
 Land Information Memorandum 
   

  
  
Application 

Vicky Coulter Number: L260545 
63 Stratford Drive Application Date: 07/07/2026 
RD 3   
Cromwell 9383   
  0274794840 
Vicky Coulter Email: vicky.c@arizto.co.nz 

 
Property 

Valuation Number: 2842184832 
Location: 63 Stratford Drive, Pisa Moorings 9383 
Legal Description: LOT 24 DP 520912 
Owner: Coulter Vicky Anne & Coulter James Peter 
Area (hectares): 0.0979 

 
Rates 

Government Valuation 
Land: $ 430,000 
Capital Value: $ 630,000 
Improvements: $ 200,000 
Current Rates Year 2026 to 2027 
 
Rating Amount 
Annual Rates: $ 0.00 
Current Instalment: $ 0.00 
Next Instalment Due:  20/08/26 
Current Balance: $ 0.00 
Water Balance (if any): $ 8.00- 
 
Note:  
1. Rates are charged in four equal instalments for the period commencing 1 July and ending 30 

June each year. 
2. If you require further financial information regarding this property for settlement purposes, then 

the owner or their agent will need to contact the Council separately for this information.   

 
Planning/Resource Management 

Resource Area: LOW DENSITY RESIDENTIAL 

Plan Change 19 - Residential Zoning 

This property is subject to decisions on Plan Change 19 that are subject to appeal. As appeals are 
settled, the provisions in Plan Change 19 will replace the operative District Plan provisions.  

 

Plan Change 19 proposes to make a suite of changes to the way the District’s residential areas are 
zoned and managed. For further information about the decisions and appeals please see Plan 
Change 19 - Residential Zoning | Let’s Talk Central Otago (codc.govt.nz) 

 

The Central Otago District Plan contains the relevant rules for the Resource Area this land is 
zoned. There may be other matters of relevance to nearby land, which can be found on the District 
Plan maps. 

https://apc01.safelinks.protection.outlook.com/?url=https%3A%2F%2Flets-talk.codc.govt.nz%2Fplan-change-19&data=05%7C02%7CWendy.Payne%40codc.govt.nz%7Cbfea9a336dbc4349433408dd10203540%7Ca825a6456ce24033b6b7c147b6dcbf50%7C0%7C0%7C638684452719663974%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=uTofQCw7Ri2mOgmuEcVpvNCbDVtvfVqeL8U1mZNYB50%3D&reserved=0
https://apc01.safelinks.protection.outlook.com/?url=https%3A%2F%2Flets-talk.codc.govt.nz%2Fplan-change-19&data=05%7C02%7CWendy.Payne%40codc.govt.nz%7Cbfea9a336dbc4349433408dd10203540%7Ca825a6456ce24033b6b7c147b6dcbf50%7C0%7C0%7C638684452719663974%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=uTofQCw7Ri2mOgmuEcVpvNCbDVtvfVqeL8U1mZNYB50%3D&reserved=0
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Designation: Neighbourhood D146, D147, D148. Planning Maps and Data attached. 

 

Consents: 

14/03/16 RESOURCE CONSENT 160069: Subdivision consent to create 83 allotments in the 
Rural Resource Area and Residential Resource Area 13. Granted by Committee 
11/05/16. Copy of Decision, Stage 2 Survey Plans, Stage 2 Consent Notice, Stage 2 
As Built Drainage, Stage 2 s224c, Stage 1 Survey Plans, Stage 1 s243 and Stage 1 
s224c attached. 

07/11/07 RESOURCE CONSENT 070423: Subdivision creating (41) residential allotments in 
Rural and RRA (11) resource areas varying from 629m2 to 975m2. Granted by 
Committee 29/02/08. Copy of Decision, Survey Plans, Flood Hazard Analysis & 
Mitigation Option Report and s224c attached. 

 

Outstanding Requisitions: No outstanding requisitions located at Central Otago District Council. 

 
Building 

Consents/Permits/Pools/Compliance Schedules: 

22/07/24 BUILDING CONSENT 240476: Sitings and Foundations for a Transportable home. 
Code Compliance Certificate issued 31/03/25. Copy of CODC CCC, Waikato CCC, 
Gas Certificate, Electrical Certificate, Geotech Report, As Built Drainage and Plans 
and Specifications attached. 

 Carpentry – Maxim Construction Ltd BP115543 

 

No swimming pool or spa pool registered to this property. 

 

Outstanding Requisitions: No outstanding requisitions located at Central Otago District Council. 

 
Sewer and Water 

Sewer: Sewer Service is available and the property is rated for a connection. 

 

Water: Water Service is available and the property is rated for a connection. Water is 
metered at $1.60 per 1,000 litres. 

 

Copy of Drainage Plan attached. 

 
Stormwater:  Stormwater is usually discharged to property soak pits or to kerb and channelling 

where available.  Direct connection of stormwater to sewer is not permitted. 
 

Public sewerage water or stormwater drains on property:  Refer to Utilities Map attached.  

 
Natural Hazards and Potential Natural Hazards 

Otago Regional Council Hazard Information 

Information on natural hazards and potential natural hazards can be found on the Otago Regional 
Council’s website: Natural Hazards Portal: ORC AGOL Natural Hazards Portal or email: 
naturalhazards.enquiries@orc.govt.nz 

 

  

https://experience.arcgis.com/experience/30bb9b65ada445b5af4ab4a0bc2d6d93
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The Otago Regional Council Natural Hazards Portal is an interactive online map that shows where 
different natural hazards exist across Otago, such as flooding, alluvial fans, landslides, coastal 
erosion, and earthquakes. You can search by address, zoom in on areas, and click on map layers 
to see more details. It also includes links to supporting reports, documents, and photos that provide 
further context about the hazards in each area. 

 

District Plan Hazard Information 
Refer to District Plan for Natural Hazards Information: Home - Central Otago District Plan 

 

The Central Otago District Plan (e-Plan) is an interactive online system that provides detail about a 
property in terms of zoning and any special features such as hazards.  You can search by address, 
and the e-Plan will show the property, identify any hazards on a particular property and provide 
links to the relevant sections in the District Plan that apply.   

 

Note:   The hazard information currently held in the Central Otago District Plan reflects the most 
accurate information held by the Central Otago District Council at the time the District Plan became 
operative. It may differ from information held by the Otago Regional Council on the Natural Hazard 
Portal, where more recent investigation has been done.      
 

Other Hazard Information  
Flood Hazards:  

There is no information on the property file related to flood hazards.  

 

Land Stability Hazards:  

There is no information on the property file related to land stability hazards.  

 

Seismic Hazards:  

There is no information on the property file related to seismic hazards.  

 

Other Natural Hazards:  

There is no information on the property file related to any other natural hazards.  

 

Climate Change:  

The below links to climate change documents held by the Otago Regional Council reflect the 
information made available to the Central Otago District Council as at 17 October 2025.    

https://www.orc.govt.nz/media/7591/niwa_climatechangereport_2019_final.pdf  

https://www.orc.govt.nz/media/9653/tt-otago-climate-change-risk-assessment-2021.pdf  

 
HAIL Sites and Special Land Features 

Otago Regional Council provides an online mapping resource showing sites that fall under the 
Hazardous Activities and Industries List (HAIL), along with bore locations, to identify land that may 
be affected by past or present activities involving hazardous substances. 

 

Listed Land Use Registered (HAIL Sites): Otago Selected Land Use Sites 

 

No information located at Central Otago District Council. 

https://eplan.codc.govt.nz/eplan
https://www.orc.govt.nz/media/7591/niwa_climatechangereport_2019_final.pdf
https://www.orc.govt.nz/media/9653/tt-otago-climate-change-risk-assessment-2021.pdf
https://experience.arcgis.com/experience/7f3719181fba451a8d256ffad11edb10
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Network Utility Operators 

Information relating to the availability of supply, authorisations etc (e.g. electricity or gas) can be 
obtained from the relevant Network Utility Operator. 

 
Notes 

1. Code Compliance Certificates were not issued until the Building Act came into force on 
1 January 1993.  Should an evaluation of the building be required an independent qualified 
person should be consulted. 

2. No title search has been done on this property. 

3. Any future development on this property may be liable for a development contribution under the 
Local Government Act 2002.   

4. Every care has been taken to ensure that the information supplied by the Council on this form is 
accurate.  The Council relies on information available to it, and will not be held responsible for 
incomplete or inaccurate information provided, or for any errors or omissions made in good 
faith. 

 
WENDY PAYNE - LIM OFFICER 
 
_________________________________________   Date: 14/07/2026 
 



Designations within 200m

Designations data sourced from CODC.

No. Description Authority Status Location Legal Description RA

D146 Accessway Purposes -
Local Purpose Reserve
(Accessway)

Central Otago
District Council

New Shine Lane,
Quartz Lane, Ferry
Lane and Rivival
Lane, Pisa
Moorings

Lots 19, 25, 30, 39 & 50 DP
24318

R
[RRA(3)]

D147 Esplanade Purposes -
Local Purpose Reserve
(Esplanade)

Central Otago
District Council

New Brittany Cove,
Pisa Moorings

Lot 81 DP 24318 W

D148 Recreation Purposes -
Local Purpose Reserve
(Recreation)

Central Otago
District Council

New Ferry Lane and
Wakefield Lane,
Pisa Moorings

Lots 60, 64 & 70 DP 24318 R
[RRA(3)]

Scheduled Activities within 200m

None found.

Heritage Buildings within 200m

None found.

Notable Trees within 200m

None found.

Active Faults within 200m

None found.

ORC Hazardous Land (Selected Land Use Sites) within 100m

None found.

Subsidence and Slip Areas within 200m

None found.
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CENTRAL OTAGO DISTRICT COUNCIL 
 
 

PISA MOORINGS VINEYARD LIMITED, PISA MOORINGS - RC 160069 
 
Pisa Moorings Vineyard Limited has made application for subdivision consent to create 86 
allotments, 82 for the purposes of residential activity, 2 allotments to vest in the Council as 
Reserve, 1 allotment to vest as Road and 1 allotment for rural purposes.  The site subject to 
the application has frontage to Pisa Moorings Road, Ferry Lane, Missy Crescent and State 
Highway 6 at Pisa Moorings and is described as Lot 1 DP 409539, as contained in Identifier 
[Certificate of Title] 434926, at the Otago Land Registry. 
 
The Council has given consideration to the information submitted in support of the application 
and to the additional information provided in correspondence dated 5 May 2016 from Mr 
Dymock in support of the application. The proposal has not been notified and accordingly no 
submissions have been received. 
 
The site is located within the Residential Resource Area (13) and the Rural Resource Area 
and is in part subject to the Scheduled Activity 127 (SA 127) notation which provides for 
“Commercial facilities and Shop as defined in Section 18” as shown on Map 29 of the 
Operative Central Otago District Plan.  
 
Rule 7.3.3(i)(c) provides for subdivision in the Residential Resource Area (13) as a 
discretionary (restricted) activity subject to a minimum allotment area of 600m2 provided that 
the average allotment size is no less than 800m2, the minimum allotment size for allotments 
with frontage to Ferry Lane is 1000m2 and the minimum allotment size for allotments that abut 
land in the Residential Resource Area (3) is 800m2; and provided that any subdivision shall 
be in general accordance with the Concept Plan attached as Schedule 19:22 of the Operative 
District Plan.  These requirements are met in this instance. 
 
Rule 7.3.4(ii) confirms that any subdivision that involves land that is or is likely to be subject 
to material damage by inundation from any source is a discretionary activity.  In this instance 
part of Lot 1 of the proposed subdivision is potentially subject to material damage by inundation 
from Five Mile Creek. 
 
Rule 4.7.4(iii)(b) provides for subdivision in the Rural Resource Area which creates allotments 
with an average allotment area of no less than 8 hectares and a minimum allotment area of 
no less than 2 hectares as a discretionary activity.  A breach of Rule 4.7.4(iii)(b) is a non-
complying activity in terms of Rule 4.7.5(iii). 
 
Rule 4.7.4(iii)(d) confirms that any subdivision in the Rural Resource Area which involves land 
that is or is likely to be subject to material damage by inundation from any source is a 
discretionary activity in the Rural Resource Area. 
 
Having regard to the above the proposal has been considered as an application for subdivision 
consent to a non-complying activity pursuant to sections 104, 104B and 104D of the Resource 
Management Act 1991. 
 
Information submitted in support of the application confirms that the applicant intends to 
subdivide land which has an area of 16.1203 hectares more or less and is located generally 
to the north of Pisa Moorings Road and west of Ferry Lane to create a total of 86 lots as 
follows: 
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• Lots 1 – 82: Residential allotments (with Lots 1 and 2 permitted to be used for the activities 
authorised by SA 127).   Lot areas vary between 600m2 and 1377m2  except for Lot 1 which 
has an area of 2394m2 

 

• Lot 101 (825m2) and Lot 102 (2735m2) to vest in the Council as Reserve. 
 

• Lot 103 (1.84ha) to vest in the Council as Road. 
 

• Lot 100 (7.04 hectares) to be retained by the applicant for rural purposes being a vineyard. 
 
It is noted that part of Lot 1 and all of Lot 100 are located within the Rural Resource Area. 

 
As a preliminary matter it is noted that Plan Change 7 became operative on 20 November 
2012.  Plan Change 7 has applied the Residential Resource Area (13) to most of the subject 
site and has inserted various provisions into the Operative District Plan, including the Concept 
Plan presented at Schedule 19.22.  The subdivision layout and roading layout now proposed 
is essentially the same as that shown on the Concept Plan at Schedule 19.22. 

 
Access to the subdivision is to be achieved via a through road (in Lot 103) which connects 
Pisa Moorings Road to Missy Crescent.  This through road will have an 8.5 metre wide 
carriageway within a 20 metre wide road reserve and will have footpaths on both sides of the 
road.  Two link roads are proposed in Lot 103 from the through road to Ferry Lane.  These 
have a legal width of 17 metres and will accommodate an 8.5 metre wide carriageway with 
footpaths on both sides.  A cul-de-sac is also proposed in Lot 103 which will have a 12 metre 
wide road reserve, a 6 metre wide carriageway and a footpath on one side. 

 
Access to rear allotments is to be achieved via right of ways or access strips as shown on the 
plan of subdivision.  Pavements will either be segmented concrete block pavers or asphaltic 
concrete or two coat chip seal or some combination of the above for road carriageways.  
Footpaths will be either concrete or concrete block pavers or asphaltic concrete. 

 
The applicant proposes conditions, to be subject to a consent notice, to restrict access to Lot 
1 from Lot 103 (the through road) only and not Pisa Moorings Road; and to restrict access to 
Lot 100 from Lot 103 only and not from State Highway 6.  The restriction on access to Lot 1 
which is subject to SA 127 is consistent with Rule 7.3.1(ii)(b) of the Operative District Plan. 

 
The applicant proposes that the subdivision be connected to the Council’s pump pressured 
water scheme installed for the adjoining “Pisa North” subdivision.  The applicant confirms that 
it has contributed to the cost of this scheme which was designed to supply the applicant with 
sufficient water for 60 lots; four of these lots having been previously created (Lots 34-37 DP 
409539 at Missy Crescent).  On this basis 56 lots of the proposed subdivision are to be 
supplied from the scheme which the applicant advises has sufficient to supply at least the first 
2-3 stages of the subdivision.  The applicant proposes to liaise with the Council regarding the 
provision of a link through the subdivision from the Lowburn Water Supply extension to 
“Perriam Cove” through to the “Pisa North” localised Council scheme.  Any upsizing of 
pipework additional to the requirements of the subdivision are proposed to be at the Council’s 
cost.  The applicant has also noted that some of the private water reticulation owned by the 
Pisa Moorings Utility Society Inc. (PMUS) will need to be relocated; and the applicant 
considers this to be a private matter to be negotiated between the parties. 

 
All allotments are to be connected via reticulation to the Lowburn Sewer.  The applicant 
anticipates that an upgrade of the overflow storage capacity of the existing sewer pump station 
will probably be required and possibly an upgrade of the pumps at some point in the 
development.  The applicant advises that detailed investigations into these matters will be 
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done at the time of application for engineering approval under NZS 4404:2004; and that any 
upgrade required to the sewer pump station will be done at the applicant’s cost. 

 
The applicant has noted that there is no reticulated stormwater at Pisa Moorings.  Stormwater 
runoff from roads will be disposed of to ground by way of Caudwell type soakpits, one per 
mudtank.   

 
All allotments will be connected by underground reticulation to the electricity and 
telecommunications networks of Aurora and Chorus.   

 
The applicant proposes that right of way easements V-Z as shown on the plan of subdivision 
be subject to a condition of consent.  The applicant notes that other utility services, drainage 
and water supply easements will be required and a generic condition with respect to such 
easements is sought.  The applicant also acknowledges that easement cancellations and 
replacement easements in favour of PMUS and a deed of grant for private services in the legal 
road reserve for PMUS will be required.  It is anticipated that these matters will be pursued by 
the applicant outside of the subdivision consent process. 

 
As the subdivision is to be staged a generic condition authorising staging has been requested 
by the applicant.  The extent of Stage 1 is identified on the plan of subdivision and the applicant 
advises that the configuration of further stages will depend on market demand.  

 
The applicant has proposed conditions, to be subject to a consent notice, with respect to the 
mitigation of flood hazard and to address the potential reverse sensitivity effects associated 
with vineyard activity on Lot 100 (such condition to apply to Lots 1-30) and with respect to the 
operation of State Highway 6 (with respect to Lots 1-10 and 100 that are within 80 metres of 
State Highway 6).  The applicant has promoted alternate conditions with respect to reverse 
sensitivity effects associated with State Highway 6.  The alternatives provide for either a legal 
encumbrance to be registered on titles or for dwellings to be constructed to achieve noise 
performance standards.   

 
Intensive subdivision and development in the Rural Resource Area can detract from amenity 
values.  The Operative District Plan therefore controls the size of allotments in rural subdivision 
to control the density and intensity of development.  In this instance the proposed subdivision 
will result in a title for Lot 1 of 2394m2 (part only of which is in the Rural Resource Area) and 
for Lot 100 which has an area of 7.04 hectares.  The subdivision therefore breaches the 
average lot area of 8 hectares and the minimum lot area of 2 hectares required in the Rural 
Resource Area.   

 
The subdivision is, in essence, a technical breach of the rural subdivision rules only.  The 
Council comes to this view having regard to the split zoning of the subject site and the 
consequences of this with respect to subdivision.  In essence it would not be possible to 
subdivide the rural portion of the subject site to achieve an 8 hectare average area. 

 
Lot 100 contains an operational vineyard and this land use activity will continue.  The applicant 
has explained that part of Lot 1 is in the Rural Resource Area to ensure that all future land use 
activity on this area is controlled via Rule 4.7.5(i) – which provides for any building on land 
that is likely to be subject to material damage by inundation as a non-complying activity.  The 
Council’s conclusion is that any effects associated with the subdivision of land in the Rural 
Resource Area will be no more than minor in this instance. 

 
Residential subdivision and future residential land use activity can be anticipated on land in 
the Residential Resource Area (13) which has been included in the Operative District Plan via 
Plan Change 7 which became operative on 20 November 2012.  Given that the subdivision of 
land in the Residential Resource Area (13) complies with Rule 7.3.3(i)(c) any effects of such 
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subdivision and development are clearly anticipated by the provisions of the Operative District 
Plan which have resulted from the plan change process. 

 
The proposal has been considered by the Council’s engineering consultants MWH New 
Zealand Limited.  Any potential adverse effects in terms of roading, access and the provision 
of services can be avoided or mitigated by adherence to appropriate conditions of consent, 
consistent with the engineers recommendations. 

 
Any effects in terms of the flood hazard can be mitigated by adherence to the condition 
proposed by the applicant which is based on a recommendation contained in a report by David 
Hamilton & Associates dated 19 October 2007 which was provided in the context of RC 
070243 (being a previous subdivision application relating to the subject site).  That condition 
required that any building erected on land that is now Lot 1 have a minimum floor area of 203.2 
metres above sea level (Dunedin Datum). 

