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SUBMISSION ON PLAN CHANGE 7 TO THE SELWYN DISTRICT PLAN - VOLUME
2, RURAL SECTION

UNDER CLAUSE 8 OF THE FIRST SCHEDULE TO THE RESQURCE MANAGEMENT ACT 1991

To:  The General Manager
Selwyn District Council
PO Box 90
Rolleston 7643

Name: Denwood Trustees Ltd
Postal Address: c/- Fiona Aston Consultancy Ltd
PO Box 1435
. Christchurch 8140
Telephone: 03 3828898
Fax: 03 3828858
Email: flona.aston@xtra.co.nz

Our response:-

We oppose all of Plan Change 7 except for the provisions relating to Rolleston and for medium
density housing.

The reasons for our response are outlined below.

1. Background

We own 82,3776 ha on the west side of Springs Road, Lincoln, in the iocation shown on the
map attached as Appendix A. Our land adjoins the existing urban boundary at Lincoln. Lincoin
University is located immediately to the north (zoned Business 3) and land on the opposite side
of Springs Road (the Dairy block) zoned a mix of L1A3, L1, L1A2, L2 and LZ (Deferred) under
PC7. ‘

2. Provisions of Change 1_to Canterbury Regional Policy Statement (Change 1). Lincoin
Structure Plan and PC7 As They Affect Our Land and Environs

Our land is excluded from the Urban Limits (UL) in Change 1, apart from 10.6492 ha which is
the proposed SR7 Greenfield Business Area. The Trust submitted on Change 1 seeking that its
balance land (70ha) be zoned Living, Business, Rural Residential or a mix of these zonings. It
also opposed the requirement for all rural residential to be provided with reticulated services.
ECAN's decision to reject the Trust's submission is subject to appeal by the Trust.

The SR7 area (10.6 ha), hereafter referred to as the Lincoln B2 Zone is zoned Deferred
Business 2 under PC7, and the balance of the Trust land is zoned Rural Outer Plains.

The Trust supports the provision in PC7 for the Lincoln B2 Zone being zoned Business 2
but opposes the Deferred status of the zoning. It seeks that this be removed, and the
land be zoned Business 2. It seeks amendments to the B2 Zone rules as they affect the




the Lincoln B2 Zone as set out in Appendix B and, if ODPs are to retained as part of PC7,
inclusion of the Area 5 ODPs for the proposed B2 and LZ Zones as set out in Appendix C.

A Section 32 Assessment in support of removing the deferred status from the Lincoin B2 Zone
is attached as Appendix D.

The Trust opposes the balance of its land (70ha) being zoned Rural Outer Plains under
PC7.

in terms of PC7, the Trust seeks that its balance 70 ha be either {in order of preference):-

» Rezoned Living Z and included as a greenfield development area able to be
developed immediately; or

+ Rezoned partially Living Z and partially Business 2 and included as a greenfield
development area able to be developed immediately; or

+ Rezoned Living 2 (average allotment size 3000m?) and included as a greenfield
development area able to be developed immediately; or

If ODPs are retained as part of PC7, the Trust seeks that its balance land be included as
part of the ODP Area 5.

The Trust did not submit on the Lincoln Structure Plan because it was not aware of its
existence. it considers consuitation on the Plan was deficient and contrary to the rules of natural
justice.

Déferred Status for Lincoin B2 Zone
The Trust's 10.6 ha B2 Zone is the only B2 Zone at Lincoln (either existing or proposed). There
are no reasons refating to provision of services or infrastructure to justify its deferred status.

Consultation with the Council prior to PC7 being notified indicated that the main concern was
that there was insufficient time to resolve various issues prior to the Council’s proposed date for
notification. 1t is not sound resource management practice to defer zoning in a plan change
simply because the Council has not allocated adequate time to address issues prior to
notification, particularly where the owner of the land in question (in this case Denwood Trustees)
is willing to undertake and fund the necessary work.

The issues raised related to the preliminary noise report by Marshall Day; the fact that formal
consultation had not been undertaken with existing residents located within the B2 Zone (their
had been early discussions about possible industrial zoning but not in relation to the proposed
Area ODP); and the fact that Lincoln University opposed the rezoning. Matters relating to the
University/B2 Zone interface area addressed in the ODP and the Marshall Day report (with
respect to noise). The fact that the University oppose the B2 Zone and ODP because the
Councit requires it to make provision for the future Southern Bypass is a matter to be resolved
between the University and the Council.

The Council also advised that it was not ‘compelled’ to rezone the Trustees 10.6 ha to B2 (as
opposed to creating a deferred zoning) given that Izone (at Rolleston) is to accommodate at
least the first ten years worth of the business iand allocated under Change 1. With respect, this
argument completely overlooks the important fact that Lincoln is a Key Activity Centre under




Change 1, to increase to a population of 12 000, and to become more self sufficient in terms of
employment. The Lincoln B2 Zone is needed now to provide business tand to provide for local
business and employment needs.

3. Purpose of PC7 in giving effect to Change 1 and Lincoln Structure Plan

The purpose of PC7 is to implement Lincoln Structure Plan and Change 1. The Trust was not
adequately consulted on, and does not support the exclusion of its balance 70 ha from the UL
and its exclusion from the areas of Living Z and/or Business 2 zoning.

The Trust considers it is premature to undertake District Plan changes to give effect to Change
t when it is still subject to numerous appeals not yet heard. Those appeals include some which
oppose fundamental aspects of Change 1, including the location of the UL, and the sequencing
and phasing of development, and provisions relating to rural residential development.

