

15ha

TOTAL

41.33ha
222.30

63.85ha

286.78h

a

Note: The total site area is 286.78-hectares with 0.63ha already zoned residential
and 63.85-hectares also to remain Rural.
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Figure 4: Maitahi Bayview Structure Plan (see Attachment B1.1)
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Figure 5: Maitahi Bayview Structure Plan — Landscape Overlays (see Attachment
B1.2)
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2.3.2 Proposed New Zoning

Residential Land

This PPCR proposes 145.2-hectares of new residentially zoned land as set out within

Table 1 and shown in Attachments B2.1 to B2.6. There are three different residential
zoning types proposed and identified in response to the various constraints and
opportunities. This includes 19.22ha of land for Higher Density residential development
in the valley floor on the flatter topography. This includes both part of the existing flood plain,
the Kaka Stream corridor and also the elevated terrace extending back from the existing
dwelling.

The area and location of the Higher Density Area was directly influenced by the assessment
of constraints and opportunities undertaken by the various technical experts in the
applicant’'s team. The final area zoned for Higher Density was only considered appropriate
once there was a high level of confidence that all other objectives could be achieved within
the detailed design process. Various iterations to the draft Structure Plan were made as a
consequence of balancing all other factors, testing and re-testing.

The provisions for Comprehensive Housing Developments (CHD) are an important part of
providing the opportunity for a wide range of housing types within this Higher Density land.
The current CHD provisions in the NRMP (applicable to existing Higher Density Zone) do not
have a minimum allotment size (as a restricted discretionary activity) and this imbedded
flexibility is also proposed within Schedule X. This will enable a wide range of potential
housing types to serve a range of residential housing needs. Over time, as consultation with
the various community housing organizations advanced, the assessed appropriateness,
importance and benefits of the higher density area combined with the enabling provisions for
CHD have only become stronger.

Another important part of this assessment process has been the acknowledgement of the
current provisions of the NRMP in terms of the information requirements of Appendix 14,
Appendix 22, Appendix 28 and also AD11.4A. The current provisions of the NRMP contain
robust tools / methods which are critical to an understanding of how the stated objectives are
achieved.

In summary, the flatter areas of this site are considered to be ideally suited for Higher
Density residential development as proposed.

Almost 29-hectares of Residential (standard density) land is also proposed. This standard
density area is located on the eastern side of the Kaka Valley (predominantly facing west)
and also immediately adjoining the existing residential zone on the Malvern Hills
(northern/Atawhai side). The standard residential zone provides for a minimum lot size of 1
dwelling per 400m? of net site area.

These areas for Standard Density development do not have the same topographical
opportunities as the Higher Density Area and so are considered suitable for more standard
development. For the area of standard residential zoning on the Malvern Hills, this area
includes the land up to the same contour of the existing standard residential development as
identified on the landscape and urban design assessment.

A further 60.61 hectares of Residential — Lower Density zoned land is proposed, toward
the back of the Valley and also above the standard density area of the northern side of the
ridgeline. This lower density area would be available for development with a minimum site
area of 800m?within the Kaka Valley catchment.
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This 800m? density area was identified as appropriate in response to the topography,
landscape values and geotechnical constraints.

Finally, a further 36.44 hectares of Residential — Lower Density area is identified within what
is referred to as the backdrop area. This area forms part of the visual backdrop to Atawhai
and, in response, special controls over landscape impacts are proposed in the form of a
1500m? minimum density and also controls over earthworks, vegetation and buildings.

Rural — Higher Density Small Holdings Area

Located toward the head of the Kaka Valley are two new areas to be zoned of Rural-Higher
Density Small Holdings area. Each of these areas is approximately 17-hectares and so
occupy a total of 35.4-hectares. (Note: there is currently 44-hectares of the same zoned
land in Kaka Valley).

These two areas were identified as appropriate for this zoning type after having careful
consideration of the constraints and opportunities of topography, geotechnical, access and
landscape values.

With a minimum allotment area of 5000m? and average of 1ha (10,000m?), it is considered
that this area will provide for another type of residential living in more of a rural setting,
whereby a majority of each future site will remain as open space.

RUr.78.2 (Subdivision) maintains appropriate control over subdivision outcomes in this zone,
including relevant Structure Plans.

Suburban Commercial

The Maitahi Bayview Structure Plan has provided two areas of Suburban Commercial
zoning. This includes the larger 0.32-hectares on the terrace overlooking the valley floor,
with a smaller 0.05-hectare area adjoining the proposed neighbourhood reserve. No change
to the current Suburban Commercial Zone rules are proposed.

The locations of the Suburban Commercial Zones areas have been selected following
consideration of a range of options in the same general area, each of which had their
advantages and disadvantages. These commercial areas will be readily accessible from the
road frontage and in a location central for those may prefer to walk or use alternative
transport modes.

Open Space Recreation

The proposed Structure Plan includes 41.33-hectares of land to become zoned Open Space
Recreation. As shown in Figure 17, Attachment B1.1, B1.2 and B2.1, this includes:

0] the Kaka Stream corridor above the woolshed, with the total reserve width planned to
be 40m wide and extending back to the boundary with the wetland on the land to the
north;

(i) the realigned Kaka Stream corridor between the confluence with the Maitai River and
woolshed area. This proposed esplanade reserve will have extra width in places to
provide generous space for the planned ecological enhancement area;

(iii) the two identified natural wetlands;

(iv) the regenerating area immediately adjoining and to the north of Botantical Reserve /
Centre of New Zealand, and also other significant Kanuka vegetation;
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(V) the western facing land and ridgeline visible from Nelson City and above the Sir
Stanley Whitehead Walkway;

(vi) a link from the end of the Kaka Stream corridor up an existing farm track to the
ridgeline and including a prominent site that would adjoin the ridgeline road and
serve as a potential public lookout. In addition, a link from the end of the Kaka
Stream corridor up the side boundary to Kaka Hill, acting as a Biodiversity Corridor.

Not only will these new Open Space Recreation areas provide for significant positive
outcomes for biodiversity, freshwater environments and the wider landscape, but will also
enhance for the recreational opportunities described below.

The use of the Open Space Zone on Schedule X was considered suitable and appropriate
given this is the manner in which other structure Plans have also planned to achieve the
associated outcomes. Refer to Schedule E (Ngawhatu) and U (Marsden).

The final status of the land to be vested as reserve at the time of subdivision will be
determined by Council at the time of subdivision and development. It is anticipated that a
majority or all of the riparian corridors would be vested as esplanade reserve while other
reserves would be vested as neighborhood reserves. Schedule X enables those decisions
to be made as a part of the resource consent process with direct input from Council.

2.3.3 Other Controls and Provisions

Cultural Values

As set out within Sections 2.4 and 6.5 and in Attachment C1, the applicant has committed
to keep the Iwi of Te Tau lhu involved through the design and development process that will
follow the rezoning process. This is in direct recognition of their role and interests within this
Statutory Acknowledgement Area and the direct relationship and impacts on freshwater
resources within the Maitai catchment.

This commitment to Iwi has been applied within proposed Schedule X, which requires that
cultural values be addressed and assessed (prepared by a contractor approved by Iwi) as a
part of applications involving earthworks, discharges, freshwater, comprehensive housing or
subdivision. This will necessitate the continued involvement and engagement with iwi
throughout the subsequent stages of design and development.

This method on including iwi and Treaty principles was in direct response to the Statutory
Acknowledgements 2014, the National Policy Statement on Freshwater Management 2020,
and following input from iwi during the consultation phase.

Ecology and Freshwater

During the process of preparing this PPCR the applicant’s aspirations for environmental
enhancement and best practice freshwater management were aligned with the expectations
of lwi and the National Policy Statement on Freshwater. The consultant team were then
asked to prepare a set of best practice design guidelines to include within Schedule X and
which would then need to be followed in subject design and development processes. The
commissioning of a review from Morphum Environmental Limited (Attachment 6), alongside
the work being undertaken by Tonkin and Taylor (Attachment 5), then led to the best
practice provisions being volunteered and imposed within proposed Schedule X. Refer to
X.9 of Schedule X.
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Along with the freshwater provisions described above, the Structure Plan has also identified
the significant indigenous vegetation to be incorporated into the subdivision design process
and protected long term. The Structure Plan has also incorporated a biodiversity corridor
along the northern-eastern boundary, linking the Kaka Valley stream corridor with the
Significant Natural Area’s on the property to the north and on Kaka Hill. This biodiversity
corridor was suggested during the consultation process with the Department of
Conservation. See Attachment C11.