 
Any effects in terms of reverse sensitivity associated with the operation of the vineyard and 
State Highway 6 can be mitigated by adherence to the conditions promoted by the applicant. 

 
The Resource Management (National Environmental Standard for Assessing and Managing 
Contaminants in Soil to Protect Human Health) Regulations 2011 (NES) came into force on 1 
January 2012.  As agrichemicals have been applied to the land (in the context of previous and 
existing vineyards) the site has been subject to HAIL activity A1 in terms of the NES.  The 
applicant has obtained a Preliminary Site Investigation Report (PSI) from Opus International 
Consultants Limited dated January 2016.  The Opus PSI has concluded that the site is 
considered suitable for the proposed subdivision in accordance with the NES; and that no 
further detailed site investigations are deemed necessary.  Having regard to the Opus PSI the 
Council is satisfied that any potential effects in terms of potential soil contamination are minor. 

 
The Council’s conclusion is that any adverse effects associated with the proposed subdivision 
can be mitigated by adherence to appropriate conditions of consent and will be no greater 
than minor.  

 
The relevant objectives and policies of the Operative District Plan which apply in the Rural 
Resource Area include Objectives 4.3.1 and 4.3.3 and Policies 4.4.2, 4.4.8, 4.4.9 and 4.4.10. 
 
In terms of Objective 4.3.3 and Policy 4.4.2 any effects of the subdivision can be managed to 
ensure that adverse effects on the open space, landscape, natural character and amenity 
values of the rural environment will be avoided, remedied or mitigated in this instance.  Lot 
100 contains the existing vineyard on the terrace tread adjacent to State Highway 6 which is 
above the level of the residential subdivision.  It is noted that Rule 7.3.6(iii)(f)(4) of the 
Operative District Plan confirms that any building located within the Residential Resource Area 
(13) on the terrace riser depicted as Lots 13-30 on the concept plan in Schedule 19:22 (being 
Lots 13-30 on the plan of subdivision) shall not exceed a height of 3 metres above the terrace 
edge above the terrace riser.  This will serve to mitigate effects of future residential 
development on the outlook from State Highway 6.  It also acknowledged that the condition 
with respect to reverse sensitivity (in the context of rural activities) is consistent with Policy 
4.4.9. 
 
The objectives place emphasise on maintaining the open natural character of the hills and 
ranges without compromising the landscape and amenity values of prominent hillsides and 
terraces.  In this instance the subdivision is to occur on land at or below the level of State 
Highway 6.  Accordingly the subdivision is not to occur on hills and ranges; and will not 
compromise the landscape and amenity values of prominent hillsides and terraces. 
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Objectives and policies which apply to the Residential Resource Area (13) include Objectives 
7.1.1 and 7.1.2 and Policies 7.2.1, 7.2.2, 7.2.3 and 7.2.7.  The proposed subdivision will serve 
to maintain and enhance amenity values and promote a pleasant living environment.  As 
previously noted the proposed subdivision is consistent with the Concept Plan presented at 
Schedule 19:22 of the Operative District Plan which is intended to guide subdivision in the 
Residential Resource Area (13).   

 
The relevant objective and policies of the Operative Plan that apply in the context of Hazards 
include Objective 17.3.1 and Policies 17.4.2 and 17.4.3. The potential hazard associated with 
Five Mile Creek has been assessed and the applicant proposes a condition, to be subject to 
a consent notice, which will serve to mitigate any effects associated with the potential 
inundation hazard.  

 
The Council’s conclusion is that the proposed subdivision is not contrary to the relevant 
objectives and policies of the Operative District Plan. 

 
Precedent is a matter for consideration in terms of section 104(1)(c) of the Act as the 
subdivision has status as a non-complying activity.  In this instance any effects on open space, 
landscape, natural character and amenity values will be no greater than minor and the 
proposal is not contrary to the objectives and policies of the Operative District Plan.  It is also 
considered that the planning history of the site is relevant, particularly that Plan Change 7 
provides for part of the subject site to be in the Residential Resource Area (13) and for residual 
parts of the site (being part of Lot 1 and Lot 100) to be in the Rural Resource Area.  As a 
consequence an average lot area of 8 hectares cannot be achieved within that part of the site 
that is subject to the Rural Resource Area.  In all the circumstances the Council concludes 
that the proposal will not establish a significant precedent for subdivision elsewhere on land 
in the Rural Resource Area. 
 
The application does not conflict with any national or regional planning document nor with the 
purpose of the Act which is to promote the sustainable management of natural and physical 
resources of the District nor to any other matter referred to in Part 2 of the Act. 
 
Having regard to the reasons detailed above, the Council has resolved pursuant to sections 
104, 104B and 104D of the Resource Management Act 1991 to grant subdivision consent, 
subject to the following conditions: 
 
Plan of Subdivision 
1. The subdivision shall be undertaken in accordance with the plan of subdivision being 

plan C1140_SCM 10A dated 12 January 2016 that is attached at Appendix 1. 
 
Code of Practice 
2. All subdivisional designs and approvals are to be in accordance with NZS 4404:2004 

and the Council’s July 2008 Addendum thereto, which is the Council’s current Code of 
Practice for Urban Subdivision as modified by these conditions of consent. 

 
Staging 
3. The subdivision may be staged, and all conditions relevant to a stage shall be complied 

with prior to section 224(c) certification. 
 
Design of Engineering Works 
4. The consent holder shall provide a letter to the Chief Executive advising who its 

representative is for the design and execution of the engineering works required in 
association with the subdivision and shall confirm that this representative will be 
responsible for all aspects of the works covered under Sections 1.4 and 1.5 of NZS 
4404:2004 in relation to this development. 
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5. Prior to the commencement of any works on the subdivision, the consent holder shall 

provide to the Chief Executive for review and approval, copies of specifications, 
calculations and design drawings as are considered to be both necessary and 
adequate to meet the conditions of this consent. 

 
Roading and Access 
6. Prior to section 224(c) certification the portion of Pisa Moorings Road between State 

Highway 6 and the subdivision through road (in Lot 103) shall be upgraded to the 
standard of a Collector Road in accordance with Table 3.1 of the Council’s July 2008 
Addendum to NZS 4404:2004 to the following standard: 
a) Carriageway widened to 10 metres except for the existing crossing over Five 

Mile Creek. 
b) Pavement design to be in accordance with NZS 4404:2004 and CODC 

Addendum. 
c) Subgrade CBR>7. 
d) Two coat Grade 3/5 chip seal on widening. 
e) A standard 1.5 metre wide concrete, paving block or asphaltic concrete 

footpath shall be constructed over the full length of the subdivision on the north 
side of the road and extended as required to provide continuity with the 
adjacent footpath/cycleway to the satisfaction of the Chief Executive. 

f) 100mm depth clean topsoil between footpath and road boundary formed at 4% 
crossfall, trimmed and grassed to a mowable standard. 

g) Cut/fill batters outside road boundaries with maximum 4:1 gradient to match 
existing ground. 

h) LED street lighting to be in accordance with NZS 4404:2004 and accepted 
urban standards. 

 
7. Prior to section 224(c) certification the carriageway of the subdivision through road (in 

Lot 103) shall be constructed in accordance with NZS 4404:2004 and the Council’s 
July 2008 Addendum thereto for a Residential Local Road subject to the following: 

 (a) Carriageway to have an 8.5 metre width located in a 20 metre wide road reserve. 
 (b) Pavement design in accordance with NZS 4404:2004 and the Council’s July 

2008 Addendum. 
 (c) Subgrade CBR>7. 
 (d) 30mm compacted depth asphaltic concrete, two coat chip seal Grade 3 and 

Grade 5  or concrete paver surfacing. 
 (e) 4% normal camber. 
 (f) Mountable or barrier type kerb and channel on both sides of the carriageway over 

75mm compacted depth AP40 metal. 
 (g) 100mm depth clean topsoil between kerb/footpath and road boundary formed at 

4% crossfall trimmed and grassed to a mowable standard. 
 (h) Cut/fill batters with maximum 4:1 gradient to match existing ground within 

allotments.  
 (i) All necessary traffic signs and road markings shall be provided. 
 (j) A 1.5 metre wide concrete, paving block or asphaltic concrete footpath shall be 

constructed on both sides of the road. 
 (k) LED street lighting to be in accordance with NZS 4404:2004 and accepted urban 

standards. 
 (l) The carriageway shall tie into the sealed carriageways at Pisa Moorings Road 

and Missy Crescent. 
 
8. Prior to section 224(c) certification the carriageway of the subdivision link roads (in Lot 

103) shall be constructed in accordance with NZS 4404:2004 and the Council’s July 
2008 Addendum thereto for a Residential Local Road subject to the following: 
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 (a) Carriageway to have an 8.5 metre width located in a 17 metre wide road reserve. 
 (b) Pavement design in accordance with NZS 4404:2004 and the Council’s July 

2008 Addendum. 
 (c) Subgrade CBR>7. 
 (d) 30mm compacted depth asphaltic concrete, two coat chip seal Grade 3 and 

Grade 5 or concrete paver surfacing. 
 (e) 4% normal camber. 
 (f) Mountable or barrier type kerb and channel on both sides of the carriageway over 

75mm compacted depth AP40 metal. 
 (g) 100mm depth clean topsoil between kerb/footpath and road boundary formed at 

4% crossfall trimmed and grassed to a mowable standard. 
 (h) Cut/fill batters with maximum 4:1 gradient to match existing ground within 

allotments.  
 (i) All necessary traffic signs and road markings shall be provided. 
 (j) A 1.5 metre wide concrete, paving block or asphaltic concrete footpath shall be 

constructed on both sides of the road. 
 (k) LED street lighting to be in accordance with NZS 4404:2004 and accepted urban 

standards. 
 (l) The carriageway shall tie into the sealed carriageways of the subdivision through 

road (in Lot 103) and Ferry Lane. 
 
9. Prior to section 224(c) certification the carriageway of the subdivision cul-de-sac road 

(in Lot 103) shall be constructed in accordance with NZS 4404:2004 and the Council’s 
July 2008 Addendum thereto for a Local Cul de Sac subject to the following: 

 (a) Carriageway to have an 6.0 metre width located in a 12 metre wide road reserve. 
 (b) Pavement design in accordance with NZS 4404:2004 and the Council’s July 

2008 Addendum. 
 (c) Subgrade CBR>7. 
 (d) 30mm compacted depth asphaltic concrete, two coat chip seal Grade 3 and 

Grade 5 or concrete paver surfacing. 
 (e) 4% normal camber. 
 (f) Mountable or barrier type kerb and channel on both sides of the carriageway over 

75mm compacted depth AP40 metal. 
 (g) 100mm depth clean topsoil between kerb/footpath and road boundary formed at 

4% crossfall trimmed and grassed to a mowable standard. 
 (h) Cut/fill batters with maximum 4:1 gradient to match existing ground within 

allotments.  
 (i) All necessary traffic signs and road markings shall be provided. 
 (j) A 1.5 metre wide concrete, paving block or asphaltic concrete footpath shall be 

constructed on one side of the road that shall extend around the cul-de-sac head. 
 (k) LED street lighting to be in accordance with NZS 4404:2004 and accepted urban 

standards. 
 (l) 9.0m radius turning circle with 30mm asphaltic concrete surfacing. 
 (m) The carriageway shall tie into the subdivision through road (in Lot 103). 
 
10. The carriageways within rights of way V, W, X, Y and Z, shall be constructed in 

accordance with NZS 4404:2004 and the Council’s July 2008 Addendum subject to 
the following: 

 a) A minimum 4.0 metre sealed width located within a minimum 6.0 metre wide  
corridor. 

 b) Pavement design to be in accordance with NZS 4404:2004 and Council’s July 
2008 Addendum. 

 c) 30mm compacted depth asphaltic concrete surfacing. 
 d) 4% camber to channel on lower side of carriageway. 
 e) Concrete nib kerb on high side of carriageway 
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 f) Mountable or barrier type kerb and channel on lower side of carriageway. 
 g) Subgrade CBR>7. 

h) 100mm depth topsoil between carriageway and boundary, trimmed and 
grassed to mowable standard 

i) Stormwater to discharge to mud tank and soakpit located within the private 
property. 

j) Cut/fill batters with maximum 4:1 gradient to match existing ground within 
allotments. 

 
11. Stormwater from the road reserve shall be discharged to ground by standard mudtanks 

and soak pits. 
 
12. The consent holder shall provide for the Council’s consent proposed names for the 

subdivisional roads (in Lot 103) and when approved, it shall be the consent holder’s 
responsibility to supply and erect appropriate signs of a design consistent with the road 
sign design used in the Cromwell Ward. 

 
13. Upon deposit of the survey plan, Lot 103 (or any portion of Lot 103 that is part of a 

stage shown on the survey plan) shall vest in the name of the Central Otago District 
Council as Road. 

 
14. Prior to section 224(c) certification the consent holder shall be responsible for providing 

crossing places and vehicle entrances between the boundaries of Lots 2, 7, 35, 37, 58, 
65, 70, 73 and 82 and the carriageway in Lot 103 in accordance with the Council’s 
Vehicle Crossing Policy, a copy of which can be obtained from the Council’s Assets 
and Contracts department.   

 
15. The consent holder or successor shall be responsible for providing crossing places 

and vehicle entrances between the boundaries of Lots 1, 3-6, 8, 10-36, 38-56, 60, 61, 
63, 64, 66, 68, 69, 71, 72, 74-78, 80 and 81 and the carriageway in Lot 103 or Ferry 
Lane in accordance with the Council’s Vehicle Crossing Policy, a copy of which can be 
obtained from the Council’s Assets and Contracts department.   

 
16. Vehicular access to Lot 1 shall be from Lot 103 (subdivision through road) and Lot 1 

shall not gain any direct vehicular access from Pisa Moorings Road. 
 
17. All access to Lot 100 shall be obtained from Lot 103 (subdivision through road) and 

direct access from State Highway 6 is prohibited. 
 
Note: Conditions 15-17 shall be subject to a consent notice that shall be registered pursuant 

to section 221 of the Resource Management Act 1991. 
 
Easements 
18. The easements V-Z listed in the Schedule of Proposed Easements on the plan of 

subdivision shall be duly granted or reserved. 
 
19. Any other easements necessary to protect access or access to services shall be duly 

granted or reserved. 
 
Water 
20. Prior to section 224(c) certification the consent holder shall liaise with the Chief 

Executive regarding hydraulic water modelling and the provision of a link with the 
Lowburn Water Supply Extension to Perriam Cove through to the Pisa Village Water 
Supply and shall arrange for any such work as required by the Chief Executive.  Any 
oversizing or pipework additional to the requirements of the subdivision as required by 
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the Chief Executive shall be competitively priced and approved by the Chief Executive 
prior to commencement of works and such provision of oversizing or additional 
pipework shall not be at the consent holders expense. 

 
21. Prior to section 224(c) certification the existing rising and falling main from the Pisa 

Moorings Water Supply reservoir shall be relocated through the subdivision and 
easements established to the Chief Executive’s satisfaction and at the consent holder’s 
cost, to avoid conflict with the subdivision works. 

 
22. Prior to section 224(c) certification the consent holder shall be responsible for providing 

appropriate water supply reticulation (including ridermains, fire hydrants and necessary 
incidental equipment) from either an extension from the Lowburn Water Supply 
Extension of the Cromwell Water Supply or from the Pisa Village Water Supply to the 
satisfaction of the Chief Executive. 

 
23. Prior to section 224(c) certification standard 20mm diameter water connections shall 

be provided to the boundary of Lots 1-82 with separate approved metered toby valves 
and boxes; with connections to be extended to the buildable areas of all rear 
allotments. 

 
Wastewater 
24. Prior to section 224(c) certification the consent holder shall arrange at its cost for 

modelling of the wastewater scheme to demonstrate that the discharge of wastewater 
from the subdivision will not adversely affect the downstream wastewater system. 

 
25. Prior to section 224(c) certification the recipient pump station(s) including emergency 

storage shall be upgraded by the consent holder as required by the modelling and 
detailed engineering design to accommodate the discharge from the subdivision in 
accordance with NZS 4404:2004 and Council’s July 2008 Addendum. 

 
26. Prior to section 224(c) certification the consent holder shall design and install 

wastewater reticulation that is adequate to serve the subdivision and that shall meet 
the requirements of NZS 4404:2004 and the Council’s July 2008 Addendum; and any 
land in the existing reserve being Lot 64 DP 24318 that is disturbed by installation of 
the sewer that serves the subdivision shall be reinstated by levelling and seeding, to 
the satisfaction of the Chief Executive. 

 
27. Prior to section 224(c) certification the consent holder shall provide individual 100mm 

diameter sewer connections with cleaning eyes to the boundary of Lots 1-82 from the 
wastewater reticulation system; with connections to be extended to the buildable areas 
of rear allotments. 

 
Electricity and Telecommunications 
28. It shall be the consent holder’s responsibility to obtain the consent of network utility 

providers as to the position of electricity and telecommunication services to serve Lots 
1-82.  The consent holder shall be responsible for installing operational connections to 
electricity and telecommunication services underground to the buildable area of rear 
allotments and otherwise to the boundaries of Lots 1-82 prior to section 224(c) 
certification. 

 
29. The consent holder shall supply evidence of the consents referred to in Condition 28 

to the Chief Executive. 
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30. It shall be the responsibility of the consent holder to meet the costs associated with the 
installation of new electricity and telecommunication reticulation provided in 
accordance with Condition 28 to serve Lots 1-82. 

 
Reserves 
31. Prior to section 224(c) certification a fence shall be installed along the boundaries of 

the proposed reserve Lot 101 that are shared with adjoining residential allotments.  
The fence shall be in accordance with Figure 8.1 of NZS 4404:2004, post and four rail 
fencing, coloursteel or as otherwise agreed with the Chief Executive. 

 
32. Prior to section 224(c) certification amenity turf only shall be established on Lot 101 

and a 1.5 metre wide asphaltic concrete footpath shall be provided to connect the cul-
de-sac head (in Lot 103) to Ferry Lane; and a row of bollards shall be installed to the 
Council’s design along the road frontages of Lot 101 to the satisfaction of the Chief 
Executive. 

 
Note: No further planting, irrigation, lighting or furniture (seats, tables or litter bins) are 

required in Lot 101. 
 
33. Prior to section 224(c) certification a fence shall be installed along the boundaries of 

the proposed reserve Lot 102 that are shared with adjoining residential allotments.  
The fence shall be in accordance with Figure 8.1 of NZS 4404:2004, post and four rail 
fencing, coloursteel or as otherwise agreed with the Chief Executive. 

 
34. Prior to section 224(c) certification amenity turf only shall be established on Lot 102 

and a 1.5 metre wide asphaltic concrete footpath shall be provided to connect from the 
through road (in Lot 103) to Ferry Lane (that part of the footpath in the existing reserve 
Lot 64 DP 24318 to be installed in conjunction with the proposed sewer in Lot 64); and 
a row of bollards shall be installed to the Council’s design along the road frontage of 
Lot 102 to the satisfaction of the Chief Executive. 

 
Note: No further planting, irrigation, lighting or furniture (seats, tables or litter bins) are 

required in Lot 102. 
 
35. Upon deposit of the survey plan Lot 101 and Lot 102 shall vest in the name of the 

Central Otago District Council as Local Purpose Reserve (Recreation). 
 
36. Payment of a reserves contribution of $83,996.00 (exclusive of goods and services 

tax) calculated in terms of Rule 15.6.1(1) of the Operative District Plan on the basis of 
82 new residential allotments with a credit for 36 reserve contributions (rounded) in 
land based on the aggregate area of Lots 101 and 102 (3560m2). 

 
Flood Hazard 
37. The minimum floor level of any building on Lot 1 shall be 203.2m above mean sea level 

(Dunedin Datum). 
 