4, Rural Quter Plains Zoning of the Balance Trust Land (70 ha)

The Trust strongly opposes retaining the Rural Outer Plains zoning of its balance land (70ha).
The Trust land adjoins Lincoln University which has an academic population of 6000 compared
with the existing Lincoin town population of 2710. The land is ideally sited and suited to provide
a new Greenfield residential area with an ‘academic neighbourhood' character. It is also well
located in relation to the new retail development in Gerald Street (a New World supermarket
which will replace the existing Four Square in the existing town centre).

Research undertaken in relation to preparation of submissions and evidence on PC1
established that there was no robust set of criteria which was used to determine what iand
should be included within or outside the UL, or how any such criteria should be weighted with
regards to their relative importance. lt is therefore very difficult to understand on what grounds
the Trust's land has been excluded from the UL. ECAN’s decision on the Trust's submission is
very brief and is of no real assistance in this regard.

The Trust's land is identified in the Lincoln Structure Plan as not subject to any constraints.
Officers and consuitants involved with the SP have advised that the only real constraint is that
the land is unable to be serviced by gravity for stormwater drainage and wastewater. The
Council have since accepted that on site servicing for stormwater is appropriate for the Lincoln
B2 Zone. With regards to wastewater servicing this a ‘negotiable constraint’ for which there is a
simple technical solution, namely a pumping station. Negotiable constraints (as opposed to
critical constraints) do not, on their own, justify excluding an area from the UL. As is evident
from the various ODPs for Lincoln included as part of PC7, most of the other proposed Lincoln
growth areas will require pumping stations i.e. this constraint equally applies to land that is
proposed to be rezoned for urban purposes.

5, Staging/sequencing of urban development

The staging/sequencing of development is justified in Change 1 as giving effect to Objective 4 —
to ensure rate and location of development is integrated with the provision of strategic
infrastructure and associated funding mechanisms.

However, the s32 assessment for Change 1 does not consider alternative ways of achieving this
objective.eg developer — led funding, alternative temporary infrastructure solutions to enable
development to proceed in the short term prior to major infrastructure upgrades. When




landholding costs are taken into account, these options are often a far more sustainable method
of enabling urban development. They also enable development to proceed, providing capital
contributions to the ‘long term’ solution and assisting with its funding.

i the case of the Trust's land, engineering advice for the Trust is that it is feasible to implement
a temporary community wastewater system to service residential or business development of its
land until such time as connections to the upgraded Rolleston Pines Wastewater Treatment
Pian are available. This would be at no economic cost to the community at large, in that the
capital cost, operation, management and maintenance and decommissioning cost would be
covered by the developer. The temporary system will be designed based upon the end use i.e.
as part of the integrated wastewater system for Lincoln, and required to connect to the same at
no cost to the Council, when those connections are available. The comparatively large fand
area involved enables such a temporary community system to be established in an economic
manner. The developers will still be required to provide capital contributions to the ultimate
Council integrated system, and wil} thus provide funding for that ultimate system, reducing the
Council's risk in expending significant monies on upgrades prior to development proceeding and
receiving any return on the investment.

With.respect to low density residential development of the Trust's land, Bairy Fairburn’s advice
is that on site disposal of wastewater is entirely feasible and will not generate any adverse
effects on the environment. Attached as Appendix E is a memo from Barry Fairburn which
establishes that there is an appropriate method of treatment and effluent disposal for a wide
range of soil types, from free draining soils to very poorly drained soils, and that a minimum ot
size of 2500m? is appropriate for any soil type.

The Trusts seeks removal from PC7 of the provisions for phasing of development,

If phasing is retained in PC7, the Trust seeks that all of its land (80ha) be zoned for
immediate development (ie. not deferred).

It is essential that the Council is willing to be ‘open minded’ in its consideration of alternative
servicing options which will not compromise its long term strategic growth objectives but will
enable development to proceed in accordance with market demand and the ‘enabling’ intent of
the Resource Management Act 1991.

If phasing is retained in PC7, then the Trust seeks more flexibility for amending phasing
where sustainable management of physical and natural resources will still be achieved,
by way of a restricted discretionary resource consent application (or similar).

In these circumstances, the Trust seeks amendments to the proposed policies and rules,
addition of a new policy and rule (or similar), and any consequential amendments, as
fallows:-

Amend Policy B4.3.7 as follows:-

Policy B4.3.7
Each Cutline Development Plan shall include:

(vi) Set out the staging and coordination of subdivision and development in line with the
staging shown on the Pianning Maps, except where it can be demonstrated that the rate
and location of development can be integrated with the provision of infrastructure and




associated funding mechanisms by a different method to that which forms the basis for
the applicable development staging provisions in the District Plan and Plan Change 1 to
the Canterbury Regional Policy Statement.

Amend Policy B4.3.8 as follows:-

Policy B4.3.8
Except as provided for in Policy B4.3.9, ensure that the staging of any Greenfield urban
growth area shown on the Planning Maps occurs as follows:-

Add Policy B4.3.9 as follows:-

Policy B4.3.9
Enable development to proceed ahead of the phasing requirements set out in Policy

B4.3.8 and as shown on the Planning Maps and Appendices in circumstances where it
can be demonstrated that the rate and location of development can be integrated with the
provision of infrastructure and associated funding mechanisms by a different method to
that which forms the basis for the applicable development phasing provisions in the
District Plan and Change 1 to the Canterbury Regional Policy Statement.