The above-described methods were included in Schedule X while also acknowledging the
function of the Schedule as set out within AD11.4A of the Plan, and also the information
requirements to be satisfied during the resource consent process.

Landscape and Visual Amenity

The comprehensive landscape, visual amenity and urban design assessment (Attachment
9(a)) is a significant component to the background behind this PPCR, and which has had a
fundamental influence over a number of the proposed provisions.

Adverse landscape impacts from enabled residential subdivision and development have
principally been avoided through the provision of the Open Space zoning on land that is
facing west and visible from Nelson City, along with retention of the Rural zoning over Kaka
Hill and prohibiting building within the Kaka Hill backdrop and skyline areas, and also within
the significant area. For the north facing Malvern Hills portion of the backdrop to be zoned
for residential purposes, this PPCR has incorporated appropriate controls over site density
(addressed above) and also included provisions in Schedule X that require:

(@) resource consent (as a controlled activity) for buildings within the backdrop area, with
performance standards over colour and 20% native vegetation cover.

(b) resource consent (controlled activity) for buildings within the skyline area, with
performance standards over colour and height (in relation to the ridgeline).

Refer to Attachment B1.2 and Rules X.4, X.5 and X.6 within Schedule X.

Transport and Recreational Linkages

The proposed Maitahi Bayview Structure Plan has identified the indicative road between
Ralphine Way/Maitai Valley and the Bayview Road and Frenchay Drive extensions.
Indicative Roads are an important feature of structure planning and this planned connection,
providing connection and community resilience, was a component strongly supported by
NCC and Waka Kotahi in the consultation phase of this process. There may well be other
connections, such as the Walters Bluff extension considered by NCC in The Atawhai Hill
Transport Link Study and now identified in the draft Nelson Plan (October 2020) and being
evaluated by Nelson City Council.

Also identified on the Structure Plan are indicative walkway and/or cycleway linkages.
These linkages will provide extensions to the matrix of recreational linages within Botanical
Hill, including to the Sir Stanley Whitehead walkway, while also provide valuable new
opportunities for linkages up Kaka Valley, across to Kaka Hill, and significantly, provide a
public walkway linkage along the ridgeline to those forming part of the Bayview Road
subdivision and development (being constructed by Bayview Nelson Limited).

In response to the further information request the applicant has also now shows the Sub-
Collector Road status linking from the end of Bayview Road, through to Frenchay Drive and
also through the site, Ralphine Way, and linking to Nile Street East.
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This sub-collector linkage to Bayview and Frenchay Dive is already anticipated and provided
for in the NRMP. Including this sub-collector status down to Nile Street East is considered to
be in accordance with sound resource management, and appropriate in the context of the
current planning framework.

Internal of Schedule X, only the indicative road through the site is shown as all other lower
level roading will be designed at the time of the resource consent process. A full roading
network is not able to be provided until the detailed design work has been undertaken. This
approach maintains the appropriate design flexibility.

Infrastructure

Another important component of this PPCR is the extension of the Services Overlay across
the site. Refer to Attachment B3.

The Services Overlay triggers the requirement for future development to be connected to
reticulated services as set out within 3.2, 6.2, 6.8 and 7.8 of the PPCR document. This
requirement is administered and managed through the requirement for resource consent as
a restricted discretionary activity to subdivide, and hence, detailed infrastructure assessment
and solutions are submitted and assessed as a part of applications for subdivision. The
relevant provisions have been incorporated into the subdivision rules in Schedule X (see X2
and X3 in section 4.3).

The extension of the Services Overlay over the site, combined with incorporating the
associated provisions into Schedule X, are considered to maintain consistency with the
current NRMP and the methods used to manage orderly subdivision and development.

2.4  Scale and Significance of effects of the provision

Table 2 assesses the scale and significance of the proposed provisions. These
considerations should be read in conjunction with section 6.0 ‘Assessment of Environmental
Effects’ of the PPCR document.

Table 2: Scale and Significance of proposed provisions

Who may be affected The applicant has engaged in consultation with a wide range
of stakeholders.

The PPCR seeks to address a significant local issue which
is the supply of housing. Increased provision of housing
including a diversity of housing choice (higher, standard and
lower density residential, rural and rural lifestyle
accommodation) will meet a wide range of community
needs.

The PPCR will result in a change to the local environment,
however, change does not automatically equate to adverse
effects. There are significant positive effects for the local
community through increased recreational opportunities,
environmental (freshwater and terrestrial) enhancement,
and improved roading connectivity.

The proposed provisions seek to mitigate adverse effects
through the rule framework which will require detailed
consideration of effects at resource consent stage.
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Furthermore, the inclusion of particular information
requirements and matters of discretion within the Schedule
framework will lead to positive environmental outcomes
which offset any adverse effects.

Degree of impact on
interest from Iwi

/

Section 2.4 of the PPCR document provides a
comprehensive overview of the consultation undertaken with
Iwi. Attachment C.1 provides a summary of lwi Engagement.

The PPCR provisions seek to ensure ongoing consideration
of cultural values and consultation with Iwi throughout the
future development of the Maitahi Bayview Area.

Geographic scale of effects

The Landscape Visual Assessment and Urban Design
Assessment by Rough & Milne includes a consideration of
the effects on public view points and concludes that with the
mitigation proposed through the PPCR will result in effects
which range from positive to low-moderate.

Whilst the site is 286.78-hectares, 63.85-hectares will remain
Rural. The effects relate to privately owned land which does
not currently have any public access however 41.33ha will
be zoned Open Space and Recreation which provides public
benefit.

The geographic scale of effects are considered to be
localised.

Type of effects

Section 7.0 of the PPCR document and expert technical
reports provided within Attachment C provide a
comprehensive assessment of environmental effect.

On the whole the reports confirm that subject to the
mitigation measures proposed through the proposed
provisions future development will have positive effects with
adverse effects to be mitigated at resource consent stage to
ensure development achieves the purpose of the Act.
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3.0 Evaluation of provisions

Section 32(1)(b) states:

(1) An evaluation report required under this Act must—

(b) examine whether the provisions in the proposal are the most appropriate way
to achieve the objectives by—

() identifying other reasonably practicable options for achieving the
objectives; and

(i) assessing the efficiency and effectiveness of the provisions in achieving the
objectives; and

In accordance with this requirement an assessment of the proposed provisions of the PPCR
is required to evaluate the appropriateness of the provisions to achieving the proposed
objective and existing NRMP objectives as well as the purpose of the Act.

The provisions proposed through this PPCR are an additional Objective, supporting policies
along with additional rules and information requirements provided within Schedule X. The
approach taken is consistent with the current format and structure of the NRMP and has been
designed to successfully integrate with the existing NRMP through reference to current Plan
rules and information requirements. However, the proposed policies also seek to reflect more
current drafting practices with the format and content being, in part, guided by the draft
Whakamahere Whakatl Nelson Plan. The proposed provisions are required to ensure that
future development within the Structure Plan area is undertaken in a manner which achieves
the purpose of the Act.

The following sections provide an in-depth evaluation of the rationale, appropriate, costs and
benefits along with efficiency and effectiveness of the proposed Objective, each proposed
policy and the methods which give effect to those policies along with consequential
amendments to the NRMP.
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3.1 Proposed Objective

In order to provide for the new policy and rule framework it is appropriate to add an
additional Objective into Chapter 7 - Residential Zone of the Nelson Resource Management
Plan. The objective clearly addresses the issues identified within the PPCR and illustrates
the intended outcomes from this PPCR. The Objective also highlights the anticipated
superior environmental outcomes to be achieved through the associated policies and rules.

It is proposed to amend Chapter 12 — Rural Zone to refer to the Objective within Chapter 7
rather than adding a specific Objective to Chapter 12. This is also the approach already
used in the NRMP with regard to other schedules.

The following new Obijective is proposed for the Chapter 7 — Residential Zone:

RE6 Maitahi Bayview Area (Schedule X)

Enabling greenfield subdivision and development of the Maitahi / Bayview Area
(Schedule X) to contribute to Nelson’s urban development capacity in a manner that:

@ Provides for a range of residential densities appropriate to different parts of
the Maitahi / Bayview area;

(b) Gives effect to Te Mana o te Wai and involves Tangata Whenua throughout
the subdivision and development process;

(© Enhances ecological and biodiversity values;

(d) Minimises the effects of urban development on the freshwater values of the
Maitahi River and its tributaries;

(e) Results in a well-functioning urban environment;

() Involves the provision of full servicing infrastructure;

(9) Provides for transport connectivity and alternative transport modes;
(h) Avoids and mitigates the effects on local landscape values;

0] Enhances recreational opportunities.