Note: Condition 37 shall be subject to a consent notice that shall be registered pursuant to 

section 221 of the Resource Management Act 1991. 
 
Reverse Sensitivity 
38. The owners of Lots 1 - 30 are aware of and will take all reasonable and appropriate 

steps to advise all purchasers, lessees, licensees or tenants, or any other user coming 
to use having an interest in Lots 1 – 30 or any part thereof of: 
(a) The proximity of adjoining viticultural and horticultural properties. 
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(b) The usual incidences of viticulture and horticulture including (but without 
limitation) noise, dust, harvesting and associated traffic movement, spraying; 
frost protection including windmills, helicopters, heat pots and sprinklers, and 
bird scaring including audible devices, gas guns and nets. 

 
39. (a) Prior to the erection of a dwelling on Lots 1-10 and 100, the owner shall register on 

the title a suitable encumbrance in favour of the NZ Transport Agency that provides 
that the lot owner acknowledges and accepts that the land is capable of being 
adversely affected by effects (including without limitation noise, vibration, dust, 
emissions and visual, landscape and amenity effects) arising from the operation, 
upgrading and maintenance of State Highway 6.  Evidence of such registration shall 
be provided to the Chief Executive of the Central Otago District Council, prior to the 
issue of a building consent for a dwelling on Lots 1-10 and 100. 

 
OR: 
 
(b) Any dwelling on Lots 1-10 and 100 shall be designed and constructed to meet noise 
performance standards for noise from traffic on State Highway 6 that shall not exceed 
35dBA Leq (24hr) in bedrooms, and 40dBA Leq (24hr) for other habitable rooms in 
accordance with the satisfactory sound levels recommended by Australian and New 
Zealand AS/NZ 2107:2000 Acoustics – Recommended design sound levels and 
reverberation times for building interiors. 

 
Note: Conditions 38 and 39 shall be subject to a consent notice that shall be registered 

pursuant to section 221 of the Resource Management Act 1991. 
 

General 
40. Prior to the issue of a certificate in terms of section 224(c) the consent holder shall 

provide the Chief Executive with RAMM inventory data and asset information with 
associated costings (in the form of a schedule) of all infrastructure works to vest in the 
Council. 

 
41. The consent holder shall provide Producer Statements in an approved format from a 

suitably qualified professional certifying the engineering adequacy and compliance 
with Council consent conditions relating to engineering design, construction and 
construction review (supervision) of subdivision works. 

 
42. The name and qualifications of the person referred to in Condition 41 shall be 

forwarded in writing to the Chief Executive prior to the submission of any design 
documentation.  This person shall be acceptable to the Chief Executive. 

 
43. As built drawings are to be lodged with the Chief Executive in accordance with Clause 

1.5.10(b) of NZS 4404:2004.  The as built drawings are to be drafted on computer and 
are to be compatible with a CAD system nominated by the Chief Executive.  As built 
plans shall be lodged on computer disc and in a hard copy A3 format and shall show 
the location and individual meter reference number against the relevant toby box 
location. 

 
Lapse Date 
44. Pursuant to section 125 of the Resource Management Act 1991 this subdivision 

consent shall lapse on 1 June 2026. 
 
Notes:  1. All charges incurred by the Council relating to the administration, inspection 

and supervision of conditions of subdivision consent shall be paid prior to section 
224(c) certification. 
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2.  Development contributions of $111,775.00, $329,265.00 and $127,737.00 
(exclusive of Goods and Services Tax) are payable for water, wastewater and roading 
pursuant to the Council’s Policy on Development and Financial Contributions 
contained in the Long Term Community Plan. Payment is due upon application under 
the Resource Management Act 1991 for certification pursuant to section 224(c).  The 
Council may withhold a certificate under section 224(c) of the Resource Management 
Act 1991 if the required Development and Financial Contributions have not been paid, 
pursuant to section 208 of the Local Government Act 2002 and Section 15.5.1 of the 
Operative District Plan. 

 
Certified to be a correct copy of the decision of the Central Otago District Council. 
 
 
 
 
 
……………………… 
L A VAN DER VOORT 
MANAGER, PLANNING AND ENVIRONMENT 
 
11 May 2016 
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Toitu te
Landonline Land whenua

Information
New Zealand

Title Plan - LT 520912

Survey Number LT 520912

Surveyor Reference C1140 STG 2 RC 160069

Surveyor Myles Eliot Garmonsway

Survey Firm Paterson Pitts Partners Ltd (Cromwell)
Surveyor Declaration I Myles Eliot Garmonsway, being a licensed cadastral surveyor, certify that:

(a) this dataset provided by me and its related survey are accurate, correct and in accordance with the

Cadastral Survey Act 2002 and the Rules for Cadastral Survey 2010, and
(b)the survey was undertaken by me or under my personal direction.

Declared on 08 May 2018 03:39 PM

Survey Details

Dataset Description LOTS 14 TO 24, 56 TO 58, 60 TO 62, 64, 65, 67 TO 73, 99, 100 & 102 BEING A SUBDIVISION
OF LOT 10 DP 511091 AND EASEMENT OVER LOT 64 DP 24318

Status Approved as to Survey

Land District Otago Survey Class Class A

Submitted Date 08/05/2018 Survey Approval Date 08/05/2018

Deposit Date

Territorial Authorities
Central Otago District

Comprised In

CT 784003

CT OT16B/609

Created Parcels

Parcels Parcel Intent Area CT Reference

Lot 14 Deposited Plan 520912 Fee Simple Title 0.0765 Ha 822727

Lot 15 Deposited Plan 520912 Fee Simple Title 0.0793 Ha 822728

Lot 16 Deposited Plan 520912 Fee Simple Title 0.0819 Ha 822729

Lot 17 Deposited Plan 520912 Fee Simple Title 0.0846 Ha 822730

Lot 18 Deposited Plan 520912 Fee Simple Title 0.0874 Ha 822731

Lot 19 Deposited Plan 520912 Fee Simple Title 0.0872 Ha 822732

Lot 20 Deposited Plan 520912 Fee Simple Title 0.0833 Ha 822733

Lot 21 Deposited Plan 520912 Fee Simple Title 0.0785 Ha 822734

Lot 22 Deposited Plan 520912 Fee Simple Title 0.0837 Ha 822735

Lot 23 Deposited Plan 520912 Fee Simple Title 0.0907 Ha 822736

Lot 24 Deposited Plan 520912 Fee Simple Title 0.0979 Ha 822737

Lot 56 Deposited Plan 520912 Fee Simple Title 0.0705 Ha 822738

Lot 57 Deposited Plan 520912 Fee Simple Title 0.0796 Ha 822739

Lot 58 Deposited Plan 520912 Fee Simple Title 0.1021 Ha 822740

Lot 60 Deposited Plan 520912 Fee Simple Title 0.0668 Ha 822741

Lot 61 Deposited Plan 520912 Fee Simple Title 0.0639 Ha 822742

Lot 62 Deposited Plan 520912 Fee Simple Title 0.0743 Ha 822743

Lot 64 Deposited Plan 520912 Fee Simple Title 0.0619 Ha 822744

Lot 65 Deposited Plan 520912 Fee Simple Title 0.0947 Ha 822745

LT 520912- Title Plan Generated on 08/05/2018 3:53p Page 1 of 8



Landonline
Toitu te

Land whenua

Information
New Zealand

Title Plan - LT 520912

Created Parcels

Parcels Parcel Intent Area CT Reference

Lot 67 Deposited Plan 520912 Fee Simple Title 0.0797 Ha 822746

Lot 68 Deposited Plan 520912 Fee Simple Title 0.0597 Ha 822747

Lot 69 Deposited Plan 520912 Fee Simple Title 0.0718 Ha 822748

Lot 70 Deposited Plan 520912 Fee Simple Title 0.1077 Ha 822749

Lot 71 Deposited Plan 520912 Fee Simple Title 0.0780 Ha 822750

Lot 72 Deposited Plan 520912 Fee Simple Title 0.0821 Ha 822751

Lot 73 Deposited Plan 520912 Fee Simple Title 0.1081 Ha 822752

Lot 102 Deposited Plan 520912 Vesting on Deposit for 0.2740 Ha 822753
Local Purpose Reserve

Lot 100 Deposited Plan 520912 Vesting on Deposit for 0.5086 Ha
Road

Lot 99 Deposited Plan 520912 Fee Simple Title 11.3660 Ha 822754

Area A Deposited Plan 520912 Easement

Area B Deposited Plan 520912 Easement

Area C Deposited Plan 520912 Easement

Area D Deposited Plan 520912 Easement

Area E Deposited Plan 520912 Easement

Area F Deposited Plan 520912 Easement

Area G Deposited Plan 520912 Easement

Area H Deposited Plan 520912 Easement

Area I Deposited Plan 520912 Easement

Area J Deposited Plan 520912 Easement

Area K Deposited Plan 520912 Easement

Area L Deposited Plan 520912 Easement

Area M Deposited Plan 520912 Easement

Area N Deposited Plan 520912 Easement

Area O Deposited Plan 520912 Easement

Area P Deposited Plan 520912 Easement

Area Q Deposited Plan 520912 Easement

Area R Deposited Plan 520912 Easement

Area S Deposited Plan 520912 Easement

Area T Deposited Plan 520912 Easement

Area U Deposited Plan 520912 Easement

Total Area 14.2805 Ha

LT 520912 Title Plan Generated on 08/05/2018 3:53pt Page 2 of 8



Schedule / Memorandum

PATERSONPITTSGROUP

Land Registration District Plan Number

Otago DP 520912

Territorial Authority Job Number
Central Otago District Council C1140_Stg 2

MEMORANDUM OF EASEMENTS

SERVIENT DOMINANT
PURPOSE SHOWN

TENEMENT TENEMENT

Right of Way, Right to convey
A Lot 58 Lot 57

water and sewage
Right of Way, Right to convey

B Lot 65 Lot 62
water and sewage

Right of Way, Right to convey
C Lot 70 Lot 67

sewage

SCHEDULE OF EASEMENTS

| Lot 102 Lot 99
Right to convey water and

electricity
J Lot 21 Lot 99

Right to occupy for bore H Lot 102 Lot 99

MEMORANDUM OF EASEMENTS IN GROSS

SERVIENT
PURPOSE SHOWN GRANTEE

TENEMENT

C & D Lot 70
Central Otago District Council

E Lot 99

G & | Lot 102Right to Convey Water
J Lot 21 Pisa Moorings Utilities Society

K Lot 99 Incorporated

F Lot 64 DP 24318

A Lot 58

Right to Convey Electricity B Lot 62 Aurora Energy Limited

C Lot 70

A Lot 58
Right to convey

telecommunications and B Lot 62 Chorus New Zealand Limited

computer media
C Lot 70

DP 520912 Title Plan Generated on 21/03/2018 11:27am Page 3 of 8



Schedule / Memorandum

PATERSONPITTSGROUP

Land Registration District Plan Number
Otago DP 520912

Territorial Authority Job Number
Central Otago District Council C1140_Stg 2

SCHEDULE OF EXISTING EASEMENTS

SERVIENT
PURPOSE SHOWN DOCUMENT

TENEMENT

Right to Store Water T Lot 99
Tr 5301026.2

Right to Convey Water S Lot 99

Right to Convey Water U Lot 99 Tr 757658.3

SCHEDULE OF EXISTING EASEMENTS IN GROSS

SERVIENT
PURPOSE SHOWN DOCUMENT GRANTEE

TENEMENT

Right to Store Water L, O&P Lot 99 Tr 871359.89 Pisa Moorings
Utilities Society

Right to convey Water M Lot 99 El 10868907.9 Incorporated

Central Otago
Right of Way N, P & Q Lot 99 El 10868907.11

District Council

Right to convey electricity and to Aurora Energy
R Lot 99 El 10868907.12

occupy for transformer Limited

SCHEDULE OF EASEMENT TO BE EXTINGUISHED

PURPOSE SHOWN PLAN DOCUMENT GRANTEE

Pisa Moorings
Right to Convey Water

L DP 511091 Tr 908317 Utilities Society
(in Gross)

Incorporated

Page 2 of 2
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IN THE MATTER of Lots 14 to 24, 56 to 58, 60 to 62, 64 to 65, 67 to 73 and
100 to 102 DP 520912 Being a Subdivision of Lot 10 DP 511091, CFR
784003

AND

IN THE MATTER of resource consent RC 160069 from the Central Otago
District Council to subdivide the above land.

CONSENT NOTICE PURSUANT
TO SECTION 221 OF THE

RESOURCE MANAGEMENT ACT 1991

PATERSON PITTS LIMITED PARTNERSHIP
P O Box 84
CROMWELL



In accordance with conditions of resource consent RC 160069 of the Central
Otago District Council granted pursuant to Section 104, 104B and 104D of the
Resource Management Act 1991 dated 11 May 2016, the following conditions
are to be imposed on an ongoing basis by a consent notice to be registered
against the certificate of title for Lots 14 to 24, 56 to 58, 60 to 62, 64 to 65 and
67 to 73.

15. The consent holder or successor shall be responsible for providing
crossing places and vehicle entrances between the boundaries of Lots
14 - 24, 56, 60, 61, 64, 68, 69, 71 and 72 and the carriageway in Lot
101 in accordance with the Council's Vehicle Crossing Policy, a copy of
which can be obtained from the Council's Assets and Contracts
department.

38. The owner(s) of Lots 14 to 24 is/are aware of and will take all
reasonable and appropriate steps to advise all purchasers, lessees,
licensees or tenants or any other user coming to use having an interest
in Lots 14 to 24 or any part thereof of:

a) The proximity of adjoining viticulture and horticulture properties.

b) The usual incidences of viticulture and horticulture including (but
without limitation), noise, dust, harvesting and associated traffic
movement, spraying; frost protection including windmills,
helicopters, heat pots and sprinklers, and bird scaring including
audible devices, gas guns and nets.

DATED this 5th day of June 2018

SIGNED for and on behalf of the

CENTRAL OTAGO DISTRICT COUNCIL

BY ITS Manager Planning and Environment

(Louise van der Voort)

Pursuant to delegated authority
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CENTRAL OTAGODISTRICT COUNCII

1 Dunorling Street

PO Box 122, Alexandra 9340

New Zealand

+64 3 440 0056

info@codc.govt.nz

www.codc.govt.nz

Certificate issued pursuant to the Resource Management Act 1991

2842184800

RC160069: LOTS 14 TO 24, 56 TO 58, 60 TO 62, 64, 65, 67 TO 73, 99, 100 & 102
DP 520912 BEING A SUBDIVISION OF LOT 10 DP 511091 AND EASEMENT
OVER LOT 64 DP 24318

In the matter of Lots 14 to 24, 56 to 58, 60 to 62, 64, 65, 67 to 73, 99, 100 & 102 DP
520912 being a subdivision of Lot 10 DP 511091 and easement over Lot 64 DP
24318, and pursuant to section 224(c) of the Resource Management Act 1991, I
hereby certify that some of the conditions of subdivision consent have been complied
with and a consent notice prepared for the remaining conditions.

Dated at Alexandra this 8th day of June 2018

LOUISE van der VOORT
EXECUTIVE MANAGER, PLANNING AND ENVIRONMENT
(pursuant to delegated authority)

CENTRAL
OTAGO Regional Identity Partner
A WORLD OF DIFFERENCE
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La n donline 

Title Plan - LT 511091 

Toitu te 
Land whenua f r  

, Information 
New Zealand 

Survey Number LT 511091 
Surveyor Reference C1140 STG 1 RC 160069 
Surveyor Myles Eliot Garmonsway 
Survey Firm Paterson Pitts Partners Ltd (Cromwell) 
Surveyor Declaration 

Survey Details 

Dataset Description LOTS 25 TO 30, 74 TO 82, 10 AND 11 BEING A SUBDIVISION OF LOT 1 DP 409539 AND 
EASEMENT OVER LOT 70 DP 24318 

Status Initiated 

Land District Otago Survey Class Class A 

Submitted Date Survey Approval Date 
Deposit Date 

Territorial Authorities 
Central Otago District 

Comprised In 

CT 0T16B/615 
CT 434926 

Created Parcels 

Parcels Parcel Intent Area CT Reference 
Lot 25 Deposited Plan 511091 Fee Simple Title 0.0976 Ha 783988 
Lot 26 Deposited Plan 511091 Fee Simple Title 0.0978 Ha 783989 
Lot 27 Deposited Plan 511091 Fee Simple Title 0.0987 Ha 783990 
Lot 28 Deposited Plan 511091 Fee Simple Title 0.0900 Ha 783991 
Lot 29 Deposited Plan 511091 Fee Simple Title 0.0903 Ha 783992 
Lot 30 Deposited Plan 511091 Fee Simple Title 0.0796 Ha 783993 
Lot 74 Deposited Plan 511091 Fee Simple Title 0.0830 Ha 783994 
Lot 75 Deposited Plan 511091 Fee Simple Title 0.0809 Ha 783995 
Lot 76 Deposited Plan 511091 Fee Simple Title 0.0860 Ha 783996 
Lot 77 Deposited Plan 511091 Fee Simple Title 0.0844 Ha 783997 
Lot 78 Deposited Plan 511091 Fee Simple Title 0.0691 Ha 783998 
Lot 79 Deposited Plan 511091 Fee Simple Title 0.0818 Ha 783999 
Lot 80 Deposited Plan 511091 Fee Simple Title 0.0672 Ha 784000 
Lot 81 Deposited Plan 511091 Fee Simple Title 0.0959 Ha 784001 
Lot 82 Deposited Plan 511091 Fee Simple Title 0.1375 Ha 784002 
Area A Deposited Plan 511091 Easement 
Area B Deposited Plan 511091 Easement 
Area C Deposited Plan 511091 Easement 
Area D Deposited Plan 511091 Easement 
Area E Deposited Plan 511091 Easement 
Area F Deposited Plan 511091 Easement 
Area G Deposited Plan 511091 Easement 

LT 511091 - Title Plan Generated on 24Y08/2017 2.02,orn Page 1 of? 
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whenua 
, Information KW_IPS, 

New Zealand 

Title Plan - LT 511091 

Created Parcels 

Parcels Parcel Intent 
Area H Deposited Plan 511091 Easement 
Area I Deposited Plan 511091 Easement 
Area J Deposited Plan 511091 Easement 
Area K Deposited Plan 511091 Easement 
Area L Deposited Plan 511091 Easement 
Area M Deposited Plan 511091 Easement 
Lot 10 Deposited Plan 511091 Fee Simple Title 
Lot 11 Deposited Plan 511091 Vesting on Deposit for 

Road 
Area Z Deposited Plan 511091 Easement 

Total Area 

Area CT Reference 

14.2805 Ha 784003 
0.5000 Ha 

16.1203 Ha 

LT 511091 - Title Plan Generetted on 26/06/2017 282pm Page 2 of 7 



edule I Memorandum 

Land Registrat ion District 

Otago 

Terr i tor ia l  Authority 

Central Otago District Council 

PATERSONPITTSGROUP 

Plan Number 

DP 511091 

Job Number 

C1140_Stg 1 

M E M O R A N D U M  O F  EASEMENTS 

PURPOSE SHOWN SERVIENT 
TENEMENT 

DOMINANT 
TENEMENT 

Right of Way A Lot 82 Lot 79 

MEMORANDUM O F  EASEMENTS IN GROSS 

PURPOSE SHOWN SERVIENT 
TENEMENT 

GRANTEE 

Right to Convey Water 

A Lot 82 

Pisa Moorings Utilities Society 
Incorporated 

B Lot 28 

C Lot 10 

D Lot 70 DP 24318 

Right to Convey Water & 

Right to Convey Sewage 
A Lot 82 

Central Otago District Council 

Right of Way K,? & G Lot 10 

Right to Convey Electricity A Lot 82 Aurora Energy Limited 
Right to convey 

telecommunications and 
computer media 

A Lot 82 Chorus New Zealand Limited 

Right to occupy for transformer Z Lot 10 Aurora Energy Limited 

SCHEDULE O F  EXISTING EASEMENTS 

PURPOSE SHOWN SERVIENT 
TENEMENT 

DOCUMENT 

Right to Store Water F Lot 10 
Ti 5301026.2 

Right to Convey Water E Lot 10 

Right to Convey Water M Lot 10 Tr 757658.3 

SCHEDULE OF EXISTING EASEMENTS IN GROSS 

PURPOSE SHOWN 
SERVIENT 

TENEMENT DOCUMENT GRANTEE 

Right to Convey Water L Lot 10 Tr 908317 Pisa Moorings 
Utilities Society 

Incorporated Right to Store Water J, I & H Lot 10 Tr 871359.89 

SCHEDULE O F  EASEMENTS TO BE EXTINGUISHED 

PURPOSE SHOWN PLAN DOCUMENT GRANTEE 

Right to Convey Water 
(in Gross) 

b - c DP 409539 Ti 871359.89 
Pisa Moorings 
Utilities Society 

Incorporated 

Right of Way (in Gross) D, E & G DP 409539 El 7857730.7 Central Otago 
District Council 

DP 511091 -Ti t le  Plan Generated o n  26/06/2171 2.02pm Page 3 of 7 
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Surrender of Easements- - DP 409539

Resolved that pursuant to Sec 243 (f) (ii) of the Resource Management Act 1991, the
Central Otago District Council consents to the cancellation of easements D, E & G shown on
DP 409539 being a right of way in favour of Central Otago District Council.