This policy is intended to provide for some flexibility in the staging of development, in
accordance with the enabling provisions of the Resource Management Act 1991, It
recognizes that there may be a number of ways of providing for and funding
infrastructure requirements, including developer-funded upgrades (fo be subsequently
recovered from the Council where the upgrades have wider public benefits), and
temporary solutions which generate capital contributions to the Council upgrades
programmed for a later date. Such flexibility will help ensure a continuous supply of
residential sections in accordance with market demand, and avoid the potential for a few
landowners allocated to ‘early stages’ ‘monopolising’ the development process.

Amend Explanation and Reasons of Policy 4.3.9 (renumbered 4.3.10) to read as follows:-

...it is nonetheless recognized that through the detaiied preparation of subdivision
consent applications or asset design processes there is the potential for alternative
soluations or routes to be development that still achieve the outcomes sought in the
ODPs than the broad land use pattern shown on the ODP. When assessing applications
for development that is not in accordance with an ODP, it is anticipated that such
applications will only be granted where they are able to demonstrate that the proposed
development still achieves the key principles and outcomes sought in the ODP that the
layout shown in the ODP.

Amend Policy B4.3.50 as follows:-

Except as provided for in Policy B4.3.9, ensure that new Greenfield urban growth only
occurs within the Outline Development Plan areas identified on the Planning Maps and in
accordance with the staging set out in Policy B4.3.8.

Amend Subdivision Rule 12.1,8.5 as foliows:-
Restricted Discretionary Activities — Subdivision — General




The following activity shall be a restricted discretionary activity:-

o Any subdivision in a Living Z Zone covered by an operative Outline Development
Plan within the District Plan that is not in general accordance with that Outline
Development Plan and/or the Planning Maps including in relation to phasing.

The exercise of discretion shall be restricted to the matters set out below:-

« With regard to the matters listed in Policy B4.3.7, whether the proposed
amendments (e.g. alternative routes, staging, infrastructure methods) will enable
development to proceed without compromising the long term outcomes sought in
the ODPs; andfor where it can be shown that the proposed amendments better
achieve the overall purpose of the ODPs of achieving integrated high quality
urban development based on best practice urban design principles.

« Appropriate mechanisms (funding, covenants, consent notices on titles etc) to
assist with achieving the above outcomes.

B. Qutline Development Plans

General

The requirements of Policy B4.3.56 for the form of ODPs for each ODP area are too
restrictive and should be deleted or amended as outlined below. The infrastructure
proposals included in the Lincoln Structure Plan have not been sufficientiy researched to
become statutory requirements, as part of PC7. It is only at the subdivision stage that the most
appropriate layouts, methods of servicing etc are fully researched, at considerable cost.

If the provision for ODPs in PC7 is retained, then the Trust supports Policy 4.3.9 (page
48} and Rule 12.1.6.5 (page 98), but in an amended form (or similar) as outlined above. It
considers these provisions at least provide some much needed fiexibility to enable
consideration of development proposals not in accordance with an approved ODP which
still achieve sustainable management of natural and physical resources.

QDP Area 5— B2 Zone

The Trust seeks that the Deferred status be removed from the Lincoln proposed B2 Zone
at Springs Road; and that the ODP Area § — Lincoln B2 Zone as attached as Appendix C
be included as part of PC7; and the amended B2 rules as they apply to the B2 Zone at
Lincoln as attached as Appendix B be included as part of PC7. Two alternative ODPs are
included in Appendix C, with the preference for Option 1 which does not show the
potential Southern Bypass. The amended B2 Zone rules for Lincoln are considered
appropriate in terms of the requirements of Part 2 of the Act, in particular to avoid or
mitigate any potential environmental effects on adjoining zones. Also attached as
Appendix D is a $32 assessment in support of the removal of deferred status, the Area &
ODP and the amended B2 rules for the Lincoln B2 Zone. This includes a noise report
from Marshall Day Acoustics explaining the reasoning for the proposed noise rules.

ODP Area 5~ LZ Zone

The Trust further seeks that the balance of the Trust land be rezoned LZ; and the ODP
Area § —Lincoln LZ Zone as attached as Appendix C be included as part of PC7. Two
alternative ODPs are included, with the preference for Option 1 which does not shown
the potential Southern Bypass.




As an alternative to the above, the above Area 5§ ODPs could be amended to provide for a
larger B2 Zone south of the proposed B2 Zone, as shown on the plan attached as
Appendix F. The Trustees seek this alternative in the event that it is preferred by the
Council.

It should be noted that the 10.6 ha proposed B2 Zone is the only such zone proposed at
Lincoln, even though the township is allocated for growth fo a population of approximately 12
000. This is the approximate size of Rangiora, which has a much larger area of business zoning
to support the needs of the town.

Southern Bypass

As part of preparation of the above ODPs, consulfation has been undertaken with
representatives for Lincoln University. Lincoln University strongly opposes the Southern Bypass
route as shown in the Lincoln Structure Plan where it passes through their land. It opposes the
Lincoln Area 5 ODPs if they show the Southern Bypass, because this is further confirming the
position of the Bypass as linking with the University land.

It is understood that the Southern Bypass is a long term project, that the Council has not
allocated any funding fo either investigate its feasibility, or for construction, and that is highly
unlikely to meet cost:benefit analysis requirements in terms of being economically feasible.
There are also potential routes e.g. utilizing Collins Road to the south, which have not been
investigated.

The Trustees consider that in the circumstances it would be far more appropriate that the Area
QDPs did not include the Southern Bypass route given the high level of uncertainty surrounding
the feasibility or location of this route.