Explanation and Reasons

REG6.i The Nelson Tasman Future Development Strategy has identified the Maitahi
Bayview area as being suitable for accommodating future development as an
expansion of Nelson to provide for growth and meeting housing demand. Schedule
X and the associated Structure Plan are to ensure that a range of residential
development can occur. The Schedule rules and guidance will ensure development
is culturally sensitive whilst allowing for enhanced community recreational
opportunities and ecological values through best practice Freshwater guidance. The
Structure Plan also provides for road, cycle and pedestrian linkages which will benefit
properties outside of the Maitahi Bayview Area. Landscape values are recognised
through building control rules and overall design guidance around landscaping and
use of recessive colours for buildings.
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Proposed provisions which give effect to the proposed Objective

o Proposed Policies RE3.9, RE6.1, RE6.2, RE6.3
¢ Amendments to Planning Maps to change zoning of the PPCR site

e Schedule X added to Chapter 7 Residential Zone

o Application of Schedule
o Vision Statement
o Information and Design Requirements
o Rules
Why this provision is proposed in the PPCR Links

The purpose of the proposed Obijective is to:

e provide for increased development opportunities on land which has
been identified as being capable of supporting increased density of
development within Council’s Future Development Strategy and within
close proximity to the City Centre.

e The Objective also seeks to address the issue of housing supply
shortfall identified within the PPCR whilst ensuring that the landscape
and urban design outcomes identified within the Rough & Milne
LVAUDA are achieved.

e The Obijective is consistent with the NPS-UD as it proposes a
responsive outcome to housing supply and demand and provides for
a range of living opportunities, housing densities and typologies to
meet the needs of the community.

e The Objective gives effect to the NPS Freshwater through a
requirement to ensure Te Mana o te Wai is given effect to the health
and well-being of the Maitahi River and its tributaries are prioritized
through minimizing adverse effects from urban development.

e The Obijective provides for transport connectivity and sustainable
transportation opportunities for current and future communities
through provision of indicative connecting roads, walkways and cycle
paths to allow alternative modes of transport.

Overall, the proposed Objective seeks to provide a clear and comprehensive
statement of what outcomes are to be achieved through the policies and
schedule provisions to address the identified issue.
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The Objective will ensure that future resource consents for development
within the Maitahi Bayview Area include high quality outcomes to address the
issue identified.

Appropriateness of rationale for proposed provisions Links
Objective Rough & Milne
LVAUDA

e The Objective seeks to fully address the identified issue whilst
ensuring adverse effects are not only mitigated but where practicable
positive environmental outcomes are achieved.

e The measures included within the Objective are directly relevant to
the identified issues and provide achievable outcomes. Furthermore,
the Objective is consistent with other Objectives within the NRMP and
takes account of the draft Whakamahere Whakatl Nelson Plan.

e The rationale for the Objective connects to the identified issue and
takes account of the expert technical advice appended to the PPCR
whilst also giving effect to relevant National Policy Statements and
other NRMP Objectives to achieve the purpose of the Act.

e The Objective provides high level outcomes to address the identified
issue. It is through future resource consents which contain the detalil
of specific development where the consistency with the proposed
Objective will be demonstrated.
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Rezoning

e The proposed zoning within the Structure Plan mirrors the existing
zoning within the NRMP. The proposed zoning takes account of
topographical constraints, landscape values, ecological opportunities
and constraints, connectivity and accessibility, sustainability and
character of the environment.

e The proposal for higher density residential development on the valley
floor is consistent with existing provisions within the NRMP which allow
for higher density residential development in areas close to amenities
and facilities where land can practically be developed at a higher
density due to servicing and topography. The lower density and
standard density residential zones provide alternatives for housing
provision on areas. These zoned areas provide a transition between
existing residential development and the proposed rural zoning and
take account of topography, character and also the ability to use the
land for rural activities such as productive land uses.

e The rural zoning is located on land which is less suitable for residential
development due to topographical and servicing constraints but also to
recognize the landscape values and character of these areas and
provide a transition to the rural land to the east of the Structure Plan
area.

e The provision of a suburban commercial / neighborhood centre
provides opportunities for facilities to serve both the existing and future
community in a manner which is consistent with sustainable urban
design principles. There are many small scale suburban commercial
centres (whether zoned or just authorized through resource consents)
around the Nelson region which provide valuable and convenient
assets to local communities. The position of the proposed suburban
commercial centre has been determined to ensure ease of access for
the existing and future community and in acknowledgment of the likely
character of that area.

Policies

e The proposed Policies considered individually in sections 3.2-3.5.

Schedule

e The Schedule provisions considered in more detail in relation to
policies in sections 3.2-3.5.
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How this provision achieves the purpose of the RMA

Links

e The proposed Objective achieves the purpose the Act through
sustainable management of the Maitahi Bayview area in a manner
which will provide for the social, economic and cultural well-being of the
community and the landowner through provision of additional housing
to meet supply and demand requirements.

s.5,6 & 7 RMA

Costs and benefits including opportunities for economic growth and
employment

Links

e The Property Economics report concludes that the following potential
economic benefits would be derived from the PPCR:
o Housing choice,

Economic Cost
Benefit Report —
Property Economics
Limited

o Housing price,
o Infrastructure Efficiency, and Productivity Report —
o Greater spending retention Duke & Cooke
o Provide support for the Nelson City centre Limited
o Support economic activity
e The Duke and Cooke report concluded that overall the loss of long term
productivity resulting from the PPCR will be minor.
Risk of acting or not acting if information is uncertain or insufficient Links

¢ Sufficient information is available to act upon. The Council’s Future
Development Strategy, Urban Capacity Assessments under the NPS-

Nelson Tasman FDS

UDC and the NPS-Urban Development all indicate that there is a NPS-UD
housing supply shortfall within the Nelson Tasman Region. This PPCR
contributes to addressing this shortfall.

Efficiency and Effectiveness Links
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e The efficiency of the proposed provision is high because the benefits of
the PPCR outweigh the potential costs.

e The effectiveness of proposed provision is also high because it
addresses the identified issue by providing for housing supply and
housing diversity whilst ensuring adverse environmental effects are
mitigated with positive benefits possible.

Other Reasonably Practicable Options for Achieving the Objective Links

e Controlled Activity subdivision of the site without re-zoning would be a
practicable alternative, however, this would not achieve successful
outcomes to address the identified issue of housing demand shortfall as
the number of allotments which could be created is low and the cost of
those larger rural allotments is higher.
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3.2 Proposed Policy RE3.9 Maitahi Bayview Area (Schedule X)

Policy RE3.9 is to be introduced to Chapter 7 in order to achieve and implement Objective
RE3 in a manner which relates to the Structure Plan and Schedule for Maitahi Bayview Area.
In particular the policy relates to the special landscape values and characteristics of the
skyline and backdrop areas within the Malvern Hills as identified on the Structure Plan.

Existing Objective RE3 states:

Attractive streetscapes, and the maintenance and enhancement of those significant
public views, natural features, and landscapes that contribute to Nelson’s character
and setting.

Proposed RE3.9 policy is as follows:
Policy RE3.9 Maitahi Bayview Area (Schedule X)

The landscape values (as identified in Appendix 9 AP9.6) of the skyline and backdrop
areas which are part of the Malvern Hills shall be maintained through:

o Subdivision design and layout which is consistent with the existing pattern of
residential development on the north-east side of the hills.

o Design, location and mitigation of earthworks.

o Placement of building sites.

o Built form and finish of future buildings.

o Provision of landscaping to mitigate earthworks and built form.

Explanation and Reasons

RE3.9.i The Malvern Hills have been identified as an area within Nelson which can
absorb a relatively large amount of development. However, to maintain the
character and landscape values of the Malvern Hills controls are proposed
over building form, finish and landscaping requirements. This will ensure
the pattern of development will be consistent with the existing residential
development on the north-east side of the hill.

Proposed provisions which give effect to this policy

e Schedule X added to Chapter 7 Residential Zone
o Vision Statement
o Rules X.4, X.5 and X.6
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Why these provisions are proposed in the PPCR

Links

Appendix 9 AP9.6 identifies special landscape characters and values
for the Malvern Hills, the PPCR proposes allowing for a rezoning and
future development on the upper slopes of the Malvern Hills in areas
defined as ‘skyline’ and ‘backdrop’ areas.