Dated at Alexandra this 4 day of July 2017

-
Manager Planning and Environment

(pursuant to delegated authority)

CENTRAL
OTAGO Regional Identity Partner
A WORLD OF DIFFERENCE



Certificate issued pursuant to the Resource Management Act 1991 

2842184800 

RC160069: LOTS 25 TO 30, 74 TO 82, 10 AND 11 BEING A SUBDIVISION OF LOT 
1 DP 409539 AND EASEMENT OVER LOT 70 DP 24318 

In the matter of Lots 25 to 30, 74 to 82, 10 and 11 being a subdivision of Lot 1 DP 
409539 and easement over Lot 70 DP 24318, and pursuant to Section 224(c) of the 
Resource Management Act 1991, I hereby certify that some of the conditions of 
subdivision consent have been complied with and a consent notice has been 
prepared for the remaining conditions. 

Dated at Alexandra this 20th day of July 2017. 

Louise van der Voort 
Executive Manager, Planning and Environment 
(pursuant to delegated authority) 
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CENTRAL OTAGO DISTRICT COUNCIL 

PISA MOORINGS VINEYARD LIMITED, PISA MOORINGS: RC 070423 

Pisa Moorings Vineyard Limited has made application for subdivision consent to create 44 
allotments, 41 for the purposes of residential activity, two rural allotments and one allotment 
to vest as Road. The application was amended at the hearing as described below. Land 
use consent is sought to breach the bulk and location and colour palette requirements of the 
Rural Resource Area and to erect dwellings on land subject to a hazard. The site subject to 
the application is described as Lot 4 DP 326731, as contained in Certificate of Title 108495, 
at the Otago Land Registry. 

The Council has given consideration to the information submitted in support of the 
application and to the additional submissions and information presented by Messrs Dymock 
and McKay who appeared in support of the application at the hearing. Consideration has 

•also been given to the additional information provided by I Paterson, A Phillips for Transit 
New Zealanct,-H & S Kidd, R A Christian for R A &H  B Christian, D J & A L  Lyon, and B & A 
Perry who appeared in support of their submissions at the hearing. Further evidence in 
support of the submission by R S Perriam that was emailed to the Council on 11 February 
2008 was also tabled at the hearing. The Council confirms that consideration has been 
given to the contents of all submissions lodged in response to the application that are 
summarised at Annex 1 to this decision. 

The site is zoned Residential Marina and Rural 1 Zone in the Vincent Section of the Central 
Otago Transitional District Plan. Provision is made in the Rural 1 Zone for the creation of 
allotments that are capable of use as independent farming properties. Provision is made in 
the Residential Marina Zone for subdivision creating allotments with a minimum allotment 
area of 1000m2 under Rule 4.5.7.4 provided certain requirements are met. The proposal is 
non-complying in terms of the Transitional District Plan as allotments having an area of less 
than 1000m2 are proposed in the Residential Marina Zone. The site is located within the 
Rural Resource Area and the Residential Resource Area (11) in the Proposed Central Otago 
District Plan (as amended by Council decisions). The proposal to subdivide land in the Rural 
Resource Area is a non-complying activity in terms of Rule 4.7.5(iii) (incorporating Variation 

• 1 )  as an average allotment area less than 8 hectares and an allotment area less than 2 
'hectares is to be created in the subdivision. The subdivision of land that is likely to be 
subject to material damage from inundation is a discretionary activity in the Rural Resource 
Area in terms of Rule 4.7.4(iii)(d); and is a discretionary activity in the Residential Resource 
Area (11) in terms of Rule 7.3.4(ii). Rule 7.3.3(i)(c) provides for the creation of allotments 
with a minimum area of 400m2 where there is a reticulated sewerage system as a 
discretionary (restricted) activity in the Residential Resource Area (11). Rule 4.7.5(i) 
confirms that any building to be erected on land in the Rural Resource Area likely to be 
subject to material damage from inundation is a non-complying activity; and building on such 
land in the Residential Resource Area (11) is a non-complying activity in terms of Rule 
7.3.5(ii). The applicant advises that Lots 1 — 3 are subject to flooding from Five Mile Creek. 
The proposal breaches Rule 4.7.6A(a) as a 10 metre yard is not to be adhered to. A breach 
of Rule 4.7.6A(a) is a discretionary (restricted) activity in terms of Rule 4.7.3(i). The 
proposal also breaches Rule 4.7.6D(a) which confirms that new and relocated buildings shall 
be finished in tones and colours in the range of browns, greens, grey blue, greys, creams, 
terracotta, tussock and dark reds. A breach of Rule 4.7.6D(a) is a discretionary (restricted) 
activity in terms of Rule 4.7.3(iii). The proposal has been considered as an application for 
subdivision and land use consent to a non-complying activity pursuant to sections 104, 104B 
and 104D of the Resource Management Act 1991. 
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Information submitted in support of the application confirms that the applicant intends to 
subdivide the subject site in accordance with the plan of subdivision being C1140_SCM_3A 
prepared by Paterson Pitts Partners Limited and dated 6 November 2007 which is attached 
to the application. The site of the proposed subdivision has an approximate area of 16.393 
hectares and the plan of subdivision provides for land adjacent to Pisa Moorings Road and 
Missy Crescent and for an intervening strip of land between the two roads to be subdivided 
for residential purposes, with vineyards to be retained on two large allotments adjacent to 
State Highway 6 and Ferry Lane at Pisa Moorings. 

As a preliminary matter it is noted that in 1997 the site subject to the application was granted 
resource consent to create 54 allotments of 400m2 or greater in area and that land use 
consent was granted to construct duplex apartments on most of these allotments to a 
common design theme, in conjunction with a vineyard development. The applicant advises 
that this consent that was granted on 26 November 1997 (RC 970076) has lapsed, but was 
translated into the amended Proposed District Plan as Residential Resource Area RRA(11) 
as shown on Map 29. Since 1997 the applicant has established the vineyard component of 
the development, but advises that it is now apparent that there is no market demand for the 
duplex apartment concept. The applicant advises that it has now been decided to proceed 
with a conventional fee simple subdivision of the site, and that subsequent owners will erect • individual dwellings on the allotments, to their own designs. 

The site to be subdivided (CT 108495) has legal road frontage onto State Highway 6, Pisa 
Moorings Road, Ferry Lane and Missy Crescent. The site is bound by State Highway 6 to 
the west, Pisa Moorings Road to the south, Ferry Lane to the east, and Missy Crescent to 
the north. 

The site is described in the application as comprising three landscape elements. The first 
landscape element is described as a flat top terrace beside State Highway 6. This terrace 
has been planted out in a vineyard and is screened from State Highway 6 by a shelter belt 
and by the permanent cherry nets on the adjoining property to the north. The top terrace 
also has an irrigation dam and the water storage tanks for the Pisa Moorings subdivision. 
The second landscape element is a terrace riser falling from 205m asl to 197.5-200m asl. 
The third landscape element is a bottom terrace between Ferry Lane and the foot of the 
terrace riser, which also backs onto existing houses on Ferry Lane. This lower terrace has 
been planted out in a vineyard. 

Subdivision 
The subdivision is shown on the plan of subdivision C1140_SCM_3A prepared by Paterson 
Pitts Partners Limited and dated 6 November 2007. Mr Dymock amended the plan at the 
hearing to have Lots 1 — 3 shown as one allotment, with any dwelling on the resultant 
allotment to be located within the former Lot 3. The subdivision is now to comprise of the 
following. 

• Lots 1/3, 4 — 32, 34 — 37, 39 — 43 (39 lots in total) are to be residential building 
allotments which vary in size from 629m2 to 2393m2. 

• Lot 33 is to have an area of 1.33 hectares and is to vest in Council as Road. 

• Lot 38 is to have an area of 4.79 hectares and is to be retained by the applicant as a 
vineyard. 

• Lot 44 is to have an area of 7.04 hectares and is to be retained by the applicant as a 
vineyard. 

SAIResource Consents\Correspondence\07\070423.doc 2 



The applicant advises that the residential allotments that are to be built on are generally 
located on the terrace riser in accordance with the original concept for the Residential 
Resource Area (11). No dwellings are intended to be erected on Lot 38 and Lot 44. 

Access to the subdivision is to be achieved from Pisa Moorings Road via the proposed 
subdivisional road (Lot 33) as shown on the plan of subdivision. The applicant advises that 
the proposed subdivisional road is now located at the foot of the terrace riser, instead of on 
the top of the terrace as shown on Planning Map 29. The applicant considers that this has 
several advantages as follows: 

• "The road and associated effects (traffic lights at night and street lighting) will not be 
visible from State Highway 6. 

• Much better access to the type of houses likely to be built on the allotments will be 
provided. It is expected that most dwellings will have basement level garages, with 
the houses built up the slope for the lake views. The old concept proved to be a 
major marketing disincentive, as garages would have to be cantilevered out from an 
upper road over living areas that would not have lake views. 

• There will be a high standard link route provided from Missy Crescent to Pisa 
Moorings Road, bypassing Ferry Lane. The Ferry Lane carriageway is narrow and 
winding with no kerb and channel or footpaths and was not really designed for the 
amount of through traffic now being generated by the Pisa Village and Pisa North 
developments. 

• Current urban design practice is to optimise linkages to encourage movement 
between neighbourhoods and pedestrian/cycle usage and to reduce usage of cul-de- 
sacs as much as practicable. The long cul-de-sac servicing many allotments, as 
originally provided for, are no longer considered to be good urban design." 

The applicant advises that the proposed subdivisional road (Lot 33) is to be constructed to 
the standard of the typical cross section standard as shown on the plan of subdivision. The 
proposed road is to have a 20 metre wide legal road reserve, a 8.5 metre wide carriageway 
with mountable kerb and channel, and a 1.5 metre wide footpath on the north-west side of 
the road. The applicant advises that the proposed construction standards comply with Table 
3.1 'Residential Local Road' of Council's Addendum to NZS 4404:2004. 

The applicant advises that the pavement design is to be in accordance with Austroads and 
NZS 4404:2004. Pavements are to be either segmented concrete block pavers or asphaltic 

0 concrete or two coat chip seal or some combination of the above, for road carriageways. 
Footpaths are to be either concrete or concrete block pavers or asphalt concrete. The 
applicant advises that the depth of the proposed pavement layers are to be determined from 
insitu CBR's and Austroads Pavement Design Figure 8.4. The applicant advises that an 
additional subgrade improvement layer is likely to be required, due to the presence of deep 
silts underlying the road alignment. 

Access to Lots 39 - 43 is to be from Pisa Moorings Road. Access to Lots 1/3 — 8, 10, 12 - 32 
is to be from the subdivisional road (Lot 33). Access to Lots 34-37 is to be from Missy 
Crescent. Mr Dymock confirmed at the hearing that there will be no direct access for Lot 44 
to State highway 6, and that access to Lot 44 is to be achieved from Missy Crescent. 

Access to Lots 9 and 11 is to be via rights of way A and B from the subdivisional road as 
shown on the plan of subdivision. Right of way A and B is to be constructed to the standard 
of Table 3.1 Private Way 2-4 lots of Council's Addendum to NZS 4404:2004 to include a 6 
metre legal width, and a 4.0 metre carriageway with mountable kerb one side and nib kerb 
on the other. 

The applicant proposes that accesses to serve Lots 1/3- 8, Lot 10 and Lots 12 - 43 are to be 
constructed by the new owner(s) of each allotment at the time a dwelling is erected on any 
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allotment. Accesses to serve Lots 9 and 11 and Lot 44 are to be constructed to Council's 
standard requirements off Missy Lane and the subdivisional road. 

Domestic water is to be supplied to the subdivision via a connection to the water scheme 
installed in the context of the adjoining Pisa Village subdivision. Correspondence from Duff ill 
Watts & King Limited dated 1 October 2003 confirms that there is sufficient capacity within 
the scheme for the proposed subdivision. Duffill Watts & King Limited state as follows: 

"We confirm that the water supply design has taken into account Pisa Moorings 
Vineyard Limited water requirements. Our design assumes that Pisa Moorings 
Vineyard Subdivisions is supplied by a 150mm dia. water main from Pisa Village 
Subdivision. This will provide water at a pressure and flow in accordance with the 
requirements of NZS 4404:1981 and New Zealand Fire Service. Code of Practice for 
Fire Fighting Water Supplies. The water demand is as required by CODC in their 
resource consent conditions. 

Water treatment will meet the requirements of the New Zealand Drinking Water 
Standards through disinfection. We cannot comment on Ministry of Health 
compliance for water grading as this is reliant on monitoring, supervision and quality 
control, which we have no control of. However, given that the system will be taken 
over by CODC who have suitable quality control and qualified personnel, then the 
system should be capable of obtaining a A '  grade." 

The applicant advises that an existing 225mm diameter watermain, owned by Pisa Moorings 
Utility Society Incorporated, will need to be relocated through Lot 23 as shown on the plan of 
subdivision. A new 175mm water main is proposed to be constructed for the full length of the 
subdivision road in Lot 33. 

Wastewater is to be disposed of from the subdivision via the Lowburn sewer. The applicant 
advises that an upgrade of the overflow storage capacity of the existing sewer pump station 
will almost certainly be required and possibly an upgrade of the pumps. It is proposed that 
detailed investigations into these matters will be done at the time of application for 
engineering approval under NZS 4404:2004. Any upgrade required to the sewer pump 
station is to be done at the applicant's expense. 

Stormwater is to be disposed of from the subdivisional road carriageway to ground by way of 
Caudwell type soakpits, one per catch pit. 

Telecommunications and electricity services are to be provided to the subdivision. Email 
correspondence from Telecom New Zealand Limited dated 29 October 2007 and 
correspondence from Delta Utility Services Limited dated 30 October 2007 confirms that 
telecommunications and electricity services can be provided to the subdivision. 

The applicant advises that proposed Lots 1, 2 and 3 are subject to a flood risk from Five Mile 
Creek, principally due to the reported inadequacy of the existing culverts under State 
Highway 6 and Pisa Moorings Road. The applicant has commissioned David Hamilton & 
Associates Limited to undertake a flood hazard assessment relating to Five Mile Creek and 
the impact on the proposed subdivision. In a report dated October 2007 Mr Hamilton for 
David Hamilton & Associates Limited states as follows: 

"There is a potential risk of flooding from Five Mile Creek to Lots 1 and 2 on the 
proposed Pisa Moorings Vineyard Limited subdivision. This risk arises from under 
sized culverts on both the State Highway and the Pisa Moorings Road. In a 
significant flood event these culverts will have insufficient capacity and flood waters 
will overtop the roads. The State Highway flows will either get back into the channel 
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or head south down the State Highway and away from the subdivision. This is aided 
by the water race embankment that crosses below the State Highway." 

Mr Hamilton promoted mitigation measures for Lots 1, 2 and 3. As noted above Lots 1 — 3 
are now to be held in one parcel, with any dwelling to be located on Lot 3. 

The applicant originally advised that the water race adjacent to Lots 1 - 9 and Lot 11 was to 
be decommissioned as the Perriam Cove development to the south has made this water 
race obsolete. Mr Perriam has advised that he holds a water right and that the water race is 
subject to an easement. Mr Dymock confirmed at the hearing that the decommissioning 
proposal has been withdrawn, pending further negotiation between parties. 

The pond and mound within Lot 43 and adjacent to the Ferry Lane and Pisa Moorings Road 
intersection is proposed to be removed. The applicant advises that the original developer of 
these features made no provision for their ongoing ownership and maintenance or for water 
supply thereto and that the pond and mound are currently in a derelict state. Several 
submitters have expressed concern at the aspect of the proposal, and it is noted that the 
pond and mound were to be subject to an easement in the context of RC 970076. Mr 
Dymock emphasised that the applicant does not wish to keep the entrance/water feature on • its land for a variety of reasons which he traversed at the hearing. 

Due to the proximity of vineyards to the subdivision the applicant proposes to impose the 
Council's standard condition (subject to consent notice) with respect to reverse sensitivity on 
the titles to Lots 1/3 - 32 and Lots 34 — 43. Mr Dymock advised that conditions of land use 
consent relating to vineyard operations within the subdivision have lapsed, and that this land 
is now subject to a Rural Resource Area status. Mr Dymock submitted that the existing 
vineyard is not subject to the conditions of consent in RC 970076. 

The applicant has advised that the subdivision may be staged and seeks a generic condition 
with respect to easements for services. 

Land Use 
The plan of subdivision confirms that Lot 1 is contained entirely within the Rural Resource 
Area and that Lots 2/3 — 32 and Lots 34 — 37 are partly within the Rural Resource Area and 
partly within the Residential Resource Area (11). The applicant considers that it is 
impossible to erect a dwelling on these allotments in compliance with the bulk and location 
requirements of the Rural Resource Area. The applicant also considers that the rural colour 

• palette in terms of Rule 4.7.6D(a) is overly restrictive for what are essentially residential 
allotments. Mr Dymock confirmed at the hearing that the applicant would be agreeable to a 
colour palette applying to Lots 13 — 32, being the allotments on the terrace riser. Consent is 
sought to breach Rule 4.7.6D(a) for dwellings on Lots 1/3 — 12 and 34 — 37. 

In essence the applicant seeks a generic land use consent to erect dwellings on Lots 1/3 — 
32, 34 — 37 that breach Rule 4.7.6A of the amended Proposed District Plan. It is requested 
that a condition of land use consent be such that dwellings on Lot 1 and on those parts of 
Lots 2 — 32, 34 — 37 within the Rural Resource Area comply with Rule 7.3.6 being the bulk 
and location requirements of the Residential Resource Area. In essence these standards 
apply in the context of the Residential Resource Area (11); and in the Residential Resource 
Area (3) that applies to land elsewhere at Pisa Moorings (and at Pisa Village and Pisa 
North). 

The applicant advises that the reasons why the proposed residential allotments do not 
coincide exactly with the Residential Resource Area (11) boundary are as follows:- 

The changed roading alignment. 
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.... The RRA (11) zone is not deep enough for normal fee simple allotments that are 
large enough to enable modern — stand alone dwellings to be erected on them. The 
RRA (11) zone was designed to accommodate small 400m2 allotments with duplex 
two storey apartments on them. It is also noted that the proposed allotments are also 
significantly wider than the originally designed duplex apartment lots. This means 
that there are now 41 residential allotments, instead of the originally planned 58 
duplex apartment lots." 