7. Section 32 Assessment

The Section 32 Analysis is inadequate and incomplete. it is flawed because its starting point is
the objectives and policies of Change 1, which are not yet operative. The fundamental basis of
the change to a ‘community led/strategic’ approach to urban growth is not addressed because it
is assumed that the Change 1 is the only and correct approach. Given the extent of appeals on
Change 1, this assumption is inappropriate. The $32 assessment should have considered these
‘fundamental’ questions. It should also have provided justification for the location of the new
growth areas, and proposed phasing.

The alternative options assessed by PC7 focus on alternative methods for providing for medium
density housing, which is only one part of the scope of PC7.

The options do not include incorporating within PC7 greater flexibility in terms of the form and
timing of development (form of ODPs, phasing etc) which still achieves high quality integrated
development. The amendments we seek to PC7 seek to remedy this major flaw with PC7, in
the event the overall ‘community led” approach is continued to be pursued by the Council.

Given the extent and breadth of appeals on Change 1, this assumption is inappropriate. The
s32 assessment should have considered these ‘fundamental’ questions. If should also have
provided justification for the location of the new growth areas, and proposed phasing.




The options do not include zoning the Lincoln B2 Zone now, rather than giving it deferred status;
inclusion of the Trust’s balance land (70 ha) within the urban limits at Lincoln (as either
greenfield residential or business or both) or for rural residential purposes; or including more
land in the UL than is required to meet the Change 1 population growth targets in circumstances
where there such land is equally suitable for urban purposes. This approach has been adopted
for the UL at Rangiora, although this is not specifically acknowledged in C1 (excess capacity
has been included for East Rangiora). 1t provides for greater choice and more competition, thus
helping stabilize urban land prices, and avoids a restriction in the land supply where owners of
aliocated land choose not to develop for potentially a variety of reasons.

8. Urban Development Strategy Memorandum of Understanding

Selwyn District Council is a partner to the Urban Development Strategy (UDS). The Lincoln
Structure Plan and PC7 are intended to give effect to the UDS, which is being implemented in a
statutory sense through C1. ECAN has accepted that it is inappropriate for its own councillors
to hear submissions on PC1, because, as signatories to the UDS MoU, they cannot be objective
and impartial in their consideration of PC1. The matter would be pre-determined. The same
applies to Selwyn District Council councillors with respect to PC7. It is essential on grounds of
natural justice that independent commissioners are appointed to hear submissions and
further submissions on PC7.

The Trust seeks the various amendmentsioutcomes set out above in bold and/or any
other changes or amendments, including consequentlal amendments, to PC7 which give
effect to the intent of our submission.

8, Conflict of Interest

The Council should appoint independent commissioners to hear submissions and
further submissions by Denwood Trustees on PC7 for a further equally important
reasons - because they have a conflict of interest, as owners of the Rolleston Izone
Industrial Area.

The Trust does desire to be heard in support of its submission.

if others are making a submission, the Trust would consider presenting a joint case with
them at a hearing.
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Appendix B:

Proposed Changes to B2 Zone Rules
for Lincoln ODP Area 5




BUSINESS 2 ZONE LINCOLN (SPRINGS ROAD):
PROPOSED DISTRICT PLAN AMENDMENTS

EXPLANATION OF AMENDMENTS:

Plan Change 7 includes re-zoning 10.6 ha of land on the southwest boundary of the existing
Lincoin Township from Rural Quter Plains to Business 2.

in addition, some additional rules specific to the prbposed Springs Road Lincoln B2 Zone, and
an Outline Development Plan. These amendments (including an explanation of their purpose
and intent) are summarized below.

Rules'

Some additional rules specific to the Lincoln (Springs Road) B2 Zone are proposed, which
reflect a number of factors as follows:-

Size — the size of the B2 Zone is relatively small (10.6 ha compared with over 140 ha for
the proposed extended izone at Rolleston) and therefore the distances to the Zone
boundaries and neighbouring fand uses are not substantial (approximately 300m or

" less). Given the small size (and location some distance from major strategic

transportation routes), it is not envisaged that the Lincoln B2 Zone will be desirable or
generally suitable for heavy industry or large regionally based (as opposed to more
local) operations. Accordingly, a greater range of industries are discretionary or
restricted discretionary compared with most other B2 zones in the District.

Location — the B2 Zone adjoins a proposed Living Zone to the east (but with separation
provided by Springs Road) and Lincoln University research farms on the northern
boundary. Land to the west and south is zoned Rural CQuter Plains. Boundary controls
(including setbacks, landscaping requirements and noise standards) seek to ensure a
high standard of amenity at the Zone boundaries, consistent with the amenity outcomes

- sought by the District Plan for the adjoining zones.

An appropriate standard of amenity within the B2 Zone is ensured by the requirement for
street tree planting, and building facades facing the Zone boundary, including roofs, to
be of low reflectivity, addresses this concern.

The requirements of PC1 to the Regional Policy Statement and PC7 for Outline
Development Plans to be prepared for greenfields area and for development to be in

_ accordance with those ODPs.

Consistency with other District Plan B2 Zone provisions. In particular, in preparing the
specific provisions, regard has been given to the provisions applying at Rolleston Izone,




3. Add after 1°' sentence the following:-

The B2 Zone at Springston Road, Lincoin is identified as required in the Lincoln Structure Plan
{May 2008} and in Plan Change 1 to the Canterbury Regional Policy Statement {which
implements the Greater Christchurch Urban Development Strateqy).