The Rough & Milne LVAUDA states:

“The intention of the PPCR is to provide for a logical extension and infill of the
upper slopes where the existing Residential Zone is not located. The
objectives, policies and rules for the PPCR demonstrate that these upper
slopes are highly valued. As such, the objectives, policies and rules will limit
development to the areas which have a higher ability to absorb development,
will be cohesive with the current residential zoning, and will protect the skyline
area from development.”

Rough & Milne
LVAUDA

Appropriateness of rationale for proposed provisions

Links

Policy

The rationale for the proposed policy is based on the technical advice
from Rough & Milne and provides clear direction on the intended
outcomes for development within the skyline and backdrop areas. The
policy is considered appropriate as it covers the range of effects which
require mitigation for high quality environmental outcomes from
development within those areas.

The policy gives effect to the required outcomes of Objective RE3 as it
relates to the Maitahi Bayview Area.

Schedule X Vision Statement

The Vision statement provides a statement of the expected
environmental outcomes which future development must achieve
through high quality urban design principles, sensitive environmental
design and enhancement of ecological and biodiversity values.

The rationale for the statement is to provide guidance for the design
and information requirements which must be provided with future
resource consent applications for development and subdivision.

Rules X.4 - X.6

CCKV / BNL - PPCR

Proposed Policy RE3.9 introduces specific outcomes for the skyline
and backdrop areas and in order to give effect to this policy the
appropriate method of implementation is through a new rule which
specifically controls the visual amenity effects of structures in these
areas.
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NRPS policy NA2.3.2 requires the avoidance of development “which
detracts from the amenity afforded by dominant ridgelines”. Policy
RE3.9 and rules X.4-X.6 give effect to this policy through strict controls
on the location, height, finish and landscaping of future development on
the ridgeline to ensure the effect of structures in this location would not
detract from amenity values.

Consistency with Policy NA2.3.2 and implementation of Policy RE3.9 is
also achieved through the prohibition of development within Kaka Hills
Skyline and Backdrop area and the identified Significant Natural Area.
These areas have been identified by the LVAUDA as a more sensitive
landscape where development is inappropriate. In accordance with
section 6(b) of the Act it is therefore appropriate to exclude
development from these areas to protect the landscape values and
outstanding natural features.

The area is currently within the Landscape Overlay which allows for
construction of structures as a Controlled Activity which control
reserved over location, design and appearance. This provision seeks
to be consistent with that existing provision but provide more specific
outcomes based on the assessment with the Rough & Milne LVAUDA.

The rationale for excluding public or limited notification is that these
rules only seek to control the visual effects on the wider landscape
values and character from development rather than the effects on
specific landowners. Should any future development fail to comply with
other existing and unchanged NRMP rules then notification may be
appropriate based on the provisions under those specific rules.

How this provision achieves the purpose of the RMA

Links

CCKV / BNL - PPCR

Section 7(b), (c) and (f) requires:

(b) the efficient use and development of natural and physical resources:
(c) the maintenance and enhancement of amenity values:
(f) maintenance and enhancement of the quality of the environment

The PPCR seeks to make efficient use of land through extension of
existing residential development to the upper slopes of the Malvern
Hills which protecting and enhancing the amenity values of this area
through strict controls of development and mitigation of effects through
landscaping.
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Costs and benefits including opportunities for economic growth and
employment

Links

e The provision of additional residential development as an extension to
existing residential development has social and economic benefits to

address housing supply and connect to existing amenities and services.

e The measures proposed provide benefit through increased landscaping
to mitigate effects.

e Costs associated with the measures proposed include compliance
costs associated with obtaining resource consent for future
development and cost of implementing the requirements of those
consents.

e Other costs include those to the local community and economy through
curtailed provision of housing supply should this land not be utilised for
residential development.

Risk of acting or not acting if information is uncertain or insufficient

Links

e There is sufficient advice within the Rough & Milne LVAUDA regarding
the measures and recommendations for development within the skyline
and backdrop areas to mitigate adverse effects on amenity values and
landscape character to be certain that the provisions proposed are
appropriate.

Rough & Milne
LVAUDA

Efficiency and Effectiveness

Links

The proposed policy and measures which give effect to the policy are
considered efficient as they balance the need for increased housing demand
with protection for the visual amenity, landscape values and character of
important landscapes within Nelson.

The effectiveness of the proposed policy and measures which give effect to
that policy are considered high because they will ensure amenity and
landscape values are protected.
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3.3 Proposed Policy RE6.1 Maitahi Bayview Area (Schedule X)

Policy RE6.1 is to be introduced to Chapter 7 in order to achieve and implement Objective
RES6. In particular this policy provides for specific outcomes for development within the
Maitahi Bayview are to ensure consistency with the Structure Plan and high quality
environmental outcomes which mitigate adverse effects on amenity value.

Policy RE6.1 Maitahi Bayview Area (Schedule X)

Development of the Maitahi Bayview area shall generally accord with the Structure
Plan identified within Schedule X by providing:

o A range of housing densities and forms to meet the diverse needs of Whakati
Nelson’s community.

o Sustainable development which achieves high quality urban design principles.

o Comprehensive housing which is consistent with the requirements of Appendix
22.

o Consistency with the requirements of Appendix 9 (where appropriate) and
Appendix 14.

o Protection of heritage and cultural values.

o Freshwater management which is consistent with the NPS Freshwater.

o Recreational opportunities to meet the needs of current and future residents.
o Connectivity through road, cycleway and pedestrian linkages.

o Sustainable servicing infrastructure including low impact stormwater design
treatment and disposal.

Explanation

RE6.1.i Development within the Maitahi Bayview area in general accordance with
the Schedule and Structure Plan will ensure that the area is developed in a
manner which provides for a diversity of housing choice to meet the needs
of Nelson. The provisions of Schedule X are designed to ensure
development occurs in a manner which achieves best practice urban
design principles and maintains landscape values. The provision for
ongoing Iwi involvement in development of the site respects cultural values
and the best practice freshwater guidance within the Schedule ensures
recreational opportunities and ecological values are enhanced. The
Structure Plan provides for continuity of public amenity through provision of
road, cycleway and pedestrian linkages and reserves all of which are
designed to integrate development into the surrounding environment. The
Schedule and Structure Plan have been designed in accordance with
urban design principles which take account of the existing landforms and
landscape amenity values of the valley, surrounding hills, and ridgelines.

CCKV / BNL - PPCR Updated Section 32 (24 August 2021) Page 34 of 57



Proposed provisions which give effect to this policy

¢ Amendments to planning maps to re-zone schedule area
o Schedule X added to Chapter 7 Residential Zone

o Vision Statement

o Rules X.2. and X.3

Appropriateness of rationale for proposed provisions Links
Policy Proposed
Objective
e The rationale for the proposed policy is to ensure that development within RE6
the Maitahi Bayview area is undertaken in a manner which is not only
: : . . . . - NRPS
consistent with existing Plan provisions but with the vision and anticipated Objective
outcomes specific to the Structure Plan specified in Objective RES. DH1.2.1
o The policy provides for development which will meet high quality urban gg:’(‘)i g
design principle_s to mee_t _the needs qf the community through provision of Transpo?’?
a range of housing densities, typologies and forms (RE6(a) & (€)). In DO13A.1-6

addition, the policy reflects the ongoing commitment to engagement with
tangata whenua and integration of freshwater management which is
consistent with the NPS Freshwater (RE6(b) & (d)).

e The policy provides for enhanced recreational opportunities and
connectivity to ensure these measures are fully integrated into future
development to provide sustainable development which benefits current
and future residents and the wider community (RE6(g) & (i)).