The applicant requests that a land use consent condition be applied to Lots 1/3 consistent 
with the proposed conditions of subdivision consent (to be subject to a consent notice) to 
deal with the flood risk. 

An extension to the normal five year time limit for a land use consent is requested. The 
applicant advises that it may be 3 — 8 years before all stages of the subdivision are 
completed and that experience shows that it will take up to a further 10 years for the building 
of dwellings to be completed on all lots. At the hearing Mr Dymock advised that a land use 
consent period of 15 years is considered to be reasonable by the applicant in these 
circumstances. 

• Mr Paterson expressed concern at the adequacy of the State Highway 6 intersection and 
Ferry Lane, but confirmed that he supported construction of the proposed new road on Lot 
33. Mr Paterson questioned what measures are to be taken with respect to upgrading the 
State Highway 6 intersection. Mr Paterson also considered that the original conditions of 
consent relating to vineyard operations should be adhered to. 

• 

Mr Phillips of Transit New Zealand confirmed that Transit is comfortable with conditions 
which have been agreed to by the applicant. He emphasised that fencing should be 
established along the State Highway 6 frontage of Lot 44 to prevent direct access from the 
highway. Mr Phillips tabled a draft plan which showed the intersection upgrading proposed 
for State Highway 6 and Pisa Moorings Road, including the entrance to the Perriam Cove 
subdivision. 

Mr and Mrs Kidd supported the proposed road at the base of the terrace (in Lot 33) as they 
considered that Ferry Lane is not suited to carrying additional traffic. Mr and Mrs Kidd were 
also concerned at vineyard operations and also noted that the proposed subdivision will 
result in the roading and some allotments encroaching onto the existing vineyard, and 
headlands. 

Mr and Mrs Kidd also expressed concern at development which would project above the 
terrace, as this would affect skyline views. They also supported the retention of Lots 1 and 
or 2 as part of the rural allotment (Lot 44). They emphasised that the pond and mound 
features provide an attractive amenity area which had been a feature of the marketing of the 
Pisa Moorings subdivision. Mr and Mrs Kidd also expressed concern at potential dust 
effects associated with the construction of the subdivision. 

Mr Christian supported cul-de-sacs rather than a through road in Lot 33. He noted that road 
humps had not proven successful as traffic calming features in Christchurch. Mr Christian 
noted that a plan tabled by Mr Dymock (which purported to show existing reserves) did not 
distinguish between Council reserves and LINZ owned land. Mr Christian also noted the 
potential to require a reserves contribution in land rather than money in the context of the 
proposed subdivision. 

Mr Lyon referred to the contents of his written submission. Mr Lyon emphasised that the 
submitters valued the pond and mounding at the entrance to the Pisa Moorings subdivision, 
and he considered that it would be easy to reactivate the pond and make it fully operational. 
Mr and Mrs Lyon also noted that the pond encroaches into the road reserve of Ferry Lane. 
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Mr and Mrs Lyon emphasised that the pond and mound area (and other reserve areas at 
Pisa Moorings) have previously been maintained by the Pisa Moorings Amenities Society, 
and he disputed the applicant's description of the mound and pond area as derelict. 

Mr and Mrs Lyon promoted that Lots 1 — 4 be retained as a reserve, and referred to the 
history of flooding in this locality. They also supported the use of a colour palette and 
expressed concern at the potential effects of activity at the vineyard and the 20 year consent 
that had originally been sought by the applicant. 

Mr Perry expressed concern at the size of the proposed allotments, which he considered 
were narrow, and he also expressed concern at the obstruction which may occur through the 
parking of boats in the subdivision. Mr Perry expressed concern at the effects of the 
subdivision on the profitability of the vineyard, and he emphasised that residents at Pisa 
Moorings enjoy a semi rural lifestyle. Mr Perry considered that high density development will 
lower property values considerably in the area. 

Mr Perry also expressed concern at the intersection of Pisa Moorings Road and State 
Highway 6, and considered that another exit to State Highway 6 is needed to the north of 
Pisa Village. 

Mrs Perry referred to a brochure "we can make a difference" and considered that processing 
of the application should be delayed to enable further consideration to occur. She 
emphasised the value of the terrace which provides a view towards Sugarloaf. 

In his reply Mr Dymock confirmed that the applicant now accepted a colour palette with 
respect to Lots 13 -32 and he proposed a condition to the effect that any building not project 
more than 3 metres above the top of the terrace riser on Lots 13— 31. He considered that 
Lots 1 and 2 would be better maintained as part of a residential allotment including Lot 3, 
rather than being in the residual Lot 44. Mr Dymock also emphasised that upgrading of the 
Pisa Moorings Road/State Highway 6 intersection is imminent and that the applicant is 
agreeable to removing an informal access to Lot 38 which exists from Ferry Lane over Lot 
64 DP 24318 (a reserve). 

Discussion 
Intensive subdivision and development in the Rural Resource Area can detract from amenity 
values. The amended Proposed District Plan therefore controls the size of allotments in 
rural subdivision to control the density and intensity of development. The effect of the 
subdivision will be to produce a denser form of subdivision than is envisaged in the Rural 
Resource Area in terms of Variation 1. Variation 1 was publicly notified on 2 July 2005. As 
the average area of allotments to be created is less than 8 hectares and as allotments (that 
are located in the same title as land in the Rural Resource Area) of less than 2 hectares are 
to be created, the subdivision is a non-complying activity in terms of Rule 4.7.5(iii) as 
amended by Variation 1. This status applied prior to the variation (in terms of the 2 hectare 
minimum lot area breach). 

In essence the subdivision will result in a technical breach of Rule 4.7.5(iii) as the property is 
part located in the Rural Resource Area. Most allotments are located primarily in the 
Residential Resource Area (11) where a minimum lot size of 400m2 is provided for. In some 
instances allotments are created that are entirely or are in large part located in the Rural 
Resource Area. The Council considers that the benefit of creating such additional allotments 
as residential allotments is relevant when considering alterations to the subdivision design, 
particularly the avoidance of development on Lot 1 and 2 and its environs in particular and 
the retention of the mounding and pond that encroach onto Lot 43. The Council's general 
conclusion is that any adverse effects associated with the breach of the subdivisional rules 
that apply in the context of the Rural Resource Area are no more than minor. 
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Rule 7.3.3(i)(c) provides for the subdivision of land to create allotments having an area of 
400m2 or greater in the Residential Resource Area (11) where there is a reticulated 
sewerage system. The Council acknowledges that the proposed subdivision creates 
allotments that satisfy Rule 7.3.3(i)(c) as this relates to land in the Residential Resource 
Area (11). 

Subdivision of this land will facilitate residential development by creating 38 residential 
allotments (as provided for in the conditions) and the use of this land for residential purposes 
will be in keeping with the Residential Resource Area (11) status of this locality. The Council 
therefore considers that any effects associated with the proposed subdivision are likely to be 
no more than minor and can be mitigated by adherence to appropriate conditions of consent. 

Several submitters have suggested that Lot 33 not be constructed as a through road 
between Pisa Moorings Road and Missy Crescent. Submitters who appeared at the hearing 
expressed conflicting views on whether a through road or cul-de-sacs were appropriate. The 
Council has concluded that a through road (as proposed by the applicant) is appropriate. In 
this context Mr Dymock advised that speed control could be achieved by narrowing the 
vehicle pavement width at intervals with contrasting pavement treatment (eg cobblestones) 
and placement of landscaping. Mr Dymock also considered that provision could be made in • roading design to facilitate walking and cycling. 

The Council has concluded that it is appropriate for Lots 1 — 3 to be held in one allotment, 
with any dwelling or accessory building to be located on Lot 3. This will serve to maintain an 
attractive entrance to Pisa Moorings Road, and will also serve to avoid and mitigate the flood 
hazard which has been discussed in Mr Hamilton's report. 

The Council acknowledges that several submitters have expressed support for the retention 
of the pond and mounding that are located on Lots 38 and 43, and the road reserve of Ferry 
Lane. This can be achieved by requiring that Lot 43 and a portion of Lot 38 be vested in the 
Council as reserve, that would be managed in conjunction with other reserves at Pisa 
Moorings. Reserve status avoids issues with respect to the fencing of the pond, and will 
also facilitate any future upgrading that may be required at the entrance to Ferry Lane in 
future. It is anticipated that such reserve will have an area of approximately 1500m2, and it 
is anticipated that there may be some adjustment to the boundary between Lot 42 and 43 to 
allow for the creation of a reserve having such an area. 

Following consideration of the information provided by the applicant, including the 
correspondence from Duffill Watts and King Limited, the Council's conclusion is that any 
adverse effects in terms of the provision of services can be avoided or mitigated through 
adherence to appropriate conditions of consent, including conditions based on 
recommendations from the Council's consultant engineers MWH New Zealand Limited which 
require, amongst other matters, the upgrading of Pisa Moorings Road adjacent to the 
subdivision. 

Consent to the application for land use consent with respect to yard requirements is 
reasonable, having regard to the Residential Resource Area (11) which applies to much of 
the land to be subdivided into residential allotments. The applicant anticipates that dwellings 
will be built on the terrace riser in Lots 13-32, and has advised that the terrace riser falls from 
205m as1 to 197.5-200m asl. Several submitters have expressed concern at the prospect of 
dwellings projecting above the terrace riser, and have referred to views of the Sugar Loaf 
landform (terrace riser) that is visible to residents in this direction. 

The Council considers that it is appropriate for a height limit to be placed on dwellings on the 
terrace riser. Mr Dymock advised that it would not be practical to limit the height of 
dwellings to the line of the terrace riser, and promoted a condition to the effect that any 
building be no higher than 3 metres above the terrace riser as measured at the north-west 
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boundary of the allotment concerned. The Council considers that such an approach is 
reasonable, and notes that the terrace riser is predominantly in the Residential Resource 
Area (11) which would otherwise enable more substantial dwellings to be built on this land. 
Such an approach will enable residents of Lots 13-31 to enjoy views towards the lake, while 
mitigating the effects of a breach of the line of the terrace for those viewing Lots 13-31 and 
the landform beyond from within the nearby Pisa Moorings and Pisa Village subdivisions, or 
from the direction of State Highway 6. Other allotments will be subject to the normal rule 
governing height in the Residential Resource Area (11). 

Colour is a relevant consideration given the elevated nature of the terrace. The Council 
considers that it is reasonable to require that dwellings be finished in natural tones to avoid 
visual detraction on Lots 13-32. Again the Council considers this to be a reasonable 
requirement, given that land in the Rural Resource Area is to be used to create a viable 
urban subdivision. 

The Council's conclusion is that any adverse effects of the proposed land use activity can be 
mitigated by adherence to appropriate conditions of land use consent. 

The relevant objectives and policies of the amended Proposed District Plan have passed the 
stage where they can be affected by submission and appeal. The relevant objectives and 
policies in the Residential Resource Area include Objectives 7.1.1 and 7.1.2 and Policies 
7.2.1, 7.2.6 and 7.2.7. In terms of Objectives 7.1.1 and 7.1.2 and Policies 7.2.1, 7.2.6 and 
7.2.7 the proposed subdivision creates allotments for future residential activity. The area of 
these allotments exceeds that required in the Residential Resource Area (11) and the 
Council considers that conditions of consent can be applied to ensure that adverse effects 
on the character and amenity values of the Pisa Moorings and Pisa Village residential area 
are avoided or mitigated. The Council considers that the proposal is consistent with these 
objectives and policies. 

The relevant policies and objectives in the Rural Resource Area include Objectives 4.3.1 and 
4.3.2 and Policies 4.4.1 and 4.4.10. In terms of Objectives 4.3.1 and 4.3.2 and Policy 4.4.1 
and Policy 4.4.10 the effects of subdivision can be managed in this instance to ensure that 
any adverse effects on landscape and amenity values are avoided, remedied or mitigated. 
Adverse effects on the open space, landscape, natural character and amenity values of the 
rural environment will be avoided as land subject to application is contained in two resource 
areas with residential subdivision and development anticipated in the Residential Resource 
Area (11); and as the status quo is to be maintained to the extent that much of the land in 
the Rural Resource Area will remain in large certificates of title (in Lot 44 and Lot 38) 
following subdivision. The Council therefore does not consider that the proposal is contrary 
to these objectives and policies. 

Precedent is a matter for consideration in terms of section 104(1)(c) of the Act. In this 
instance the proposed subdivision is essentially a technical breach of the subdivisional rules 
that apply in the Rural Resource Area. The Council also notes that non-compliance occurs 
because of the fact that the land subject to application is subject to two resource areas of the 
site and due to the flooding hazard which will be mitigated by the amendments that have 
now been proposed with respect to Lots 1 — 3, and by the conditions promoted based on the 
advice of Mr Hamilton. In all the circumstances the Council considers that the subdivision 
will not establish a significant precedent particularly as the site is unique having regard to the 
presence of land in the Residential Resource Area (11). 

The application does not conflict with any national or regional planning document nor with 
the purpose of the Act which is to promote the sustainable management of natural and 
physical resources of the District nor to any other matter referred to in Part II of the Act. 
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Having regard to the reasons detailed above, the Council has resolved pursuant to sections 
104, 104B and 104D of the Resource Management Act 1991 to grant consent to the 
applications, subject to the following conditions: 

Subdivision 
1. The plan of subdivision shall be amended as follows: 

a) Lots 1 — 3 shall be shown as one allotment. 

b) Any dwelling or accessory building on the one allotment comprising Lots 1 - 3 
shall be located on what is currently shown as Lot 3. 

Note: Condition 1(b) shall be subject to a consent notice that shall be registered 
pursuant to section 221 of the Resource Management Act 1991 and the area 
to which dwellings and accessory buildings shall not be located shall be 
identified on the survey plan submitted for section 223 certification. 

c) Lot 43 shall be enlarged to include the mound and pond. Lot 38, and the 
boundary between Lots 42 and 43 is permitted to be adjusted, so that the 
enlarged Lot 43 has an area of approximately 1500m2. 

2. The subdivision may be staged, and all conditions relevant to a stage shall be 
complied with prior to section 224(c) certification. 

3. All subdivisional designs and approvals are to be in accordance with NZS 4404:2004 
and the CODC Addendum, which is the Council's Code of Practice for Urban 
Subdivision as modified by these conditions of consent. 

4. All easements shown on the amended plan of subdivision shall be duly granted or 
reserved. 

5. Any other easements required to protect access to services shall be duly granted or 
reserved. 

6. Any earthworks within the subdivision shall be certified by a suitably experienced 
engineer in accordance with NZS 4404:2004 (Clause 2.7 and Schedule 2A) and NZS 
4431:1989. The consent holder shall take the best practicable option to avoid or 
mitigate dust effects during earthworks. 

7. The portion of Pisa Moorings Road between the entrance to the Pisa Cove 
development and Lot 33 shall be upgraded in accordance with Table 3.1 of the 
Council's Addendum to NZS 4404:2004 to the following standard: 
a) Carriageway widened to 10 metres 
b) Pavement design to be in accordance with NZS 4404:2004 and CODC 

Addendum 
c) Subgrade CBIR>7 
d) Two coat Grade 3/5 chip seal or widening 
e) A standard 1.5 metre wide concrete, paving block or asphaltic concrete 

footpath shall be constructed over the full length of the subdivision on the 
north side of the road and extended as required to provide continuity with the 
footpath/cycleway installed under the adjacent RC 060319 development 

f) 100mm depth clean topsoil between footpath and road boundary formed at 
4% crossfall, trimmed and grassed to a mowable standard. 

9) Cut/fill batters outside road boundaries with maximum 4:1 gradient to match 
existing ground. 
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h) Street lighting to be in accordance with NZS 4404:2004 and accepted urban 
standards. 

8. The carriageway of the subdivisional road (Lot 33) shall be constructed in 
accordance with NZS 4404: 2004 and the CODC Addendum subject to the following:- 
a) Comply with the Residential Local Road classification under NZS 4404:2004 

Addendum Table 3.1 
b) Clear visibility to be provided along Pisa Moorings Road and Missy Crescent 

in both directions from the subdivision road (Lot 33) intersections in 
accordance with Table 12.1 in Rule 12.7.1(ii) of the District Plan 

c) Connect with existing sealed carriageway at Pisa Moorings Road and Missy 
Crescent. 

d) 8.5 metre seal width located centrally in 20 metre wide road reserve 
e) Pavement design in accordance with NZS 4404:2004 and Addendum 
f) Subgrade CBR>7 
g) 30mm compacted depth asphaltic concrete, two coat Grade 3/5 chip seal or 

concrete paver surfacing 
h) Mountable kerb and channel on both sides of carriageway over 75mm 

compacted depth AP40 metal 
i) Cut/fill batters outside road boundaries with maximum 4:1 gradient to match 

existing ground 
j) Street lighting in accordance with NZS 4404 and accepted urban standards 
k) All necessary traffic signs and road marking to be provided 
I) A standard 1.5 metre wide concrete, paving block or asphaltic concrete 

footpath shall be constructed on the north side of the road 
m) 100mm depth clean topsoil between kerb/footpath and road boundary formed 

at 4% crossfall, trimmed and grassed to a mowable standard 

9. Provision shall be made in the construction of the carriageway of the subdivisional 
road (Lot 33) for traffic calming and street plantings, and to facilitate walking and 
cycling access. 

10. The carriageway within rights of way A and B serving Lots 9 and 11, shall be 
constructed in accordance with NZS 4404:2004 and the CODC Addendum subject to 
the following: 
a) A minimum 4.0 metre seal width located within a minimum 6.0 metre wide 

corridor. 
b) Pavement design to be in accordance with NZS 4404:2004 and CODC 

Addendum. 
c) Either 

(i) Two coat chip seal. Grade 3 and Grade 5; or 
(ii) 30mm compact depth asphaltic concrete. 

d) 4% camber to channel. 
e) Concrete nib kerb on high side of carriageway 
f) Mountable kerb and channel on lower side of carriageway. 
g) Subgrade CBR>7. 
h) 100mm depth topsoil between carriageway and boundary, trimmed and 

grassed to mowable standard 
i) Stormwater to discharge to mud tank and soakpit located within the private 

property. 
j) Cut/fill batters with maximum 4:1 gradient to match existing ground within 

allotments. 

11. The consent holder or successor shall be responsible for providing sealed vehicle 
entrances between the sealed carriageways of Pisa Moorings Road and/or Ferry 
Lane and/or Missy and/or the subdivisional road (Lot 33) and boundaries of Lots 
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1/2/3 — 8, 10, 12 — 32, 34 — 37, and 39 - 42. The sealed vehicle entrances shall be 
constructed in accordance with the Council's Vehicle Crossing Policy, a copy of 
which can be obtained from the Council's Assets and Contracts Department. 

Notes: 1. This condition is subject to condition 27 re access to Lot 1/2/3. 
2. Condition 11 shall be subject to a consent notice that shall be registered pursuant 
to section 221 of the Resource Management Act 1991. 

12. The consent holder shall be responsible for providing sealed heavy duty vehicle 
entrances between the sealed carriageway of the subdivisional road (Lot 33) and the 
boundaries of Lots 9 and 11 and Lot 44. The sealed vehicle entrances shall be 
constructed in accordance with the Council's Vehicle Crossing Policy, a copy of 
which can be obtained from the Council's Assets and Contracts Department. 

13. The consent holder shall provide for the Council's consent a proposed name for the 
subdivisional road (Lot 33) and when approved it shall be the consent holders 
responsibility to supply and erect appropriate signs of a design consistent with the 
road sign designed used elsewhere in the Pisa Moorings area. 

• 14. Upon deposit of the survey plan Lot 33 shall vest in the Central Otago District Council 
as Road. 

• 

15. The consent holder shall construct water reticulation capable of servicing all 
allotments in the proposed subdivision via an extension to the Pisa Village water 
supply. 

16. Standard 20mm water supply connections with Acuflo water meters, toby valves and 
approved boxes are to be provided at the boundary of Lots 1/2/3 - 32, 34 — 37 and 39 
- 42. 