AMENDMENTS TO PART C — RULES:
Amendment 4 - 13 Business Zone Rules, 13.1 Status of Activities
4. Add new Rules 13.1.5 and 13.1.6 as follows:-

Restricted Discretionary Activities — Status of Activities

13.1.5 The following shall be restricted discretionary activities in the Business 2 Zone at
Lincoln as shown on the Lincoln Area 5 B2 Zone Outline Development Plan at
Appendix x:

(a) Meat processing

{b) Cement manufacture

(c) Hot mix, asphalt paving manufacture

{d) Glass or fibreglass manufacture

{(e) Foundry processes, e!ectrqplatinq works, melting of metal, steel
manufacture and galvanizing

) Natural gas, oil or petroleum distillation or refining

(@ Manufacture of hardboard, chipboard or particle board

{h) Timber treatment

(i} Thermal power generation

{ Any other industry using the combustion of coal, wood or any other bio-
mass for space heating or as a source of energy

13.1.6 Under Rule 13.1.5 the Council shall restrict the exercise of its discretion to:-
13.1.5.1 The conditions for permitted activities under Rules 14 to 23.
13.1.5.2 Any potential nuisance effects arising from dust, odour, smoke

and noise,

7. Re-number Rules 13.1.5 — 13.1.10 accordingly.




8. Add ‘Reasons for Rules’ at end of Rule 13.1 Siatus of Activities as follows:-

A wider range of potentially noxious industries are listed as restricted discretionary or
discretionary in the Lincoln Business 2 Zone than in other District B2 Zones, given its relatively
small.size {in particular in_comparison to Rolleston {zone) and its location neighbouring Living
and Business 3 Zones to the east and north respectively.

Amendment 5 — 16 Business Zone Rules - Buildings, Rule 16.1 Buildings and
Landscaping

Permitted Activities — Buildings & Landscaping
9. Add new Rule 16.1.6 as foliows:-

16.1.6 Any principal building in the B2 Zone at Lincoln as shown on the Lincoln Area 5
B2 Zone Qutline Development Plan at Appendix A, if the following standards are
met:

16.1.6.1 A landscape strip of at [east 5m width along the Springs Read
frontage of every site, comprising 1 evergreen tree for every 5m of
the_road frontage, capable of growing to a feast 15m_height at
maturity. '

16.1.6.2 A landscape strip of at least 3m width along all other boundaries
of the Lincoln Area § Qutline Development Flan (‘ODP") Area at
Appendix x, comprising 1 tree for every 10m of the internal QDP
Area boundaries, capable of growing to a least 10m_height at
maturity, with spacing of no less than 5m and no greater than
15m,

16.1.6.4 The landscaping planted shall be maintained, and if dead,
diseased or damaged, shall be removed and replaced.

10. Re-number Rules 16.1.6-16.1.7 accordingly.
Discretionary Activities — Buildings & Landscaping
11. Amend Rule 16.1.6 as follows:-

16.1.78 Any principal building which does not comply with Rule 16.1.1_or 16.1.8 shall be
a discretionary activity.

Amendment 6 — 16 Business Zone Rules — Buildings, Rule 16.7 Buildings and Building
Position

Setbacks from Boundaries

12. Amend Rule 16.7.2.3 as follows:-




16.7.2.3 Business 2 Zone (excluding area at Rolleston that is depicted on the Outline
Development Plan at Appendix 22 and 32 and that part which is depicted on the
Landscape Development Plan at Appendix 28; and excluding the B2 Zone at
Lincoln as shown on the Lincoln Area 5 B2 Zone Outline Development Plan at

Appendix x,
13. Add new Rule 16.7.2.9 as follows:-

16.7.2.9 B2 Zone at Lincoln as shown on the Lincoln Area 5 B2 Zone Outline
Development Plan at Appendix x:-

- Springs Road Boundary: 5 metres

- Internal Boundaries: 3 metres {(only along the common boundaries with a
Rural Zone or Business 3 Zone)

14. Amend Rule 16.7.5 as follows:-
Discretionary Activities

16.7.5 Any activity which does not comply with Rules 16.7.1.2 ~ 16.7.2.98 shall be a
restricted discretionary activity.

Amendment 7 —- 16 Business Zone Rules - Buildings
15. Add new Rule 16.9 as follows:

16.9 Buildings and Reflectivity

Permitted Activities — Buildings and Reflectivity

16.9.1 In the B2 Zone at Lincoln as_shown on the Lincoln Area 5 B2 Zone Outline
‘ Development Plan at Appendix x, the erection of any principal buitding shali be a
permitted activity if the reflectivity of the building facades, including roofs. facing

the any Zone boundary does not exceed 35%.

Reétricted Discretionary Activities — Building and Reflectivity

16.9.2 Any building not complying with Rule 16.9.1 shall be a restricted discretionary
activity.

16.9.3 The Council shall restrict the exercise of its discretion to consideration of -
[ The design and siting of the building, including height. sizefscale, external

finish, colour and reflectance value;




° Alternative proposed methods and/or mitigating factors which will serve to
reduce the visual dominance of the building as_viewed from adjoining zones

and/or public areas,

Amendment 8 - 16 Business Zone Rules — Buildings, Reasons for Rules
Landscaping
15. Add additional paragraph as follows:

For the B2 Zone at Lincoln, landscaping strips along the Springs Road frontage and internal
Zone boundaries are required to ensure that appropriate levels of amenity are achieved along
the Zone boundaries. Along the Springs Road frontage, higher density planting is required to
enable effective screening of buildings and to avoid building domination, thus ensuring a high
amenity outlook for dwellings on_the opposite side of the road {in _combination with the
landscaping reguired for the Springs Road frontage of this Living Zone, as shown on the Lincoln
Area 1 Outline Development Plan at Appendix x). Along the internal Lincoln B2 Zone
boundaries, the objective is to achieve consistency of substantial planting throughout the full
length of these boundaries, to reduce building domination and to soften the presence of

buildings.