Schedule X Vision Statement

e The Vision statement provides a statement of the expected environmental
outcomes which future development must achieve through high quality
urban design principles, sensitive environmental design and enhancement
of ecological and biodiversity values.

e The rationale for the statement is to provide guidance for the design and
information requirements which must be provided with future resource
consent applications for development and subdivision.

e The requirements for urban design assessment, contextual analysis and
infrastructure design and provided for through the requirements of
Appendix 14. The vision statement provides specific context for
development within the Maitahi Bayview Area which will inform the
requirements of these assessments to accompany future resource consent
applications.
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Rules X.2

o Rule X.2 is proposed to supersede existing comprehensive rule REr.22
and REr.107 as it relates to comprehensive housing within the residential
zone in the Structure Plan area. The intention of this rule is to provide for
comprehensive development which achieves the specific vision and
anticipated outcomes for the Maitahi Bayview Area. However, it is
considered appropriate to ensure consistency with existing NRMP
provisions through reference to Appendix 22 ‘Guidelines for
comprehensive housing development’ and Appendix 14 ‘Residential
subdivision design and information requirements’. The rule allows for
comprehensive development to be undertaken with or without subdivision,
however, where subdivision is proposed additional matters of discretion
are proposed and these relate to existing NRMP matters of discretion for
subdivision. These matters of discretion are consistent with the outcomes
for the structure plan area and also with subdivision generally within the
Nelson region and are therefore consistent with the relevant NRPS and
NRMP Objectives.

e The restricted discretionary activity status and preclusion of limited and
public notification is consistent with the existing provisions within the
NRMP under rules REr.22, REr.107 & REr.108. It is not considered
appropriate or necessary to reiterate the requirements of those rules
referenced in X.2 as the link between the rules is clear.

e Appendices 22 and 14 contain a high standard of information requirements
for subdivision and it is appropriate that these requirements would be
applicable to future resource consent applications within the Structure Plan
area to ensure consistency with subdivision across the Nelson region. It is
anticipated that the assessments provided in accordance with Appendices
14 and 22 address the specific environmental outcomes for the area which
are articulated within the Vision Statement.

e Compliance with the matters of discretion will ensure development is
undertaken in a manner which avoids, remedies or mitigates adverse
effects on all other persons within high quality urban design parameters as
outlined within the Structure Plan Vision Statement. Development will be
serviced in an appropriate manner and a new provision requires vesting of
esplanade reserve in accordance with the Schedule requirements.

¢ In the event that the comprehensive housing development fails to comply
with bulk and location requirements in respect of external boundaries the
activity status would fall to Discretionary and notification of affected parties
would be possible.

Rules X.3

e Rule X.3 provides for subdivision (other than where for comprehensive
development) within the Residential zones of the Structure Plan area. The
higher and standard density allotment sizes mirror the NRMP. However,
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some additional or amended standards are added for specific areas. The
lower density residential area has a minimum lot size of 800m2, larger than
the existing NRMP requirements for lower density residential zones in
response to the specific constraints and opportunities assessed in these
locations. The backdrop area allows for residential allotments with a
minimum area of 1500m?2 as recommended by the LVAUDA to account for
geotechnical, topographical constraints and retain a green skyline area and
backdrop area through low density development within an increase in
native vegetation.

e The restricted discretionary activity status and preclusion of limited and
public notification is consistent with the existing provisions within the
NRMP under rules REr.107 & REr.108. It is not considered appropriate or
necessary to reiterate the requirements of those rules referenced in X.3 as
the link between the rules is clear.

Appendix 14 contains a high level of information requirements for
subdivision and it is appropriate that these requirements would be
applicable to future resource consent applications within the Structure Plan
area to ensure consistency with subdivision across the Nelson region. Itis
anticipated that the assessments provided in accordance with Appendix 14
address the specific environmental outcomes for the area which are
articulated within the Vision Statement.

e Compliance with the matters of discretion will ensure development is
undertaken in a manner which avoids, remedies or mitigates adverse
effects on all other persons within high quality urban design parameters as
outlined within the Structure Plan Vision Statement. Development will be
serviced in an appropriate manner and a new provision requires vesting of
esplanade reserve in accordance with the Schedule requirements.

Why these provisions are proposed in the PPCR Links

e These provisions are included in the plan to ensure that at subdivision
stage development is undertaken in a manner which achieves the
objective outcomes and provides for development which is consistent
with high quality urban design principles.

e As the specific details of subdivision are unknown at this stage
therefore these provisions, along with existing NRMP provisions, will
ensure development provides connectivity, enhanced recreational
opportunities, best practice freshwater principles and ongoing
engagement with tangata whenua along with consistency with the
Structure Plan provisions.
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How this provision achieves the purpose of the RMA Links
e Development will be enabled in a manner which is consistent with and RMA s5
achieves the purpose of the Act (section 5).
Costs and benefits including opportunities for economic growth and Links

employment

e The PPCR provides for a range of housing densities to meet the needs
of the current and future community. Increased provision of housing
contributes to the economic success of the region.

e The policy and schedule provisions will ensure positive outcomes from
development with costs for future resource consents, infrastructure and
roading upgrades and environmental improvements such as vesting
esplanade reserve borne by the developer.

Economic Cost
Benefit Report —
Property Economics
Limited

Risk of acting or not acting if information is uncertain or insufficient

Links

e The supporting technical expert reports provide sufficient information to
confirm that the rezoning of the site in accordance with the structure
plan is appropriate. The proposed provisions including information
requirements will ensure that at subdivision stage further detailed
assessments are provided to provide more detail on how development
will be undertaken to achieve the Objectives and Policies and how any
adverse effects will be mitigated.

e The proposed provisions are considered to provide a high level of
certainty around the manner in which future development will be
undertaken and the level of information required to support future
resource consents.

Efficiency and Effectiveness

Links

e The efficiency of the proposed provisions is high because the benefits
achieved through the PPCR are considered to outweigh any costs.

e The proposed provisions are considered to be highly effective in

achieving the outcomes sought from the proposed and existing
Objectives.
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3.4 Proposed Policy RE6.2 Cultural Values

Policy RE6.2 is to be introduced to Chapter 7 in order to achieve and implement Objective
REG6. In particular this policy relates to RE6(b) & (d) in respect of the ongoing commitment to
involve tangata whenua in decision making and respect te ao Maori.

Policy RE6.2 Cultural Values

Development of the Maitahi Bayview area shall include consideration of cultural
values through:

o Protection of identified historic places (MS56 and MS58).

o Consultation with Iwi on issues relating to the relationship of Maori with their
ancestral lands, water, sites, waahi tapu and other taonga.

o Management of natural and physical resources in a manner which respects and
takes account of the principles of the Treaty of Waitangi.

o Enable whakati Nelson tangata whenua to exercise kaitiakitanga of freshwater.

Explanation

RE6.2.i Section 5 of the Resource Management Act requires that social, cultural
and economic well being of people and communities and their health and
safety be addressed in the process of sustainable management of
resources. In recognition of the cultural values associated with the site
through historic occupation, freshwater values and the two significant
places (MS57 and MS58) identified within the Maitahi Bayview area the
Schedule rules require ongoing consultation with Iwi through each
development phase to ensure development respects cultural values.

Proposed provisions which give effect to this policy

e Schedule X added to Chapter 7 Residential Zone
o Vision Statement

o Information requirements
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Why these provisions are proposed in the PPCR Links

e The proposed policy acknowledges the Statutory Acknowledgement Maitahi and
covering the site, the National Policy Statement on Freshwater E%""é‘r’:’azg‘éate
Management, and the feedback from Iwi expressing a desire for Request Iwi
continued involvement in the future development of the site to ensure Engagement
that the cultural, social and well-being needs of tangata whenua are Summary — Te
taken into account. Aranga

Environmental
Consultancy

Appropriateness of rationale for proposed provisions Links

Policy

e The proposed policy is considered appropriate to ensure future
development is undertaken in consultation with Iwi and respect te ao
Maori and the principles of kaitiakitanga. The policy gives effect to
RE6(b) and (d), Section 8, and is consistent the existing NRMP
Objectives relating to tangata whenua.

Vision Statement

e The vision for the site is for future development which provides for the
cultural and social well-being of Iwi through appropriate management of
natural and physical resources and ongoing consultation with Iwi. This is
articulated within the Vision Statement and will be implemented through
the requirement to provide a cultural impact assessment with all resource
consent applications involving earthworks, discharges, freshwater,
comprehensive housing or subdivision.

How this provision achieves the purpose of the RMA Links

e Section 6(e) requires the “the relationship of Maori and their culture and | NRMP Objectives:

traditions with their ancestral lands, water, sites, waahi tapu and other DO1 Tangata Whenua
D020 Freshwater

Faonga” are recognized and provided for as a matter of national Management
importance.
NRPS:
e Section 7(a) requires that development, land use and protection of w:li’:i: ~ Treaty of
natural and physical resources in a manner which has particular
regarding to kaitiakitanga. NPS Freshwater
s5,6,7 & 8 RMA

e Section 8 requires that in achieving the purpose of the Act the principles
of Te Tiriti o Waitangi (Treaty of Waitangi) are taken into account.

e The proposed policy integrates these requirements to ensure future
development in undertaken in accordance with the purpose of the Act.
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Costs and benefits including opportunities for economic growth and
employment

Links

The costs relate to the ongoing commitment for consultation with lwi and
the resources and time involved, however, the development of positive
relationships with Iwi is considered to provide benefits to all parties
through better outcomes.