17. The water system shall meet the requirements of The Fire Fighting Water Supplies 
Code of Practice SNZ PAS 4509:2003 and in accordance with NZS 4404:2004 and 
the CODC Addendum. 

18. The consent holder shall liaise with the Chief Executive regarding the possibility of 
providing a link with the Lowburn Water Supply Extension to Pisa Cove through to 
the Pisa Village Water Supply and shall arrange for any such work as required by the 
Chief Executive. Any oversizing or pipework additional to the requirements of the 
subdivision as required by the Chief Executive shall be competitively priced and 
approved by the Chief Executive prior to commencement of works and such 
provision of oversizing or additional pipework will not be at the consent holders 
expense. 

19. The existing rising and falling main from the Pisa Moorings Water Supply reservoir 
shall be relocated through the subdivision and easements established to the Chief 
Executive's satisfaction and at the consent holder's cost, to avoid conflict with the 
subdivision works. 

20. The consent holder shall be responsible for providing wastewater reticulation to the 
subdivision and standard 100mm diameter sewer connections with cleaning eyes 
from the sewer reticulation to the boundaries of Lots 1/2/3 - 32, 34 — 37 and 39 - 42. 

21. The recipient pump station(s) including emergency storage shall be upgraded as 
required by detailed engineering design to accommodate the discharge from the 
subdivision in accordance with NZS 4404:2004 and CODC Addendum Clause 
5.3.10. 
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22. It shall be the consent holders responsibility to obtain the consent of the relevant 
utility service providers for the provision of electricity and telecommunication services 
to serve Lots 1/2/3 - 32, 34 — 37 and 39 - 42. The consent holder shall install all such 
new services underground to the boundary of each of Lots 1/2/3 - 32, 34 — 37 and 39 
— 42 prior to section 224(c) certification for the relevant stage. 

23. The consent holder shall supply evidence of the provision of services referred to in 
Condition 22 to the Chief Executive prior to section 224(c) certification for the 
relevant stage. 

24. It shall be the responsibility of the consent holder to meet the costs associated with 
the installation of electricity and telecommunication services necessary to meet the 
needs of the subdivision. 

25. The minimum floor level of any building on Lot 1/2/3 shall be 203.2m above mean 
sea level Dunedin Datum. 

Note: Condition 25 shall be subject to a consent notice that shall be registered pursuant to 
section 221 of the Resource Management Act 1991. 

26. The owners of Lots 1/2/3 - 32 and 34 — 37, 39 - 42 are aware of and will take all 
reasonable and appropriate steps to advise all purchasers, lessees, licensees or 
tenants, or any other user coming to use having an interest in Lots 1/2/3 - 32 and 34 
— 37, 39 - 42 or any part thereof of: 

(a) The proximity of adjoining viticultural and horticultural properties. 

(b) The usual incidences of viticulture and horticulture including (but without 
limitation) noise, dust, harvesting and associated traffic movement, spraying; 
frost protection including windmills, helicopters, heat pots and sprinklers, and 
bird scaring including audible devices, gas guns and nets. 

27. Vehicular access to the composite allotment (Lots 1/2/3) shall be from Lot 33 
(subdivisional road) and shall not be from Pisa Moorings Road. 

28. All access to Lot 44 shall be obtained from Lot 33 (subdivisional road) and direct 
access from State Highway 6 is prohibited. 

29. Lots 1/2/3 — 11 and Lot 44 shall be subject to the following: 

"New residential buildings located within 80m of the State Highway edge line 
shall be designed and constructed so meet noise performance standards for 
noise from traffic on State Highway 6 that will not exceed 35dBA Leg (24hr) in 
bedrooms, and 400'BA Leg (24hr) for other habitable rooms in accordance with 
the satisfactory sound levels recommended by Australian and New Zealand 
AS/NZ 2107:2000 Acoustics — Recommended design sound levels and 
reverberation times for building interiors." 

Note: Conditions 26-29 shall be subject to a consent notice that shall be registered 
pursuant to section 221 of the Resource Management Act 1991. 

30. Prior to section 224(c) certification the three physical accesses to Lot 44 shall be 
permanently and physically closed. Establishing the fence line and reinstating water 
channel and removing the culvert shall be undertaken to achieve this. 
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Notes: 1. Any  application to carry out work on the State Highway is to be  completed and 
submitted to Transit New Zealand's network management consultant at least seven 
working days prior to work commencing on the State Highway road reserve. 
2. A Traffic Management Plan is to be  submitted to Transit N e w  Zealand's network 
management consultant at least seven working days prior to work commencing on 
the State Highway road reserve. 

31. Prior to section 224(c) certification, the consent holder shall supply the consent 
authority with written confirmation from Transit New Zealand's network management 
consultant that the above works on the illegal crossing places (that serve Lot 44) 
have been completed to meet Transit New Zealand's requirements. 

32. Prior to section 224(c) certification, the consent holder shall supply the consent 
authority with a section 93 Transit New Zealand Act 1989 notice signed by the 
Minister of Transport or his delegate confirming that the State Highway is road for the 
purposes of this subdivision. 

• 
34. Payment of a reserves contribution of $32,780.00 (exclusive of Goods and Services 

Tax) calculated in terms of Rule 15.6.1(1)(a)(i) of the amended Proposed District 
Plan on the basis of 37 new residential allotments with credit for the existing title and 
1500m2 to be vested as Local Purpose Reserve (Recreation) 

33. Upon deposit of the survey plan Lot 43 (as amended in terms of Condition 1(c)) shall 
vest in the Central Otago District Council as Local Purpose Reserve (Recreation). 

35. Prior to section 224(c) certification the consent holder shall remove the informal 
access which exists across Lot 64 DP 24318 (Local Purpose Reserve) and shall 
reinstate the land surface to the satisfaction of the Chief Executive. 

36. Prior to the issue of a certificate in terms of section 224(c) the consent holder shall 
provide the Chief Executive with the costs (in the form of a schedule) of all 
infrastructure works to vest in the Council. 

37. The consent holder shall provide Producer Statements in an approved format from a 
suitably qualified professional certifying the engineering adequacy and compliance 
with Council consent conditions relating to engineering design, construction and 
construction review (supervision) of the subdivision works. 

38. The name and qualifications of the person referred to in Condition 37 shall be 
forwarded in writing to the Chief Executive prior to the submission of any design 
documentation. This person shall be acceptable to the Chief Executive. 

39. As built drawings are to be lodged with the Chief Executive in accordance with 
Clause 1.5.10 of NZS 4404:2004. The as built drawings are to be drafted on 
computer and are to be compatible with a CAD system nominated by the Chief 
Executive. As built plans shall be lodged on computer disc and in a hard copy A3 
format and shall show the location and individual meter reference numbers against 
the relevant toby box locations. 

Notes: 1. All charges incurred by  the Council relating the administration, inspection and 
supervision of  conditions of  subdivision consent shall be  paid prior to section 224(c) 
certification. 
2. Development contributions of  $122,211.00 and $98,202.00 (exclusive of  Goods an 
Services Tax) are payable for wastewater and roading respectively pursuant to the 
Council's Policy on Development and Financial Contributions contained in the Long 
Term Council Community Plan. Payment is due upon application under the Resource 
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• 

Management Act 1991 for certification pursuant to section 224(c). The Council may 
withhold a certificate under section 224(c) of the Resource Management Act 1991 if 
the required development and financial contributions have not been paid, pursuant to 
section 208 of the Local Government Act 2002 and Section 15.5.1 of the amended 
Proposed District Plan. 

Land Use 

1. Any building erected on Lots 13-31 shall not exceed a height of 3 metres above the 
terrace edge above the terrace riser, as measured from the north-west boundary of 
the allotment concerned, and any building on Lots 13 — 31 shall comply with Rule 
7.3.6(iii)(f) relating to building height in all other respects. 

2. Any building on Lots 1/2/3 — 12, 32, 34-37 and 39-42 shall comply with Rule 
7.3.6(iii)(f) relating to building height. 

3. In all other respects any building erected on Lots 1/2/3 —32, 34 — 37, and 39 — 42 
shall comply fully with Rule 7.3.6(iii), (iv), (v) and (x) of the amended Proposed 
District Plan being the bulk and location, coverage, parking and excavation rules of 
the Residential Resource Area (11). 

4. Any building erected on Lot 1/2/3 shall have a minimum floor level of 203.2 metres 
above mean sea level (Dunedin datum). 

5. The roofs and exterior walls of any building erected on Lots 13-32 shall be finished in 
tones and colours in the range of browns, greens, grey-blue, greys and creams and 
thereafter shall be maintained accordingly. 

6. Unless it is otherwise specified in the conditions of this consent, compliance with any 
monitoring requirement imposed by this consent shall be at the consent holder's 
expense. 

7. The consent holder shall pay to the Council all required administration charges fixed 
by the Council pursuant to section 36 of the Act in relation to: 
a) Administration, monitoring and inspection relating to this consent; and 
b) Charges authorised by regulations. 

41) 8. Upon completion of any dwelling, the consent holder shall advise the Chief Executive 
in writing (quoting RC 070423) that all conditions of this consent have been adhered 
to. 

9. Pursuant to section 125 this land use consent shall lapse 15 years following the 
commencement of this consent or on 1 March 2023, whichever date is the later. 

Certified to be a correct copy of the decision of the Central Otago District Council. 

L A VAN DER VOORT 
MANAGER, PLANNING AND ENVIRONMENT 

29 February 2008 
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Annex 1 

SUBMITTER/S SUMMARY OF SUBMISSION DECISION REQUEST 
K & A Barrett Oppose Refuse consent 

The specific parts of the application that the submission 
relates to are: 

• Putting a new road in would create a racing track 
for cars from Missy Crescent right around to Ferry 
Lane. 

• Pisa Moorings is not equipped for more housing, as 
the infrastructure is not up to standard eg no 
footpaths; roads are too narrow for the amount of 
extra traffic this would cause. 

The submitters oppose this application in full because 
of the above roading extra traffic as well as the 
proposed section sizes are too small. Pisa subdivision 
requires a minimum of 1000 m2 

J Christensen & A Oppose The submitters promote: 
Bennington 

The specific parts of the application that the submission • A reduction in the 
relates to are: number of lots. 

• Size and number of allotments. • An increase in the size 
• Lots 1 and 43. of the lots. 

• No residential status to 
The submission: Lots 1 — 3 or Lot 43. 
• Opposes the establishment of residential 

activity as proposed by the applicant in this • Reconsideration of the 
publicly notified application for resource style of development in 
consent. order to avoid a wall of 

elevated dwellings. 
It is submitted that the original subdivision of land at 
Pisa Moorings, shown on Map 29 of the Central Otago Two other points are offered 
District Plan has developed into a community within the for consideration: 
context of the Council's concept of Central Otago as a 
"world of difference". There is quality housing and 1) Should resource consent 
plenty of green space in a semi rural setting. The be sought for alternative 
development at Perriam Cove continues the theme. land use for the adjacent 
The submitters were attracted to the area by the rural land, the 4.79 ha and 
mountain vistas, proximity to the lake and the attractive 7.04 ha currently planted in 
nature of the adjacent vineyards, cherry orchards, and vines, a buffer zone should 
farms. be maintained between 

State highway 6 and the 
The submitters are aware of the RRA (11) designation 7.04 ha block. The 4.79 ha 
of Lot 4 DP 326731 as shown on Map 29 when they block should be retained as 
purchased the property and expected this land to be a vineyard planting or as a 
developed in the manned illustrated on signage in Ferry comparable green space. 
Lane. The submitters do not oppose the concept of 
subdivision for this lot but believe it deserves a more 2) If a proposal for land 
imaginative concept. development contravenes 

the District Plan then why 
The submitters note that the area of land covered by does the Council bother 
Lots 23 — 37 were placed on the market a year or so making plans? The 
ago with little or no interest shown in purchasing. The existence of a District Plan 
submitters question the need for further subdivision should give the public 
when land is available for sale in Perriam Cove and in certainty as to future land. 
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Pisa Village. 

• Opposes the proposed breach of the Central 
Otago District Plan regarding the bulk and 
location of Lot 1, Lots 2— 32 and Lots 34 — 37. 

The submitters object to the number and size of the 
lots. The submitters would prefer fewer and larger lots. 
The concept of quality not quantity should be the 
driving force if the special character of the area is to be 
retained. The submitters would prefer to see cluster 
development rather than ribbon development. 

The submitters object to the location of the lots. It costs 
considerably more to build on a slope compared to flat 
land. Building on slopes leads to loss of privacy and to 
straight line development if the size of the lots is less 
than generous. Given the slope of the land the 
submitters think that dwellings built on the sloped sites 
are likely to be either two storied or have garaging set 
into the slope with living space above. The submitters 
are concerned that the fully developed subdivision will 
present as a row of apartment like buildings or 
tenement buildings dominating edge of the terrace and 
detracting the eye from being drawn to the mountains. 
The submitters are certain that some lateral thinking 
would come up with a creative solution with more 
attractive outcomes. Perhaps consideration could be 
given to cluster development on lots of a minimum of 
1000m2. A restriction on the height of buildings should 
also be considered. 

The submitters object to the location of Lot 1. The 
submitters believe permitting this piece of land to be 
given residential status would destroy the entry to Pisa 
Moorings. The entrance sets the scene and reflects the 
special semi rural character of the original settlement. 

The submitters are also concerned about future traffic 
flow in this area since the proposed road servicing the 
proposed subdivision and Pisa Village to the north exits 
onto Pisa Moorings Road almost opposite the entry to 
Perriam Cove. The point where Pisa Moorings Road 
exits onto the State highway 6 needs replanning. 
Traffic travelling south along the highway cannot see 
the exit until it begins to descend. Currently traffic 
exiting from Pisa Moorings Road is only required to 
give way. Part or all of Lot 1 might be required in order 
to facilitate traffic flow. 

The submitters oppose the establishment of Lot 43 on 
the grounds that any developments on that site will 
create a worse traffic hazard through reduced visibility 
for traffic emerging from Ferry Lane onto Pisa Moorings 
Road. At present this block of land is planted in native 
shrubs and is part of a landscape feature that adds to 
the ambience of the Pisa Moorings suburb by helping to 
create a sense of spaciousness and a natural 
foreground for the mountain vistas. Granting residential 
status to Lot 43 will contribute to the destruction of the 
special character of Pisa Moorings. 
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• Oppose the establishment of residential activity 
on Lots 1 — 3 which are subject to a hazard 
notation (flooding). 

Mrs Delcie McKenzie of Quartz Lane recalls that during 
the period of heavy rain responsible for flooding in 
Queenstown and Wanaka Pisa Moorings become 
isolated as the volume of water flowing down the Five 
Mile Creek was too large for the culvert under Pisa 
Moorings Road to cope with. This blocked and the 
water backed up and eventually flowed over the road. 

The submitters state that since they are requesting 
fewer lots and larger lots than proposed they suggest 
that residential status should not be given to Lots 1 — 3. 

RA & HB Christian Oppose Refuse consent 

The specific parts of the application that my submission The applicant needs to 
relates to are: redesign their concept and 

re-submit for public 
-3.1, 3.2, 3.4, 3.7, 3.14, 4.0 consultation. 

3.1 Lot Layout; 3.2 Roadinq and Access 
The proposed new road (extension to Missy Crescent) 
will not improve traffic flows as indicated by the 
applicant. Instead, the creation of a second entry/exit 
point will complete a loop circuit of the entire 
subdivision that will become a significant focal point for 
boy-racer activity with its attendant noise and safety 
issues. Missy Crescent in particular would become a 
high-speed straight! The Cromwell Police acknowledge 
there have been numerous callouts in recent months 
for such activity in the Pisa Moorings area. The 
proposed road would only exacerbate the problem. 
although the installation of road bumps would mitigate 
to some extent the problem presented by boy-racers, 
these would be of more nuisance value to locals and 
are not justified in the present context to overcome 
what are critical flaws in the design of the proposed 
subdivision. 

With the proposed design, the positioning of the new 
intersection in close proximity to the Perriam Cove 
entrance will cause traffic congestion with a consequent 
negative impact on overall traffic flow. The surreptitious 
proposal to include traffic lights further illustrates the 
absence of forethought in the subdivision design, and 
creates an absurdity in what is meant to be a rural 
subdivision. In fact, the use of traffic lights would set a 
precedent for the entire Ward! 

Contrary to the applicant's contention that Ferry Lane is 
not a suitable link route from Pisa Moorings Road into 
the northern subdivisions, Ferry Lane is an example of 
good road design since its winding carriageway not 
only complements the character of the area, but lowers 
vehicle speed. Moreover, it is important to 
acknowledge that most of the through traffic is currently 
being generated by tradespeople and prospective 
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property buyers, and not residents of these northern 
subdivisions. 

Similarly, the applicant shows limited understanding of 
the concept of cul-de-sac versus grid road design. The 
latter is preferred in urban areas to reduce reliance on 
vehicle use to get to commercial areas, schools and 
related amenities: there are no shops, schools or 
relates amenities on the Pisa Moorings area! In 
contrast, the cul-de-sac design has a number of 
benefits that are appropriate for the rural nature of this 
subdivision. Specifically, cul-de-sac road designs 
encourage interaction between neighbours, reduce 
crime, reduce vehicle speeds, and limit vehicle 
movements. Furthermore, with the inclusion of 
pedestrian access ways to enhance connectivity, 
people who live in cul-de-sacs are not dependent on 
their vehicles to get to the lakeside. The submitters are 
sure the developer would be pleased to learn that cul- 
de-sac designs remain highly sought after by 
landowners. 

Given that the applicant already has access to Lot 44 
via its current entrance off State highway 6, the 
submitters see no need to construct a new road off the 
proposed extension to Missy Crescent. This would 
unnecessarily create a 4-way intersection that would 
likely involve unsighted vehicle movements with 
attendant risks. 

I consent is granted for the proposed subdivision, the 
submitters believe it should be conditions on a 
mandatory re-design of the roading/access and 
consequently the lot layout based on the following 
principles (see figure): 

• Lot layout should be based on two cul-de-sac 
access roads, joined by a 
greenway/pedestrian/cycle access way as a link 
route between the two roads. 

• The access road at the northern end would be a 
continuation of Missy Crescent and would extend 
no further to the south than the existing proposed 
Lot 25 (short cul-de-sac in recognition of the 
existing length of Missy Crescent). 

• The proposed new entrance to Lot 44 should not be 
granted consent. 

• Proposed Lots 22, 23 and 24 should be vested as 
Council reserve land and planted in trees/shrubs 
with suitable irrigation. 

• In this design, consideration could be given to 
subdividing Lot 38, currently zoned rural, with the 
intention of creating 2 smaller rural lots separated 
by a continuous area of Council reserve land that is 
bounded on one side by the existing reserve land 
along Ferry Lane and on the other by the proposed 
Lots 22, 23 and 24. 
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• In addition, the applicant should be required to 
plant trees and provide suitable irrigation along the 
entire length of the new road and the extension to 
Missy Crescent, and make a financial contribution 
to Council in respect of similar tree plantings for the 
existing length of Missy Crescent in keeping with 
the beautification that has already occurred on 
Ferry Lane. 

3.4 Water Supply 
The applicant provides no warranty that connection to 
the existing water scheme of the adjoining Pisa Village 
subdivision will not cause interruptions in supply during 
or at any time after connection, or reduce water quality 
or pressure during or at any time after connection. 

A condition of any consent should therefore be that the 
applicant provides suitable warranty in this regard. 

3.7 Earthworks 
A condition of any consent should be that the applicant 
undertakes appropriate dust suppression measures 
during construction of roading, including the regular 
spraying of water. 

In addition, a consent notice should be registered on all 
titles to the extent that all section owners shall 
undertake dust suppression measures during 
construction works on their sections. 