Building Position

16. Add additional paragraph as penultimate paragraph as follows:

For_the B2 Zone at Lincoln, appropriate building setbacks apply aiong all of the Zone
boundaries. There are intended to provide sufficient space to establish landscaping, and in
particular large trees; to_avoid or reduce building domination: and to provide along the Springs
Road frontage higher density planting so as to enable effective screening of buildings.

17. Add at the end of Reasons for Rules the following additional Reason for Rules:

Building Reflectivity

For the B2 Zone at Lincoln, control over the reflectivity of building facades, including roofs,
facing the Zone boundaries is intended to reduce the visual effects of building domination and to
avoid the adverse effects of glare. Inclusion of roofs will help protect the outlook from possibie
future higher buildings in the adjoining B3 Zone {(which has a maximum height limit of 30m).

Amendment 9 - 22 Business Zone Rules — Activities, 22.4 Activities and Noise

18.  Add atend of Rule 22.4.1.5 as follows:




22.4.1.5 Except that in the case of the Lincoln B2 Zone, noise shall be assessed at the
Rural Zone/B2 Zone boundary not at the notional boundary of any dwelling.

18.  Add new Rule 22.4.3 and amend subsequent rule numbering accordingly.

Cohtro!led Activities — Activities and Noise

22.4.3 In the case of the Lincoln B2 Zone, any industrial activity sited within 150m of an
adjoining B3 or Living Zone and meeting the noise standards set out in Rules
22.4.1.4-5, shall be a controlled_activity with respect to noise. No affected party
approvals will be required for such resource consents. Applicants shall submit a
noise assessment from a guality noise consultant (where necessary) to establish
proposed method(s) to meet the applicable noise standard in Rules 22.4.1.4-5.

Amendment 10 — 22 Business Zones — Activities, Rule 22.7 Activities and the Qutdoor
Storage of Materials and Goods

19. Amend Rule 22.7.1 as follows;
Screening and Dust

22.7.1 Except within the Lincoin B2 Zone boundary building setback areas required under Rule
16,7.2.8, where no outdoor storage is permitted, t+he outdoor storage of any materials
or goods shall be a permitted activity if the following conditions are met....

Amendment 11 - 22 Business Zones — Activities, Reasons for Rules
20. ° Amend the second sentence of paragraph 4 under ‘Noise’ as follows:

Controlied activity status for proposed industrial activities in the Lincoln B2 Zone located
close to_adjoining Living and/or B3 Zones will ensure assessment of the appropriate
method(s) to meet the noise standard in advance of the industry establishing on site.

21.  Amend the first sentence of the last paragraph of Reasons for Rules ‘Outdoor Storage’
as follows:

However, except for the B2 Zone at Lincoln ‘(Springs Road), for the Business 2 Zone, the
Councit believes that screening of storage areas is required only on sites located along
Strategic Roads, Arterial Roads and where they are opposite a Living zone.

22, Add additional paragraph under ‘Outdoor Storage’ as follows:

Within the Lincoln Business 2 Zone, nc cutdoor storage is permitted within the required
Zone boundary setbacks in order to ensure high levels of amenity are achieved along
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the Zone boundary, and because this area is required for landscaping purposes (see
Reasons for Rules, Landscaping).

Amendment 12 - 24 Business Zones — Subdivision
23. . Add after Rule 24.1.3.18 (Rolleston) the following:-
Lincoln

24.1.3.19 In the Business 2 Zone at Lincoln (Springs Road) as shown on the Lincoln Area
5 B2 Zone Outline Development Plan at Appendix x, the following street
plantings shall be planted in the secondary roads prior to vesting of the roads in
the Council:

- a planting strip of 2 metres down both sides of the road.

- the landscaping shall consist of only those species listed in Group A, Appendix
21, There shail be a minimum of two trees for every 10 metres of road frontage.

24.  Amend Appendix 21 as follows;-
APPENDIX 21 |

PLANTING REQUIREMENTS FOR BUSINESS 2 ZONE (APPENDIX 22) AT ROLLESTON
AND FOR STREET TREES FOR BUSINESS 2 ZONE AT SPRINGS ROAD LINCOLN

AMENDMENTS TO PART E — APPENDICES
Amendment 13 — Appendices

25.  Add as Appendix x Lincoln Area 5 B2 Zone Outline Development Plan as attached as
Attachment A
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Appendix C:

Outline Development Plans — Area 5 Lincoln
(B2 and L.Z Zones)
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Appendix D

Section 32 Assessment for Lincoln B2 Zone
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Appendix E:

Barry Fairburn (Consulting Engineer) Memo re
On site Wasterwater Systems
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MEMO

From: Barry Fairburn
To: Fiona Aston

Subject: Plan Change 1: Additional information on on-site effluent disposal for the
Denwood Rural Land

Date: 30 April 2009

a. The soil types available for effluent disposal on individual lots are likely
to vary across such a large area of land. They will range from poorly
drained silts and clays to free draining gravels (below the surface soils).

b. ‘The methods of wastewater treatment and cffluent disposal will be
governed by the soil types.

c. Where there is access to freely draining gravels, a simple multi-chambered
septic tank provides the treatment from which effluent is pumped to a
disposal trench (which contains a special sand filter layer for further
treatment). The effluent is then discharged to the gravels below the trench.

d. Where the soils are not free draining gravels, the most common form of
treatment is through an aerated wastewater treatment plant (such as an
Oasis Clearwater system) from which the effluent is pumped to a drip-line
irrigation system (small-bore tubes laid within the topsoil layer), from
which effluent is dripped slowly into the ground.

e. Thus, there is an appropriate method of treatment and effluent disposal for
a wide range of soil types, from free draining gravels to very poorly
drained soils. The big difference between them is the size of the effluent
disposal area that is required: The poorer the drainage the bigger the area.