The ecological enhancements through management of freshwater
resources and ecological values will provide for positive benefits.

Risk of acting or not acting if information is uncertain or insufficient

Links

Sufficient consultation has been undertaken with Iwi to provide certainty
of the desire for ongoing involvement through consultation.

In addition, existing plan provisions (Objective D01.1), NPS-Freshwater
and sections 6, 7 and 8 of the RMA are all given effect to through this
policy providing sufficient justification for the inclusion of this policy.

NRMP Objectives:
DO1 Tangata Whenua
D020 Freshwater
Management

NRPS:
Chapter 5 — Treaty of
Waitangi

NPS Freshwater

s5,6,7 & 8 RMA

Efficiency and Effectiveness

Links

CCKV / BNL - PPCR

The provision is considered to be efficient as it is clear in the intent for
ongoing consultation with Iwi and ensure physical and natural resources
are managed appropriately in a manner which allows for Iwi’s cultural,
social and economic well-being.

The policy is considered to be effective because although there are costs
associated with ongoing commitment to consultation with Iwi the benefits
of outcomes which have regard to the cultural, social and economic well-
being of lwi are considered to far outweigh those costs.
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3.5 Proposed Policy RE6.3 Sensitive Environmental Design

Policy RE6.3 is to be introduced to Chapter 7 in order to achieve and implement Objective
REG. In particular this policy relates to RE6(c), (d) & (f) & (i) in respect of the requirement to
enhance ecological and biodiversity values, minimize the effects of urban development on
freshwater values and provide for sustainable integrated servicing infrastructure.

Policy RE6.3 Sensitive Environmental Design

Ensure subdivision and development enhance freshwater and terrestrial ecological
values through:

o Promotion of land management which minimises nutrient loss and does not
accelerate soil erosion.

o Maintenance or enhancement of ecosystem health, water quality and quantity
including through appropriate management of stormwater.

o Management of surface water and ground water in an integrated manner.

o Protection and enhancement of Kaka stream and its tributaries by minimising
stream loss, protecting springs and seeps including their flow paths and provide
for (1:100yr) flood flow within the stream, including its riparian margin.

o Conservation and reuse of water resources.
o Identification, protection and enhancement of natural wetlands.

o Preservation, and where degraded, restoration of natural character of
freshwater bodies.

o Protection of threatened species habitats within Kaka stream.

o Maintenance of ecological values to ensure development does not result in a
net loss and removal of indigenous vegetation and habitat for indigenous fauna
is avoided.

o Realignment of the lower section of the Kaka stream to enhance freshwater
ecological and biodiversity values.

Explanation

RE6.3.i Subdivision and Development within the Maitahi Bayview area provides an
opportunity for protection and enhancement of freshwater and terrestrial
ecology values on the site. The Schedule provides guidance on best
practice principles which should be utilised in all subdivision and
development design processes to align with the objectives and intent of the
NPS-FM and NES 2020. The Schedule provides practical guidance
around engineering solutions to meet best practice guidelines and
proposes a co-design with nature approach to integrated and regenerative
urban development.
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Proposed provisions which give effect to this policy

Schedule X added to Chapter 7 Residential Zone
o Vision Statement

o Standard X.7 (esplanade reserve)

o Standard X.9

Why these provisions are proposed in the PPCR

Links

The expert technical reports outline ecological enhancements which can
be achieved to mitigate the effects of development and provide positive
environmental outcomes through enhanced biodiversity and ecological
values within the Structure Plan Area. The proposed policy provides for
those outcomes which are then given effect to through the requirements
within Schedule X, in particular X.9.

Ecological
Opportunities and
Constraints
Assessment —
Tonkin & Taylor

Environmental
Review — Morphum
Environmental Ltd

Appropriateness of rationale for proposed provisions

Links

Policy

The policy is designed to ensure enhanced ecological and biodiversity
values are achieved through future development of the Maitahi Bayview
Area. The policy gives effect to NPS Freshwater and relevant NRPS
Objectives whilst being consistent with existing NRMP Objectives and
Policies.

The policy gives effect to the proposed Obijective, in particular RE6(c), (d)
and (i) and provides for the methods of implementation which are the
specific esplanade provisions and freshwater and ecological provisions
contained within the proposed Schedule.

Esplanade Provisions (X.7)

At present the NRMP Appendix 6, AP6.2, does not contain specific
esplanade requirements for the Kaka Stream. This is a significant
oversight which is rectified through these provisions, and which will provide
positive environmental and recreational opportunities for the community.

The required esplanade provisions are consistent with existing NRMP
requirements and the requirements of section 77 of the Act.

NRPS Objectives
WA1.2.1

NRMP Objectives
DO5 Natural
Values

DOG6 Riparian
and Coastal
Margins

DO19 Discharges
to Freshwater
and freshwater
quality

D020 Freshwater
Management

NPS Freshwater
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Freshwater and Ecological Provisions (X.9)

The additional requirements imposed under X.9 of Schedule X follow the expert
advice of the applicant’s ecological specialists.

These requirements intend to deliver the planned environmental enhancement
through demonstrating the use of best practice in the subdivision and
engineering design processes, as there relate to earthworks, discharges,
freshwater and terrestrial ecology, comprehensive housing or subdivision.

These additional requirements will be addressed with and alongside the existing
requirements applicable under the NPS-FW, NES 2020, NTLDM 2020, Appendix
14, Appendix 22 and other relevant information requirements.

Inevitably there will always be some subjectivity and value judgements to be
made between the methods used, including their practicality and feasibility, with
these factors appropriately assessed and weighed up within the resource consent
process, including as a part of obtaining the regional consents.

How this provision achieves the purpose of the RMA

Links

These provisions give effect to the NPS Freshwater and relate to existing
NRMP Objectives for riparian margins and freshwater management.

The current provisions of the NRMP give effect to the NZCPS by
regulating the activity of discharges to the coastal marine area. Detailed
design will determine whether any resource consents are required.

NRMP Objectives:
DO1 Tangata Whenua
DOG6 Riparian and
coastal margins
D020 Freshwater
Management

NRPS:

Chapter 5 — Treaty of
Waitangi

Chapter 9 - Water

s5,6 & 7 RMA
NPS Freshwater Obj 1

NZCPS — already
addressed in the
NRMP

Costs and benefits including opportunities for economic growth and Links
employment
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e The cost of compliance may restrict development of land and affect land
prices.

¢ Costs include those associated with compliance with higher quality
systems to manage discharge effects and vesting of land for esplanade
reserve.

e There are positive benefits associated with enhanced environmental
outcomes which are of benefit to the wider community.

e Economic benefits from enhanced ecosystems which result in improved
water quality and higher levels of amenity value.

Risk of acting or not acting if information is uncertain or insufficient Links

e There is sufficient information within the expert technical reports to
support the proposed provisions. Furthermore, the provisions give effect
to the NPS Freshwater and existing NRPS and NRMP Objectives.

Efficiency and Effectiveness Links

e The provisions are highly efficient because they ensure practical and
realistic enhancement and protection of ecological values and
indigenous biodiversity which will provide for the social and cultural well-
being of future generations.

e The provisions are highly effective because they will achieve specific
positive outcomes.

3.6 Other Consequential Amendments to NRMP

As a consequence of the proposed PPCR provisions to rezone the Schedule area and
introduce Schedule X a number of consequential amendments are required to the NRMP as
follows:

1. Amendment to planning maps A2.1 and A2.2 (road hierarchy map) by adding the
proposed sub-collector road between and connecting Nile Street East with Bayview
Road and Frenchay Drive, through the site and over Ralphine Way.

2. Amendment to planning maps 5, 7, 8, 11, 15 and 52 (Overlays - left hand side) by
adding the Services Overlay to the land the subject to the Structure Plan.

3. Add an additional matter to Chapter 7 Residential Zone REd Description.
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4. Add reference to Schedule X — Maitahi Bayview to the Methods under Policy RE3.1
landscape values.

5. Add new rule REr.106D to refer to the Schedule X - Maitahi Bayview.

Why these provisions are proposed in the PPCR Links

e These provisions are technical changes to the NRMP to ensure the
Structure Plan and Schedule provisions are fully integrated into the
NRMP in a manner consistent with other Schedule provisions.

How this provision achieves the purpose of the RMA Links

e The amendments are necessary to give effect to the proposed Objective,
existing Objectives and proposed and existing policies of the NRMP.