3.14 Reverse Sensitivity 
Council should be made aware of a previous consent 
notice issued to Pisa Moorings Vineyards: 

"Vineyard operations shall be subject to the 
following requirements: 
(a) No wind machines shall be used for frost 

fighting; 
(b) No toxic insecticides or toxic fungicides are 

to be used; 
(c) Glyphosphate weedicides only are to be 

used; 
(d)No gas guns, shooting or electronic noise or 

other audible bird scaring devices are to be 
used." 

In the submitters view, the inclusion of a reverse 
sensitivity consent notice on the titles to Lots 1 — 32 
and 34 — 43 would be redundant given that the earlier 
consent notice would appear to prohibit such activities. 
The submitters would strongly oppose any subsequent 
application for consent in respect of these activities on 
the grounds that owners are aware of reverse 
sensitivity. 

4.0 Land Use Consent/5.0 District Plan Matters 
A condition of consent should be that land use consent 
is limited to five years, as is standard. 

Colour palette and visual amenity are important 
considerations, since under the Revised District Plan 
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the Sugar Loaf would be classified at least as a 
significant landscape feature. The terrace on which the 
proposed subdivision is intended is in line with the 
Sugar Loaf when viewed both from nearby and distant 
locations. Therefore, a condition of consent should be 
that the applicant consults with a local architect's 
organization or similar on choice of colour palette, 
roofline and pitch, etc that would complement this 
feature. The new colour palette and design features 
would be included in a consent notice registered on the 
titles of all lots. 

Other standards that are important for preserving the 
local amenity value are a minimum dwelling size of 150 
square metres, no detached garaging, and non- 
relocatable homes. Critically, the applicant makes no 
reference to the potential for further subdivision and 
particularly multiunit development. The Pisa Moorings 
area under the old Transitional District Plan and the 
current Amended Proposed District Plan was never 
intended for high density development of this nature. 
Therefore, a condition of consent should be that a 
consent notice is registered on all titles to the effect that 
no subdivision or multiunit development is allowed. 

Finally, given the dynamic nature of land use consents 
in the District of late and the high degree of social 
experimentation the Council has tacitly been endorsing 
with its record specifically in the Pisa Moorings area, it 
is important that Council acknowledges at this time 
there is significant potential for further residential 
development of Lots 38 and 44, currently zoned as 
rural resource areas. It is critical therefore that the 
Council considers the likely long-term impacts of the 
current land use consent against the design of potential 
future subdivisions and the overriding principle 
identified in the Draft Cromwell Community Plan of "the 
retention of green space and naturalised open space 
values to enhance and maintain community wellbeing 
within a carefully planned residential ... development." 
It is the submitters' view that the bulk of Lot 38 should 
be set aside in any future subdivision application as 
Council reserve land, specifically for use as a sports 
ground. 

Other Matters 
A condition of consent should be that consent notices 
are registered on all titles to the effect that section 
owners are required to maintain their vacant and 
developed sections such that they are free of brush and 
other weed vegetation, as well as junk and rubbish. 
Unkempt sections are a fire hazard as was 
demonstrated by a brush fire at 30 Missy Crescent on 
December 27 2007. 

M Fields & S 
Henderson 

Oppose 

The submitters oppose the application as a whole. 

The submitters as owners of a property on Ferry Lane 
in Pisa Moorings have a vested interest in this 

Refuse consent 
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development. It is not appropriate to place high 
density residential accommodation in the middle of a 
vineyard. The current access onto State highway 6 is 
becoming busier and with Perriam Cove development 
also planning to use the same access it will become a 
greater issue. Any proposal that increases the traffic 
further is of concern. 

The applicants state that the previous development 
plan is no longer appropriate as there is no demand for 
the type of accommodation envisaged for the area 
(duplex apartments). This application should therefore 
be considered as a completely new application and 
does not comply with the zoning for the area. 

If the development is to proceed, the issues discussed 
below relate to factors that the submitters feel should 
be considered. 

1) The section sizes should be a minimum of 1000m2. 
This is in keeping with the majority of the surrounding 
developments that have a 1000 m2 minimum section 
size. This suits the area and prevents a feeling of 
crowding as well as maintaining a standard and value of 
housing. A 600 m2 section size means that providing 
sufficient off street parking / garaging allowing for a 
reasonable house size would be difficult. Many 
households now have 2 or more cars (and a boat). This 
would mean more vehicles parked on the road 
increasing the hazards for children and other road 
users. 

2) The access road which has been proposed as the 
main road to service the Pisa Village and Pisa North 
developments has the potential the be quite busy. 
Speeding is already a problem in the area and 
incorporation of speed bumps in the new road at the 
time it is built would be appropriate. Speed bumps on 
Ferry Lane at the same time would also help reduce the 
speeding problem. 

3) Lack of provision of a public amenity area. The only 
development in the area that has provided any 
significant public area is Pisa Moorings with Dustin 
Park. It is of concern to see that Pisa North, Pisa 
Village and Perriam Cove have all been allowed to 
proceed with minimal or no public spaces. The 
residents of these other areas are already enjoying the 
use of Dustin Park and the boat ramp which is 
becoming very busy at times, without contributing to the 
upkeep. Proposed Lots 1,2,3 & 4 would make an ideal 
open space / public amenities area. It is a flood risk 
area anyway and leaving it as open land would solve 
this concern. It would help keep an "open feeling" on 
entering the area from SH6. Once Perriam Cove has 
been developed it would be a central area and could 
have a fenced off play ground area included if felt it was 
required. 

4) Section 3.14 (a & b) Reverse Sensitivity. We 
understand that the original application did not have 
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this section in place. The vineyard has managed to 
function without this provision previously. Inclusion of 
this section now implies a planned change in practice. 
The effect of helicopter noise, bird scaring (gas guns, 
shooting etc) will effect all of the Pisa developments, 
not just those properties in or adjacent to the vineyard. 
Current noise restrictions should remain in place as any 
increase in noise pollution will adversely affect all 
residents. It is the vineyard owners who are wanting to 
increase the number of residents who will be affected. 

5) Section 3.1 (Lot layout) Lot 38 (4.79ha) The 
application states that this area will remain as vineyard. 
From it's position and being surrounded by housing, it 
would appear likely that there will be an application at 
some future date to subdivide this area for more 
residential sections. The excuse that it is cut off from 
the main vineyard or that neighbours are complaining 
about the noise etc. being used to justify a change of 
use. Looking to the future of the area, perhaps the 
applicants could be asked to agree that if at some 
future date, using it as a vineyard / orchard becomes 
uneconomic, that the land be made available to the 
CODC to become public reserve / open amenity space. 

L Grau & M Mohr Oppose 

3.1 Lot Layout 
The submitters are pleased with the developers' 
comment "there is no intention to build a dwelling on 
Lots 38 and 44". The submitters strongly urge the 
Council to work with the developer to vest Lot 38 as 
Council reserve land if the vineyard is determined not to 
be financially viable. Lot 38 would be suitable as a 
sports ground and park since currently there is a 
significant shortage of decent Council reserve land in 
Pisa Moorings for community recreation. 

3.2 Roadinq and Access 
The submitters strongly object to the road layout and 
access due to traffic safety concerns arising from the 
new entry/exit point and the potential public nuisance 
from boy-racers using the new road as a street racing 
circuit. 

The new entry/exit is an accident waiting to happen due 
to its proximity to the Ferry Lane intersection, and the 
new entry into the Perriam Cove subdivision. Traffic 
lights are a ridiculous solution and would only highlight 
the poor road design of this subdivision plan. 

The submitters believe that the new road extension to 
Missy Crescent, which already connects at the northern 
end to Ferry Lane, creates a street racing circuit for boy 
racers. Over the last few months the submitters have 
noticed an increase in boy racers (Cromwell Police will 
confirm this) at the northern end of Pisa Moorings. If 
this road design proceeds, the boy racers will have an 
additional entry/exit point and the long straight road 
created by the extension to Missy Crescent would allow 
for high speed drag racing. In contrast, the winding 

Refuse consent subject to 
conditions of consent 
promoted in submission 
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carriageway of Ferry Lane at the southern end does not 
have boy racer problems due to good road design. 
This is in direct conflict to what the developer has noted 
in the assessment of environmental effects. 

The submitters have an alternative suggestion for the 
road design and layout and believe that people need to 
put into perspective that the increased traffic along 
Ferry Lane is temporary as it is associated with 
construction and service vehicles for building in Pisa 
Village and Pisa North. In relation to vehicle access for 
the proposed development the submitters believe that 
the entry should either be above the terrace or the 
proposed road should be replaced by two long cul-de- 
sacs joined by a greenway cycle and pedestrian access 
in front of Lots 23 and 24, which would no longer be 
available for development. The advantage is that 
pedestrians and cyclists have safer access to Perriam 
Cove, Dustin Park, and the lake via Lot 64 reserve 
land. This is important for a community, which now has 
a good proportion of families with children. 

To conclude with road design and layout, the Council 
are urged to consider traffic, cyclist and pedestrian 
safety through the entire Pisa Moorings area, and to 
minimise any impact of boy racers. The submitters also 
believe that tree plantings should occur along the entire 
length of Missy Crescent to make it similar to the tree 
plantings that have already occurred on Ferry Lane. 

3.14 Reverse Sensitivity 
The submitters strongly disagree with the inclusion of 
reverse sensitivity clauses in the titles, a condition of 
consent should be the same as an earlier condition 
imposed on Pisa Moorings Vineyard: 

a) No wind machines shall be used for frost fighting 
b) No toxic insecticides or toxic fungicides are to be 

used. 
c) Glyphosphate weedicides only are to be used. 
d) No gas guns, shooting or electronic noise or other 

audible bird scaring devices are to be used. 

4.0 Landscape consent for dwellings in breach 
of Rural Resource Area rules 
Firstly, an extension of the normal five-year limit on 
land use consents should not be given. 

Secondly, since Lots 1 — 32 are on a terrace that 
intercepts the view to the Sugar Loaf hills, we believe 
that the rural colour palette should apply. The Sugar 
Loaf Hills are to be denoted as a significant landscape 
feature. If this cannot be done, the developer needs to 
put restrictive covenants into place to prevent visual 
pollution and uphold standards with a view to 
preserving the local amenity value. 

The submitters would like to see included in such 
covenants the following: 
• Earth toned colour palette for external cladding and 

roof 
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• Minimum dwelling size of 150 m2 
• Non-relocatable homes 
• No subdivision or multiunit development 
• No significant alteration to the terrace 

L & S Hay Oppose 

The specific parts of the application that the submission 
relates to are: 

1. Size and number of lots. 
2. Residential status on Lots 1 — 3 and 43. 
3. Breach of rural colour code. 
4. Limitation of method of frost protection and 

bird scaring. 
5. Consent permit of 20 years. 

This submission 
• Opposes the establishment of residential 

activity as proposed by the applicant in this 
publicly notified application for resource 
consent 
The original subdivision of land at Pisa Moorings, 
shown on Map 29 of the Central Otago District Plan 
allowed for quality housing and plenty of green 
space in a semi rural environment. The submitters 
do not believe the Pisa Moorings Vineyard Ltd's 
application follows this theme. The submitters 
along with other Pisa Moorings residents were 
attracted to the area by the mountain and lake 
vistas, the adjacent vineyards, orchards and farms 
and the general spaciousness and quietness of the 
area. 

• Strongly oppose the use of Lots 1 — 3 for 
residential activity due to a history of flooding 
in this area, and Lot 43 due to traffic visibility. 

The submitters feel the loss of Lots 1 — 3 as a green 
area will destroy the attractive entrance to both Pisa 
Moorings and Perriam Cove. This entrance sets the 
scene for a peaceful , spacious semi rural 
development. The entrance off State Highway 6 will 
need replanning and Lot 1 in particular may be 
required in the future to facilitate traffic flow. 

If Lot 43 is developed as proposed it would create a 
major traffic hazard due to reduced visibility for 
traffic on the Ferry Lane—Pisa Moorings road 
intersection. This intersection is used by the school 
bus as a pick-up and drop-off area as well as a 
turning place and any obstructions in this area 
would endanger the safety of children. It also would 
obscure the attractive landscaping planted in native 
shrubs existing on the West side of the Ferry Lane 
bridge bordering Lot 43. 

• Strongly oppose the proposed size of the 
residential sections in this application. 
The submitters object to the number and size of the 
lots. The submitters would prefer to see lots of a 
minimum of 1000 m2 as this will give owners the 

The following decision is 
sought from the consent 
authority: 

• No residential status to 
Lots 1-3 and Lot 43 

• An increase in the size 
of the lots and thus 
reducing the number of 
lots. 

• A height restriction. 

• No breach of the rural 
colour code 

• No limitation of the 
method of frost 
protection and bird 
scaring. 

• No consent for a period 
of twenty years. 
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opportunity to build more environmentally pleasing 
homes with space for gardens and lawns. 

The submitters feel there should be a restriction on 
the height of buildings so the vista from surrounding 
properties is not interfered with. if homes are built 
on the high part of the proposed subdivision, which 
would be the case if lots were to remain small and 
there were no height restrictions in place, the 
appearance of these would spoil the overall view 
from a distance including the far side of Lake 
Dunstan. The semi rural appearance the area now 
has would be spoilt. 

• Oppose the breach of the rural colour code 
The submitters oppose the breach to the rural 
colour code as this will impact further on the 
environment in a negative way. 

• Oppose the variation to the existing limitation 
of frost protection and bird control on the 
vineyard. 

The submitters oppose the use of windmills, 
helicopters, heat pots and bird scaring devices that 
will interfere with the peaceful nature of the area. 

• Oppose the consent permit of twenty years 
The submitters feel for a development of this size a 
consent permit of ten years would be more 
acceptable. 

General Concerns 
The submitters note there is no specific green space 
allowed for. Should further consent be sought for Lots 
33, 38 and 44 we feel provision would need to be made 
for a green area. 

If consent is given for sections to be as small as 629 m2 
(Lot 10) will this not be a precedent for present land 
owners in the neighbouring areas to subdivide their 
larger lots and further destroy the semi rural 
attractiveness of the area? 

If developers are allowed to contravene the District 
Plan, then how can present landowners protect their 
investment and chosen environment? The existence of 
a District Plan should provide certainty as to future land 
use. 

The submitters feel that the Central Otago District 
Council must be aware that whatever is accepted in this 
application will constitute a precedent for other 
applicants in the Rural Resource Area. 

H & S Kidd Support Conditionally 

The specific parts of the application that the submission 
relates to are: 

1. Roading and access 
2. Reverse sensitivity issues 

The submitters seek the 
following decision from the 
consent authority: 

1. That some controls be 
put on the operation of 
the top terrace vineyard 
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3. Rural zone being subdivided into residential lots 
4. Residential lots proposed in flood-prone area 

1. 3.2 Roadinq and Access 
The submitters support the relocation of the proposed 
access road along the foot of the terrace, but suggest 
that it should be placed immediately adjacent to the 
foot of the terrace to minimize the encroachment into 
the Rural Zone by residential lots, and to minimise the 
effect on the vineyard. 

The submitters submit that the twin access proposed to 
Lot 44 should not be able to be used as a "through 
road" between Missy Crescent and State highway 6 as 
is the case at present. This is in effect providing a de 
facto access to State highway 6 from the wider Pisa 
Moorings area. 

2. 3.14 Reverse sensitivity 
The submitters submit that the reverse sensitivity 
notice suggested for inclusion contradicts the 
conditions of the original resource consent for the 
vineyard and adjacent attached dwellings issued on 26 
November 1997. In Paragraph 36 of that consent the 
vineyard operation was made subject to the following 
requirements: 

(a) No wind machines shall be used for 
frost fighting 

(b) No toxic insecticides or toxic fungicides 
are to be used 

(c) Glyphosophate weedicides only are to 
be used. 

(d) No gas guns, shooting or electronic 
noise or other audible bird scaring 
devices are to be used 

These conditions must not be overridden by a new 
reverse sensitivity clause. The submitters suggest that 
the activities of the vineyard be restricted in their 
potential effects on adjacent residential areas by 
imposition of some controls on spraying, frost 
protection methods and bird scaring methods that 
apply to the whole vineyard. 

3. Subdivision in Rural Zone to provide 
residential size allotments 

The submitters oppose in principle the expansion of 
residential lots into the Rural Zone, as it adversely 
affects the general amenity of the Pisa Moorings area. 
They also encroach on the vineyard area on the bottom 
terrace, which is already eroded by the new location of 
the road. 

In particular, the submitters submit that Lots 1 and 2 
should not be permitted to be subdivided, Lot 1 being 
wholly in the Rural Zone and Lot 2 at least 50% in the 
Rural Zone. These two lots are also in a flood hazard 
area. 

4. Subdivision of areas subject to flood hazard 
Lot 1, 2 and 3 are wholly or partially in an area subject 

similar to those in place 
for the bottom terrace to 
avoid adverse effects 
on the residential sites 
being created. 

2. That direct access 
through the top terrace 
vineyard from Missy 
Crescent to State 
highway 6 be 
prevented. 

3. That subdivision of Lots 
1, 2 and 3 for residential 
purposes not be 
allowed to proceed 
because of zoning and 
flooding issues. 

4. The encroachment into 
the Rural Resource 
Area be kept to a 
minimum especially 
along the foot of the 
terrace. 
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to flood hazard. The flood hazard analysis does not 
give sufficient reason to allow these sites to be 
subdivided, and the mitigation options are 
unsatisfactory. 

Flood Hazard Analysis Report 
The catchment area of Five Mile Creek to State 
highway 6 is estimated at 8.47 km2. In the report two 
methods of estimating design flood flows are used: the 
Rational Method and the Regional Flood Estimation 
method. The authors of the report say that the 
Regional Flood Estimation method is better for 
catchments over 10 km2 while the Rational Method is 
better for catchments smaller than Five Mile Creek. 

The estimated 100 year flood for the catchment using 
the two methods is considerably different 

Rational method: 26 m3/s (Par 
4.1) 

Regional Flood 
Estimation method: 7.96 m3/s (Par 4.2) 

Par 4.5 of the report adopts a 100 year design figure of 
10.2 m3/s, being the Regional Flood Estimation figure of 
7.96 m3/s plus allowances for standard error and 
climate change. 
The results of the Rational method of 26 m3/s has been 
rejected out of hand without explanation. This figure is 
twice that of the one used in the balance of the flood 
report and could significantly affect the findings. Why 
was it rejected? 

Mitigation options are unsatisfactory 
The only mitigation option offered is the provision of 
minimum floor levels. In the case of Lots 1 and 2 the 
ground level of the total site is below the proposed floor 
level, while for Lot 3 approximately half of the site is 
lower. The sites themselves are still at high risk of 
flooding even if the dwellings are raised. 

We suggest that Lots 1 and 2 and possibly Lot 3 be 
excluded from the establishment of residential activity 
because of flooding risk. 

DJ & AL Lyon Oppose 

Specific parts of the application that the submission 
relates to are: 

1. Non complying subdivision consent for 41 
residential allotments with areas varying from 629 
m2 to 975 m2 

2. Non-complying land use consent to building 
dwellings on three allotments in an area subject to a 
flood hazard. 

3. To breach the rural colour palette. 

4. The pond and mound within Lot 43 and adjacent to 
the Ferry Lane/Pisa Moorings Road will be 

The submitters seek the 
following decision from 
the consent authority. 

1. Oppose subdivision of 
allotments to less than 
1000 m2. 

2. Not to grant allotments on 
Lots 1, 2, 3 and 43. 

3. Not to allow the removal 
of the pond. 

4. Not to grant approval for 
the use of windmills, 
helicopters and heat pots, 

SAIResource Consents\Correspondence\07\070423.doc 28 



removed. The original developer of these features 
made no provision for their ongoing ownership 
maintenance or water supply thereto they are 
currently in a derelict state. 

5. The usual incidences of viticulture and horticulture 
including (but without limitation) noise, dust, 
harvesting and associated traffic movement, 
spraying, frost protection including windmills, 
helicopters, heat pots and sprinklers, and bird 
scaring including audible devices, gas guns and 
nets. 