£ TIn New Zealand, the methods of treatment and effluent disposal are
specified in AS/NZS 1547: 2000: On-Site Domestic Wastewater
Management. | have attached Table 4.2A4, which shows the different
effluent irrigation rates for a drip-line irrigation system for different soil
drainage classes. Essentially, for a typical discharge of 1 m® per dazy, you
would need an area of 350 m? for a rapidly drained soil and 500 m” for a
very poorly drained soil.

g. I have spoken to Chris Kortegast, who is a senior manager with Oasis
Clearwater. He advised me that a minimum ot size of 2500 m” is




appropriate for any soil type. He accepts that planning documents may be
more conservative than that.

Barry Fairburn
- 30.04.09.
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Appendix F:

Alternative Zoning for Denwood Trustees Land
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Appendix G:

Noise Report
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1.0 INTRODUCTION

Marshall Day Acoustics has been engaged to provide a noise assessment to accompany
an Qutline Development Plan (ODP) for Area 5 within Plan Change 7 of the Selwyn
District Plan.

The land is currently a paddock in private ownership zoned Outer Plains, Rural within
the Selwyn District Plan. The Plan Change would rezone the land as Business 2.

This report considers the effect that rezoning would have on surrounding properties,
and proposes rules to ensure that businesses establishing on the site will comply with
relevant noise rules.

2.0 SUMMARY OF FINDINGS

The existing Selwyn District noise standards provide appropriate protection to
surrounding zones should the site be rezoned B2.

A slightly more stringent noise rule could be argued for the boundary common to
Lincoln University, but this would need to be coupled with an acceptance by the
University that their ability to produce noise should also be controlled. On balance, we
recommend application of existing District Plan noise rules for the site.

To ensure the businesses establishing on the site comply with relevant noise rules, we
have proposed that any industrial activity within 150 metres of the B3 and Living Zone
boundaries should be a controlled activity—requiring advance assessment of noise from
the activity.

3,0 EXISTING NOISE ENVIRONMENT

We have not conducted any assessment of existing noise levels in the area. Our
assessment is confined to consideration of the level of amenity anticipated under the
District Plan, and any changes in that amenity that would result from the proposed
rezoning.

4.0 SELWYN DISTRICT PLAN

The Selwyn District Plan Business 2 Zone naise rules are contained in the Town Volume,
Sections 22.4.1.4 (noise to other Business zones} and 22.4.1.5 {noise to Living and Rural
zones) of the Plan. Activities within the Rural Zone are controlled by Rural Volume
Section 9.16.1. These rules are summarised in Table 1.

The rules which apply to this area based on existing and proposed zoning can be
summarised as shown in Table 1:

Nate: This document moy be reproduced fn full but not in port without the written consent of Murshaﬁ Day Acoustics Limited
p 002 r01 2009574 lincoln orea’ rezoning noise.doc Poge 2 of 6




MARSHALL DAY ’6’1

Acoustics

Table 1: Permitted District Plan Noise Limits

Daytime Night-time
. . B B
Zone Producing Noise 9B L, dBLe, dBL, dB L .
1} X 0
Ruraf
At any living zone boundary 55 85 40 70
At any notional boundary in a rural zone 60 85 45 70
At the notional boundary of any classreom in
the Business 3 (University) zone 60 85 45 70
Business 3 {University)
At any notional boundary in a rural zone 55 85 40 70
At a Business 2 zone No restriction
Business 2
At any living zone 55 85 40 70
At any notional boundary in a rural zone 55 85 40 70
At the boundary of the Business 3 (University) 6c g5 45 20
zone
At any other site in the Business 2 zane No restriction

The effect of the proposed zone change would therefore result in the following
changes;

» No change to allowable noise [evels in the surrounding living zones.

o The allowable level of noise generated by activities in the proposed B2 Zone at
properties in the Rural Zone, would reduce by 5 dB compared with the permitted
level under the current Rural zoning.

« The current restriction on noise that the University can produce at its southern
boundary would no longer apply—there would be no fimit on noise at this location.

e Noise from the rezoned land would have to comply with a 65 dBA daytime limit at
the University site boundary, compared to the current 60 dBA limit at the notionof
baundary of any classroom which applies under the current Rural zoning. Given the
large setback distances of existing classrooms from this common boundary, the
change to B2 zoning would provide better protection for the University than they
currently receive.

In summary, the permitted level of noise at surrounding properties would remain the

same or reduce slightly. Hence, we conciude that the acoustic amenity on surrounding
properties will continue to be in line with that anticipated in the District Plan.

Note: This document may be reproduced in full but not in part withaut the wn‘ttén consent of Marshall Day Acoustics Limited
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5.0 NOISE EMISSIONS

As a guide, Table 2 gives noise levels can typically be achieved from industrial sites
with standard good noise control practice for all elements of an activity.

Table 2: Typical noise levels from industrial sites.