Costs and benefits including opportunities for economic growth and Links
employment

e The provisions in themselves result in the rezoning of land on planning
maps, the effects of which has been considered elsewhere in this
evaluation. The proposed re-zoning allows for positive benefits through
provision of additional housing supply which supports the economic
growth and development of the region.

Risk of acting or not acting if information is uncertain or insufficient Links

e There is sufficient information to confirm that these technical provisions
are required to ensure correct integration of the PPCR into the NRMP
and to give effect to the proposed Objective and associated policies.

Efficiency and Effectiveness Links
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e The amendments will result in an efficient use of the NRMP as the PPCR
provisions will be fully integrated into the NRMP in a clear manner which
is consistent with other Plan Changes, particularly the use of Schedules
for specific development areas.

e The proposed amendments are an effective means of clearly referencing
the PPCR provisions.
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4.0 Evaluation of Other Reasonably Practicable Options

4.1 Introduction to Options

Section 32(1)(b) requires an assessment of ‘whether the provisions in the proposal are the
most appropriate way to achieve the objectives..” subsections (i)-(iii) sets out the requirements
for that assessment. There are four potential reasonable options identified in relation to future
use of the Maitahi Bayview land and Tables 1 — 4 below consider the costs and benefits
associated with each option.

The assessment within Tables 1 - 4 relates to the provisions and objectives of the Plan Change
and include the following options:

Option 1: Status Quo (Rural Zone) - subdivision

Option 2: Apply for resource consent for residential subdivision and development
Option 3: Await Whakamahere Whakatt Nelson Plan

Option 4: Proposed Plan Change to re-zone land in accordance with Structure Plan
Options 1-3 have been selected as reasonable alternative options for future use of the site.

These options would involve development which would be assessed against either the existing
NRMP Objectives and Palicies or, in the case of option 3 the future Nelson Plan Obijectives.

Option 1 could involve limited development on the site such as a controlled activity subdivision,
however, option 1 could equally involve the landowner deciding not to develop the site at this
time. Table 1 considers the costs and benefits, along with effectiveness and efficiency of this
option.

Option 2 considers the costs, benefits, effectiveness and efficiency of applying for resource
consent to develop the site in a manner which may be similar to the outcomes achieved
through the Structure Plan. Resource consents are routinely used as a means of developing
sites and as such this is a reasonable alternative to assess the PPCR against. This option
would involve an assessment of development against the existing NRMP Objectives which,
for the rural zone, relate to protection of resources and capacities, rural character and
protection of amenity.

Option 3 considers the costs, benefits, effectiveness and efficiency of waiting for the Council
to progress the Whakamahere Whakati Nelson Plan which is currently in draft form but does
show part of the site as a ‘development area’. Although the Plan has not been notified it is
progressed to a sufficient point where it is reasonable and practical to consider this as an
alternative option to the PPCR.

The costs, benefits, efficiency and effectiveness and associated risks of each option are set
out in the tables below.
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4.2  Option 1 — Maintain Status Quo (Rural Zoning)

Table 1: Evaluation of the costs and benefits of Option 1

Costs

Benefits

Environmental

High growth demand could see ad
hoc development which does not
result in the same high level of
positive environmental and
community benefits created through
the holistic structure plan approach.

Lack of certainty about how the land
will be used / developed in the future.

Subdivision and development of the
site in accordance with the current
zoning provisions would not however
result in the same ecological and
biodiversity enhancement outcomes.

The reduced development
opportunities on the site could leave
to higher growth pressures within the
City boundaries where certain areas
are subject to sea level rise risks.
This increased intensification does
not provide for housing choice and
diversity or take account of increased
impacts on urban quality such as
amenity, visual and traffic effects.

Reduced built form would result in
greater level of open space and
retention of existing rural character
in accordance with the current
zoning.

Greater opportunity for large scale
rural activities, although the land
does not have high productive
values due to soil classifications
and topography and cross
boundary effects are a
consideration.

Social No provision for public access | The social benefits of this option
through reserve land, walkway and | would be limited to the private
cycleway linkages. landowner and appeal to those

who seek to maintain the status

Inability to meet housing demand as | quo.

the existing planning framework only

allows for lower density development

which does not meet the supply and

demand constraints causing increase

house prices which affect local people

looking to buy and live within the

region.

Cultural The land may be developed in a low- | The lower levels of development
density manner without the same | would result in lower levels of
level of involvement or consideration | earthworks.
of cultural values.

Economic The use of the land does not | There is greater retention of soil

contribute to economic growth due to

resources for
uses.

productive land
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significantly lower density
development.

The current land uses provide no
economic benefit to either the
landowner or the community.

Current use of land results in very low
levels of employment opportunities.

Effectiveness

Ineffective method of resolving the issues identified by the Future
Development Strategy and within section 4.1 of this PPCR.

Doing nothing would be ineffective in addressing the housing choice and
growth demand issues within the Nelson Region which have been explored
within section 4.1 of the PPCR.

Efficiency

The current zoning of the land does not allow for efficient development at a
time when demand for growth is very high and the opportunity exists to
provide for high quality development which provides a positive contribution
to the Nelson economy and community.

Risk of acting (or not
acting if there is
uncertain or
insufficient
information)

There is a risk that if the land is developed for low density rural allotments
as permitted under the NRMP, future more appropriate and higher density
uses of the land would be compromised by multiple ownership of land which
would not allow for a holistic master planned development. Ad hoc
development would then reduce the level of land available for public open
spaces and result in environmental, social, cultural and economic outcomes
which are of lower value to the community.
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4.3  Option 2 — Apply for Resource Consent

Table 2: Evaluation of the costs and benefits of Option 2

Costs

Benefits

Environmental

It is unlikely that a single suite of
resource consent applications
would be issued for development
across the entire site considering
the scale and size of the
development.

The lack of integration between
different resource consents for
particular areas of the site could
result in a lack of cohesion
between the environmental
outcomes for each stage of
development.

Comparable environmental benefits
could be achieved to those
proposed through the PPCR
process, however, it is possible
these benefits may be of lower value
if the resource consent was not
holistic in its approach to developing
the site.

does not support the level of
development proposed by the
PPCR which would lead to
applications being notified
resulting in increased costs
(financial and time) for every stage
of the development.

Social A resource consent process for | There would be social benefits
development of the site may lack a | associated with the increased
holistic cohesive approach to | housing provided by development
development which could result in | created through the resource
lower outcomes for the community | consent process.
in terms of connectivity and public
facilities and amenities.

Cultural Consultation with Iwi through | Cultural Values would need to be
multiple resource consent | considered through the resource
processes could result in greater | consent process, however, there are
cost to Iwi in terms of resourcing to | no greater benefits to cultural values
provide feedback. than through options 3 & 4.

A less holistic approach through
developing the site through
multiple resource consents could
result in lower value cultural
outcomes.
Economic The current planning framework | In  the short-term obtaining a

resource consent for one stage of
development could be more cost
effective, however, the applicant is
committed to a long term holistic
approach to development of the site.

Effectiveness

Applying for resource consent for such a large area of land would be
complex and likely result in inefficient process as the different constraints

are fully considered.
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Efficiency Inefficient use of Council staff time in processing multiple different
resource consent applications for different stages and the potential for a
lack of consistency between different applications for stages.

Risk of acting (or not | There is a risk that if resource consent is sought for development of the

acting if there is land it does not have such high level overarching environmental outcomes
uncertain or due to the complexities of establishing a single resource consent
insufficient application for development of a site with multiple zones and different
information) constraints. Applying for resource consent within the current planning

framework has an uncertain risk of outcome.
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4.4  Option 3 — Await Whakamahere Whakatu Nelson Plan

Table 3: Evaluation of the costs and benefits of Option 3

Costs

Benefits

Environmental

The timeframe and outcome of the
WWNP becoming operative are
outside the control of the
Requestor, in the meantime there
is a cost to the community through
continually rising the housing
prices due to lack of supply.

There is also a cost to the
Requestor as the delay is likely to
increase the environmental costs of
undertaking the development.

The PPCR proposes positive
environmental outcomes which if
delayed could result in a cost to the
environment.

The WWNP will include
objectives, policies and rules
relating to environmental
outcomes which have been
through a wider public
process and reflect the
purpose of the Act.

Social

The WWNP is some years away
from becoming operative and with
a lack of more immediate action to
increase housing supply there are
increase housing costs which
impact on the wellbeing of the
community and potential displace
residence who would prefer to be
located close to Nelson City
Centre.

A shortfall in housing supply affects
community resilience and
wellbeing.

The WWNP will consider
development across the
entire Nelson Region in a
comprehensive manner.

Cultural

It is unclear whether Ilwi would be
afforded the same level of
involvement through the process of
development of the land as the
PCCR proposes.

Council will undertake all
necessary Ilwi consultation
through the Plan Change
process.

Economic

There may be economic costs to
the region associated with the
timeframe for the rezoning and
subsequent development of the
land associated with waiting for the
WWNP to become operative.

For the Requestor there could
be positive economic benefits
as the cost for the WWNP
would be borne by Council.

Effectiveness

urgent attention.

The early indications are that the WWNP would result in comparable
outcomes for use of the site as is proposed by this PPCR, however
the uncertain timeframe for the WWNP result in an ineffective
outcome as the lack of housing supply requires more immediate and
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Efficiency

Due to the uncertainty around timing of the WWNP with Central
Government indicating an overhaul of the RMA which may impact
on the draft WWNP waiting for this outcome would be an inefficient
use of time when housing demand is at a critical level.

Risk of acting (or not
acting if there is uncertain
or insufficient information)

The risk of waiting for the WWNP is that the housing crisis may
worsen, costs for development may escalate and the more
immediate benefits derived from option 4 (PPCR) are reduced.
There are also uncertain levels of information at this stage as to the
manner in which the WWNP will deal with development on the site
and how that development may be completed through the planning
framework within the WWNP.
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4.5 Option 4 — Proposed Plan Change to re-zone land

Table 4: Evaluation of the costs and benefits of Option 4

Costs

Benefits

Environmental

The proposed PPCR will see some
loss of rural productive land,
however, the supporting
Productivity Assessment does not
consider the land to be of high
productive value and so any loss is
not significant.

Increased development would
result in increased traffic effects.
The site is however ideally situated
in close proximity to the City and is
well connected with linkages which
would enable cycle and pedestrian
access to the City Centre thereby
reducing reliance on car travel.

The increased density of
development will result in a change
in the existing landscape values
associated with the site.

Enables a development which
fully takes account of existing
environmental resources,
amenities and constraints to

provide a positive
environmental outcome
through enhanced

biodiversity, esplanade and
riparian management and
water quality.

The Structure Plan has been
specifically  designed to
maintain and enhance
landscape values by
positioning development in a
manner which maintains or
enhances key landscape
features and values.

Social

The development will result in a
change to the environment of those
living closes to the site and there
may be some short-term effects
associated with undertaking the
physical works to facilitate the
development.

The provision of public open
space including reserves,
walkways and linkages will
allow for improved community
recreational opportunities
thereby enhancing the
wellbeing of the community.

The sub-collector road will
provide improved connectivity
and an alternative transport
route.

The range of zoning and
density types will provide for
housing choice to meet the
demands of future
generations as demand for
difference housing typology
has become more varied with
population changes.

Cultural

There are no identified cultural
costs associated with the PPCR.
The applicant has involved Iwi in
the proposal in a manner which
makes efficient use of their
resources. The PPCR approach

The PPCR proposes that Iwi
will be involved throughout
the development process and
this will be enabled through
the  proposed  Schedule
framework.
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provides ongoing positive benefits
rather than costs. Full consideration will be
given to protecting cultural
values associated with the
site including archaeological

areas of importance.

Economic

The economic costs are born by the
developer.

The development will provide
for economic growth for the
City through provision of
additional land for housing
supply at a time when housing
demand is far outstripping
supply and unaffordability is
rising. This has a
consequential effect on the
economic prosperity of the
City as a whole.

The development will be
undertaken over many years,
in stages, and will result in
creation of jobs in a variety of
sectors —  construction,
design, engineering, cultural
and environmental roles.

The development will
increase the Council’s rating
base bringing more revenue
into the Council.

Effectiveness

The PPCR is an effective method of ensuring a holistic development
over the entire site and to positively contribute to housing supply
within Nelson. The PPCR will also effectively enhance the local
environment through provision of open spaces, walkways and
linkages and improved biodiversity which all contribute to
community wellbeing.

The PPCR will also effectively address house price affordability
through increasing supply of housing and providing for higher
density smaller allotments which provide housing choice.

Efficiency

The Structure Plan process is a highly efficient manner of
prescribing the future development and environmental outcomes for
the site in a manner which is clear and avoids ambiguity.

Risk of acting (or not
acting if there is uncertain
or insufficient information)

By not acting (option 1 — status quo) there is a risk that the housing
crisis in the region deepens and the community is adversely effects
through continued increase in the cost of housing and restricted

economic growth.
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4.6 Summary and Conclusions of the Different Options
Option 1
This option relates to the ‘Status Quo’ which involves doing nothing.

There are significantly greater costs associated with this option as it will result in a much
lower density of development which does not have the high levels of positive environmental
benefits associated with option 4 (Plan Change). Furthermore, the status quo option does
not actively contribute to alleviating the housing supply and demand crisis in the region and
does not align with the Nelson Tasman FDS or NPS-UD.

As the site has already been earmarked for future development potential in the FDS and
urgent action is required to address growth demands Option 1 is not considered an
appropriate option to achieve the purpose of the Act as it does not involve sustainable
management of the site.

Option 2

This option relates to applying for resource consent for development of the site. This option
is not an efficient or effective process considering the scale and complexities of the site
would make it unlikely a single suite of resource consents could effectively approve
development over the entire site. A staged approach to resource consent approval is likely
to have higher economic costs both in terms of the physical cost of obtaining consent and in
relation to timing of the development. Likewise, this process would potentially result in a less
cohesive development with poorer environmental outcomes and a higher degree of
uncertainty for surrounding landowners.

Although the PPCR will not override the need for future resource consents for the detailed
subdivision and development on the site the overarching principals proposed through the

Structure Plan will provide the planning framework for a holistic development of the site to
ensure high quality environmental outcomes.

This option is not considered appropriate due to the scale of the development and
complexities involved with developing a large site with multiple zones.

Option 3

This option involves waiting for the draft Whakamahere Whakatt Nelson Plan to become
operative. This option isn’t considered appropriate as there is still a high level of uncertainty
as to the timing and outcome of the WWNP, particularly as central Government has
indicated an overhaul of the RMA.

The Nelson region is in the midst of a housing crisis exacerbated by a shortfall of housing
supply and so timing of development is critical to meet the needs of the community. This
PPCR seeks to actively progress development on the site and as such this option is not
considered appropriate.

Conclusion

Taking into account the full range of costs and benefits associated with options 1-3 it is
considered that Option 4 is the preferred option to meet the purpose of the Act and
provide sustainable development on a site which has already been identified by Council as
suitable for urban expansion and growth.

Option 4 allows for meeting the needs of the community to ensure their economic, social and
cultural wellbeing.

CCKV / BNL - PPCR Updated Section 32 (24 August 2021) Page 57 of 57



5.0 Conclusion

Section 32(1)(a) requires an assessment of ‘the extent to which the objectives of the proposal
being evaluated are the most appropriate way to achieve the purpose of this Act...’

It is considered that the proposed PPCR is an appropriate option to achieve the purpose of
the Act through the following:

Relevance

The PPCR addresses an important resource management issue which relates to the
growth management and land development to provide housing supply within Nelson
and the wider region in accordance with the Future Development Strategy. The PPCR
will enable the relevant objectives of the National Policy Statement for Urban
Development, the Nelson Regional Policy Statement and Nelson Resource
Management Plan to be achieved and therefore enable development which achieves
the purpose of the Act.

Usefulness

The PPCR will provide for the needs of the community by not only providing housing
supply during this period of high growth but also housing diversity in a sustainable
manner. Recreational opportunities and transport linkages will be enhanced,
ecological values will be enhanced, and cultural values respected. The site is located
in close proximity to the City and proposes a sustainable development option which
achieves the purpose of the Act.

Reasonableness

The PPCR is considered to be reasonable as the site has been identified within the
Future Development Strategy as being appropriate for future growth. The PPCR
provides certainty as to how growth within the Nelson region can be achieved in a
manner which is consistent with NPS Urban Development. The PPCR also provides
for diversity of housing choice to meet the needs of the community. The PPCR seeks
to safeguard the life-supporting capacity of air, water, soil and ecosystems through the
new Objective, policies and rules thereby achieving the purpose of the Act.

Achievability

The outcomes of the PPCR can be achieved through the commitment of the applicants
to sustainable development in a manner which is consistent with the Future
Development Strategy, NPS Urban Development and achieves the purpose of the Act.
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