Noise level at boundary

Industry Examples @B L,
Light Warehouse/storage facilities 55 - 60
Medium Light workshop facilities, bulk retail 60 - 65
Heavy Manufacturing, heavy englneering 70-75

Whilst these levels are very generic, both medium and heavy industries tend to produce
noise levels higher than the relevant limits for a Business 2 interface with a Rural or
Residential Zone. However, heavy industry typically includes significant heavy vehicle
use, and therefore demands large sites. Given the relatively small size of the proposed
industrial zone and the proposed internal roading layout, we believe it is unlikely that
heavy industry would choose to establish here. We also understand that this site is
unlikely to be attractive for large scale industry, or industry serving other than a local
catchment, because of its location remote from strategic transport routes—unlike
Rolleston for example.

Light industry typically produces noise only marginaliy above the Living{Rural
Residential daytime noise limit. Night-time noise is generally of o concern because
very few "noisy" commercial activities operate at night. Only minor mitigation will be
required to ensure compliance with the daytime noise rules.

Despite the generic noise levels given above, there are a number of "industrial”
activities which produce very little noise, andfor produce noise which is well controlled
within buildings if site layout is considered with respect to noise control. As an
example, warehousing often only involves the use of forklifts and trucks. If the
warehouse is constructed along the zone or site boundary, noisy activities are
acoustically screened, giving simple compliance with daytime noise rules. The same
warehouse can offen achieve night-time noise rules if loading and unloading activities
are undertaken within the warehouse building.

On this basis, we consider it essential that noise is assessed prior *o construction of any
industrial activity within say 150 metres of the Business 3 and Living Zone boundaries.
This would ensure that site layout and operational procedures are developed with noise
contro! in mind, avoiding the problems that would arise if an activity established on
site and was then found to be exceeding the noise rules.

To achieve this, we recommend that any industrial activity within 150 metres of the
Business 3 and Living Zone boundaries should be a controlled activity with respect to
noise, with no requirement for affected party approval. Such a control will not prevent
activities from obtaining resource consents, merely ensure that noise is properly
assessed in advance. '

Note: This document may be repraduced in full but not in part without the written consent of Marshall Doy Acoustics Limited
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5.1 Specific consideration of this site

We believe that there are two important issues to address on this site;

5.1.1 Zone boundary Noise Rule

As noted in Table 1, the District Plan noise limit at the Rural zone interface applies at
the notional boundary of any dwelling. Whilst this is appropriate for specific consent
applications, we believe it is inadequate as part of this zone change. Firstly, a notional
boundary limit does not provide sufficient protection to the undeveloped land
surrounding the zone, which could be rezoned for other purposes at some future stage
given its close proximity to Lincoln. Secondly, many businesses in the B2 zone could
each contribute to noise at one dwelling, resulting in a higher overall noise leve| than
anticipated. Thirdly, measuring compliance, and/or proving non-compliance can be
extremely difficult when the notional boundary is some distance from the industrial
site.

For these reasons, we recommend that an exception is created to the existing Plan
noise rules requiring compliance with the rural noise rule at the B2 zone boundary
bordering the rural zone, rather than the existing notional boundary rule. in our view,
this is achievable by the types of industry anticipated in this area, yet at the same time,
it provides greater protection for surrounding land owners.

5.1.2 University Land

The University are concerned that a B2 zone adjoining their site will restrict their
ability to develop their land in future.

As already noted, activities on the existing rural land are permitted to produce a noise
level of 60 dBA at the notional boundary of any classroom. Under the B2 zone rules,
this would change to being 65 dBA at the zone interface. Given that existing
classrooms are a considerable distance from the interface, the B2 zone rules are more
onerous. However, we acknowledge that B2 activities are more likely to produce noise
on an ongoing basis than rural activities.

With a B2 zone in place, there will be no restriction on how much noise the University
can make at the interface with the proposed B2 zone. At the same interface tocation,
activities within the proposed B2 zone will be limited to 65 dBA. If the University
wishes to retain the right to have no limit on how much noise they produce, we cannot
see any justification for the B2 zone being restricted any further than the District Plan
envisages.

{f the University wants to limit noise on the southern part of their site to altow for
future classrooms or similar noise sensitive activity, then they cannot at the same time
expect to produce high levels of noise at the same location.

5.1.3 Living Zone Land

Taking into account the proposed B2 zone setback, road reserve and Living zone
landscaping reserve there is sufficient room that the majority of light industries could
be expected to establish in the proposed B2 zone with appropriate prior consideration
of noise control. The application of Controlled Activity status along this boundary

Note: This document may be reproduced in full but ot jin port without the vwritten consent of Marshall Day Acoustics limited
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interface will ensure that such consideration occurs and will give certainty for al
parties that an appropriate level of nojse control will be achieved, In some cases the
assessment process may highlight activities that are unable to economically achieve
the Living Zone noise rules, which js a better scenario than establishing an activity
which then proves to be unable to comply.

6.0 TRAFFIC NOISE

In common with all District Plans, the Selwyn District Plan excludes traffic nojse on
roads from the noise rules. This exception accounts for both the fact that everyone
uses roads as an essential part of life, and also that it would be difficult to enforce any
limit where the noise producer couid not be clearly identified {noise from roads is due
to a large number of different vehicles). However, when assessing the effect of
rezoning this site, the potential increase in noise dye to vehicles travelling to and from
the site should be considered,

We understand that the proposed rezaning will result in additional traffic including a
relatively high proportion of heavy commercial vehicles, This will cause a
corresponding increase in traffic noise levels on surrounding roads.

Any noise effects due to this increased traffic will be most noticeable to existing
residentiat and educational activities to the north of the site on Springs Road. We

Note: This document moy be reproduced in fuff but not in Partwithout the viritten consent of Marshali Day Acoustics Limited
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