6. The RRA (11) zone is not deep enough for normal 
fee simple allotments that are large enough to 
enable modern stand along dwellings to be erected 
on them. 

7. A land use consent permit of twenty years is 
considered to be reasonable in these 
circumstances. 

8. It is not considered that reverse sensitivity will be an 
issue. 

9. It is considered that the environmental impact of this 
application are no more than would have arisen 
from a fully complying subdivision of the site. 

10.1t is considered that the circumstances of this 
particular application are so unique so as not to 
constitute a precedent for other applicants in the 
Rural Resource Area. 

The submission is: 

1. Non complying subdivision consent for 41 
residential allotments with areas varying from 
629 m2 to 975 m2 

The submitters oppose the subdivision of 
allotments to less than 1000 m2 
The original developers of Wakefield Bay and Pisa 
Moorings envisaged houses placed on sections with 
sufficient area for open green spaces and trees. 
This area is Rural/Residential, less than 1000 m2 
does not fit in this area. When the original consent 
was granted, changing the area to Vineyard/Duplex 
development was a completely new concept and 
passed through the system because it was 
considered to be making better use of the land as 
the demand for residential lots had diminished. A 
recent marketing proposal for the same land was 
tested recently and as far as we are aware — no 
sales were made. Does this not speak for itself that 
the demand is not there? As the intention to build 
the duplex concept no longer exists the land should 
be returned to the 1000 m2 minimum as originally 
planned. 

and bird scaring including 
audible devices and gas 
guns. 

5. To grant a consent permit 
of 5 years. Not 20. 
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2. To build three allotments in an area 
subject to a flood hazard. 

The submitters oppose the use of this area for 
habitation. 
During the flood of November 1999 while removing 
sticks and debris from the Pisa Moorings Road 
culvert we observed the flow of water over the 
proposed Lot 1 and 4 and along the southern edge 
of Lot 2. If the building platform is raised as 
suggested, the excess of water flowing down the 
culvert or across the road will be diverted. 
Perhaps then to flow straight down Pisa Moorings 
Road. During this flood the culvert on Pisa 
Moorings Road was washed out, removing the 
bridge including about 8 metres of road. Maybe a 
very rare occurrence, but still a risk. 

3. To breach the rural colour palette 

The submitters oppose the breaching of the 
rural colour palette 
Why does Council establish a rural colour code, 
and then allow people to breach it? The colour 
code is there for a reason to allow natural and 
neutral colours to be used, and create a pleasant 
environment for us to live. Not to have a dwelling 
with a non complying colour which stands out and 
does not blend with the surroundings. Plus the 
elevated sites would add to any unsightly breaches 
of the colour code. 

4. The pond and mound within Lot 43 and 
adjacent to the Ferry Lane/Pisa Moorings Road 
will be removed. The original developer of 
these features made no provision for their 
ongoing ownership maintenance or water 
supply thereto they are currently in a derelict 
state. 

The submitters oppose the removal of the 
pond. 
These ponds have a long history and have at 
times been overgrown and untidy. However, this 
is no longer the case, the pond area has been 
planted out with tussocks and is maintained on 
both sides of the bridge by the Pisa Moorings 
Utilities Society Caretaker. All at the cost of the 
Society. In the past the submitters were advised 
the area on the west side of the bridge belonged to 
Pisa Moorings Vineyard and not to touch it, but no 
attempt was made by them to maintain this area. 
There is a 4.5 metre berm around our subdivision 
which includes most of the pond area. This area is 
part of our subdivision and should remain this way. 
The efforts of the Society have enhanced this area 
for the benefit of all residents and could hardly be 
described as being in a derelict state. The water 
supply to the ponds is still there and fully 
functional. We as residents are quite happy to 
restore this area to its original beauty. 

SAResource Consents\Correspondence\07\070423.doc 30 



The submitters also oppose the establishing of 
Lot 43 on this corner. 
A dwelling on this site so close to the corner will 
totally obscure vision to traffic approaching Pisa 
Moorings Road from Ferry Lane, and also traffic 
coming in Pisa Moorings Road. A potential traffic 
hazard in the making. 

5. The usual incidences of viticulture and 
horticulture including (but without limitation) 
noise, dust, harvesting and associated traffic 
movement, spraying; frost protection including 
windmills, helicopters, heat pots and 
sprinklers, and bird scaring including audible 
devices, gas guns and nets. 

The submitters oppose the use of windmills, 
helicopters and heat pots, and bird scaring 
including audible devices including gas guns. 
When the original resource consent for the 
vineyard and Duplex development was granted 
these factors were all banned due to it being a 
residential area — what has changed? This is still 
a residential area with many more dwellings and 
the same rules apply. They couldn't do it then, 
why do they think it's OK now? Refer to Robin 
Dicey's comments in the original consent, dated 
9/7/1997. Frost fighting limited to sprinklers, and 
bird protection limited to nets. 

6. The RRA (11) zone is not deep enough for 
normal fee simple allotments that are large 
enough to enable modern — stand along 
dwellings to be erected on them. 

We oppose the building on the terrace within 
the RRA (11) zone. 
We now believe that if this goes ahead this may 
create a precedent to other developers who have 
already tried to establish building platforms on the 
Sugar Loaf. Why do the developers not apply for 
resource consent to extend the RRA zone? Use a 
'little more' of the flat below the terrace to gain the 
depth to allow these allotments on the flat? 

7. A land use consent permit of twenty years is 
considered to be reasonable in these 
circumstances. 

The submitters oppose the granting of the 
consent permit of twenty years. 
For the past nine and a half years we have lived 
here the amount of dust and rubbish associated 
with site development and building new dwellings 
has slowly deceased. The dust is still bad. Ten 
years has passed since the original consent for 
this area. There have been various attempts to 
market the land without success. A firm plan 
needs to be adopted by the developers within an 
acceptable time frame, which we consider is 5 
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years. Not 20 years, within which time their plan 
may change again resulting in more delays. The 
submitters cite Perriam Cove as an example of a 
well planned and smoothly progressing 
development. 

8. It is not considered that reverse sensitivity will 
be an issue. 

The submitters feel that reverse sensitivity will 
be an issue. 
If the submitters understand this correctly, any 
person buying a section in this development would 
not be able to object to the use of windmills, 
helicopters, heat pots, and bird scaring, including 
audible devices and gas guns. These were not 
allowed in the original consent. Why are they 
being applied for now? The submitters oppose 
the use of these devices. 

9. It is considered that the environmental impact 
of this application are no more than would 
have arisen from a fully complying subdivision 
of the site. 

The submitters feel there will be more impact 
because there are more lots than there would 
be in a fully complying subdivision. 
There would be more earthworks more dwellings, 
more people, and more impact. 

10. It is considered that the circumstances of this 
particular application are so unique so as not 
to constitute a precedent for other applicants 
in the Rural Resource Area. 

The submitters do not agree. 
Here is a situation where developers are trying to 
use conventional viticulture methods in a 
residential area. Also trying to place allotments in 
a flood hazard area. These two points alone 
create a precedent. 

V & C MacAskill Oppose 

The applicant, Pisa Moorings Vineyard Limited, seeks 
land use consent to 

• Establish residential activity 
• Breach the CO DC's rural colour palette 
• Breach the CODC's requirements regarding 

bulk and location of Lot 1, Lots 2-32 & Lots 34- 
37 

• Establish residential activity on Lots 1-3 which 
are subject to a hazard notation (flooding) 

The submission is: 

• Opposes the establishment of residential 
activity as proposed by the applicant 

When the submitters purchased their property, they 
were drawn to Pisa Moorings because of its location 

The submitters seek the 
following decision from 
the consent authority 
• An increase in the size of 

the lots to a minimum of 
1000m2 per lot. 

• Residential status not be 
given to Lots 1-4, 39, 43, 
12032. 

• The Rural Colour code 
not be breached. 

• The reverse sensitivity 
notice not be applied. 

• No extension be granted 
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near the lake, its proximity to town, its large sections, 
the nearby reserves, the trees along the roadsides, the 
quality of existing houses being built in the area and 
the semi-rural surroundings including mountain views 
and rural activities such as farms, vineyards and cherry 
orchards. 

The submitters do not in principle object to the concept 
of nearby land being subdivided for housing. They 
believe, however, that the concept of this subdivision 
does not fit in well with the existing developments due 
to the section sizes and locations. The submitters 
would prefer to see the proposed Lot 38 have a band 
of reserve land adjacent to existing sections/housing 
on Ferry Lane, and the remaining land be subdivided 
into lots. The submitters strongly oppose the proposed 
plan to have Lots 1 — 4 near the entrance way of the 
existing subdivisions and Lots 12 — 32 built on a high 
gradient slope which would not fit in with existing 
housing. 

• Opposes the proposed breach of the Central 
Otago District Plan regarding the bulk and 
location of Lot 1, Lots 2-32 and Lots 34-37 

The submitters object to the size of the lots. The 
submitters would prefer to see sections no smaller than 
1000 m2. This is in keeping with many of the sections 
in the nearby subdivisions. The focus of development 
should be on quality, not quantity. The submitters 
would prefer to see cluster development and not ribbon 
development. 

The submitters object to the location of Lots 1-4, Lot 39 
& 43, and Lots 12-32: 
• Lots 1-4 — will ruin the existing main entranceway 

into the area off State highway 6. This 
entranceway sets the theme and reflects the semi- 
rural character of the existing developments. Lots 
1-3 are situated on flood prone land. Lot 2 is on a 
proposed road corner which could become a traffic 
hazard. The submitters would prefer to see this 
land turned into reserve land and possibly used to 
allow up to 4 lanes to enter and exit State highway 
6 as traffic flow requires. 

• Lot 39 — is on a proposed road corner which could 
become a traffic hazard. The submitters would 
prefer to see this land turned into reserve land, or 
the proposed road moved to allow for better 
section sizes. 

• Lot 43 — is on an existing road corner which could 
become a worse traffic hazard than it already is. 
Vehicles turning from Ferry Lane will have reduced 
visibility to turn onto Pisa Moorings Road. There is 
a mound and pond on this lot which should not be 
removed as it is an important landscaping feature 
that is not in a derelict state but reflects the semi- 
rural character of the area and the submitters 
believe this land should also be turned into reserve 
land. 

to the normal five year 
time limit for land use 
consent. 

The submitters seek the 
consent authority to also 
consider the following: 
• To allow Lot 38 to be 

developed instead of Lots 
12-32. The RRA(11) 
Zone is not deep enough 
for normal fee simple 
allotments that are large 
enough to enable modern 
stand-alone dwellings to 
be erected on them. 

• To consider landscaping 
along the road, such as 
the trees and tussock 
plantings in Pisa 
Moorings and 
continuation of this theme 
in the area. 

• All sections with road 
frontages should have 
their dwellings built no 
closer than 5 metres from 
the road frontages. 

• The applicant has not set 
aside any reserve land. If 
they are intending for the 
vineyard to be classified 
as the green areas, in the 
event that they then 
decide to develop the 
vineyard at a later stage, 
there must be plenty of 
green space allocated to 
make up for the lack of 
green space/reserve land 
in this application and 
development. 

• The new apartments at 
Perriam Cove currently 
being built were not 
envisaged during the 
precious planning of this 
land. Now that they have 
been built, the submitters 
do not want another row 
of apartment or 2 storied 
type buildings to further 
detract from this beautiful 
environment. This could 
set a precedent that 
these types of buildings 
are going to become 
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I & S Paterson 

• Lot 12-32 — Building on slopes leads to loss of 
privacy and to straight line development. Dwellings 
built on these sites are likely to be either two 
storied or to have garaging set into the slope with 
living space above. The submitters are concerned 
that this will present as a row of apartment-like 
buildings or wall of elevated buildings dominating 
the edge of the terrace detracting the eye being 
drawn to the mountains and could detract from the 
view of the subdivision from the Tarras-Cromwell 
Road from across Lake Dunstan. Consideration 
should be given to cluster developments on lots of 
a minimum of 1000 m2 

. A height restriction for 
these buildings should also be considered if they 
are to be given consent. 

All sections with road frontages should have their 
dwellings built no closer than 5 metres from the 
road frontages. 

• Opposes the establishment of residential 
activity on Lots 1-3 which are subject to a 
hazard notation (flooding) 

In the past, following heavy rain the volume of water 
flowing down Five Mile Creek has been too large for 
the culvert under Pisa Moorings Road to cope with. 
This blocked and eventually flowed over the road and 
flooded the surrounding land. 

• Opposes the breach or the rural colour code 
The submitters believe because of the semi-rural 
environment of the area, the existing rural colour code 
should remain in place. 

• Opposes the use of the Council's reverse 
sensitivity consent notice in relation to Lots 1- 
32 and 34-43 

Due to the proximity of existing housing in the area, it is 
not appropriate for this reverse sensitivity consent 
notice to apply. Existing residents should not be 
subjected to noises and environmental factors created 
by the existing vineyard and neither should any new 
residences. Windmills, helicopters, heat pots, and bird 
scaring (audible devices & gas guns) are not 
appropriate so close to residential land. 

• Opposes an extension to the normal five year 
time limit for land use consent. 

New developments create dust, noise, increased traffic 
flows and will bring large machinery to the area. It is 
not fair on existing residents to allow disruption to 
occur for 20 years. Perriam Cove has demonstrated 
how quickly a development can take to complete if it is 
managed properly, and there is no reason why the 
applicant may need up to 20 years to complete this 
type of development. 
Neither support nor oppose 

The specific parts of the application that the submission 
relates to are: 

more common in semi- 
rural areas. 

3.1 — Lot Layout — Council to 
protect rural land. 

3.2 — Roading and Access — 
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3.1 Lot Layout 
3.2 Roading Access 
3.14 Reverse Sensitivity 

The submitters neither support nor oppose the 
application but wish clauses 3.1, 3.2 and 3.14 to be 
amended. 

3.1 Lot Layout 

No provision has been made for reserve land. The 
submitters would like a covenant placed on Lot 38 
Rural Land so that it can only ever be rezoned to Public 
Reserve Land to protect the original concept of the rural 
nature of the Pisa Moorings area. 

3.2 Roading and Access 

The submitters support the proposed new road, but 
would the Council ensure that traffic congestion would 
not be created between the State highway 6 turn-off 
and the intersection of Wakefield Bay, Perriam Cove, 
Pisa Moorings, Pisa Village North and the new 
subdivision. Should another entranceway be 
considered for the whole area considering the long term 
population of the area. 

3.14 Reverse Sensitivity 

The submitters are opposed to audible bird scarers, 
gas guns and the use of wind machines and helicopters 
for frost fighting. These methods for frost fighting and 
bird scaring are unacceptable so close to residential 
housing. 

Council to rule on 
entranceway. 

3.14 — Reverse Sensitivity — 
Council to rule against 
certain frost fighting 
methods and bird scaring. 

RS Perriam Oppose 

The specific parts of this application that the 
submitter opposes and the associated reasoning 
are: 

1. There is a total disregard to the submitter's current 
Water Right which he holds with its attached 
easements to store water in the dam noted on the 
plan and to convey irrigation water to his property 
along the easemented Water Race with notation "to 
be removed". 

2. The submitter totally opposes any residential activity 
downstream of this Dam and Water Race as this will 
potentially put him in a liable situation should a 
blockage occur or banks burst causing damage to 
property. 

3. The submitter is not affected as much from Lots 17- 
37 although he is left unsure of any visual effects 
the roofline heights from buildings on these lots will 
have. 

4. Lot 13 appears to cross into his Dam easement 

Refuse consent 
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area. 

5. Lots 39-43 should never be allowed to a lot size 
under 1000 m2 

. This area adjoins the major access 
entrance into Pisa Mooring Village. Any building 
sites should be allowed to provide a greater feeling 
of open space along here. 

6. Lots 1-4 should never be allowed for residential 
activity and instead put into one lot for vesting as 
Reserve Contribution to CODC. 

7. The CODC should encourage and support this 
option wherever possible. Should this happen, then 
the submitter suggests a further $5,000 from 
Reserve Funds be attached for the purpose of 
promptly proceeding with the design of an 
appropriate landscape plan. This area is the sole 
entrance point to all the new subdivisions and 
adjoins other non-residential land to create a large 
Open Green Belt buffer before entering the 
residential intensity. The submitter is happy to 
assist in any way in future with this concept. 

8. With reference to the Flooding Mitigation Options for 
Lots 1-3, the submitter feels that it becomes unfair 
to draw reference to structures on his adjoining 
property. The submitter reserves the right to alter or 
remove any improvements in future without being 
attached to this consent. 

9. The submitter has always maintained that Pisa 
Mooring Road should have been located north of 
the Five Mile Creek where upon there was no need 
to cross this flood channel and create a barrier 
inside it. The shortcomings of its current alignment 
were truly exposed during the November 1999 flood 
where the road was washed out resulting in damage 
to the submitter's property. The submitter can give 
further evidence on this matter at any hearing. 

B & A Perry Oppose 

Specific parts that the submission relates to: 

3.1 Lot Layout 
3.2 Roading and Access 
3.3 Sewerage 
3.4 Water Supply 
3.5 Storm Water 
4.0 Land use Consent for Dwellings in Breach of 

Rural Resource Areas Rules. 
5.2 Residential Allotment Assessment 

Submission 

3.1 Lot Layout 
1. It is submitted that the size and number of 

allotments that are being proposed for this 
subdivision are inconsistent with the neighbouring 
subdivision. The original resource consent, that has 

Refuse consent 
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since lapsed, provided for duplex apartments of a 
common design theme. What is being proposed 
now are individual houses, on lot sizes that are 
significantly smaller than the lot sizes in the 
neighbouring subdivision and in respect of which a 
wider design palette is being sought, both in respect 
to bulk, location and colour. 

2. The neighbouring subdivision has been created with 
sensitivity for the rural and lake environment within 
which it has been established. This has been 
achieved by landscaping and provision for reserves. 
The layout that is proposed in the resource consent 
application provides for no appreciation of the 
environment within which the subdivision is being 
created and absolutely no mitigation of the adverse 
effects of such a bulk location of residential 
dwellings. 

3. The proposal that is now being submitted for 
resource consent is significantly different to that 
which has been provided for, and it gives rise to 
greater adverse effects than the earlier proposal. 
Despite this the developer has failed to 
acknowledge that there are any adverse effects 
from the subdivision and furthermore failed to take 
any steps to ensure that any development that 
occurs is consistent with the surrounding 
environment. 

4. The size of the allotments mimic section sizes in a 
development that you would find in Christchurch 
city, not a development in the rural environs of Lake 
Dunstan. It is totally insensitive to and inconsistent 
with the environment and existing development. 

5. For this reason we oppose the number, size and 
layout of those allotments. Without significant 
modification to the development we are opposed to 
entirely. 

6. The submitters have particular concern in regard to 
the location of proposed Lot 43 and suggested 
removal of the pond and tussocked hillock. This is 
a significant landscape feature to the entrance of 
Ferry Lane and its removal and location of a house 
in its stead will have significant adverse effect. The 
developer in its proposal does not provide for any 
possible mitigation of the effects of the removal of 
this significant and attractive landscape feature. 
The siting of an allotment in the area of Lot 43 that 
requires the removal of the landscaping feature is 
opposed. 

3.2 Roadinq and Access 
7. As the resource consent application indicates the 

vineyard portion of the site has been completed. At 
present the occupiers of the vineyard operation use 
the reserve area that fronts onto Ferry Lane, Lot 64 
as shown on the plan of subdivision, 
01140_SCM_3A attached to the application. 
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8. This use of the reserve is not a permitted use, but 
nonetheless the current occupiers of the vineyard 
have put the reserve to this use. 

9. The submitters are opposed to the subdivision 
proceeding as it is anticipated that despite the 
content of the resource consent application, the 
reserve contained on Lot 64 will continue to be used 
as an access way by the inhabitants of the 
proposed 41 residential allotments, as it is 
perceived to be a short cut to other areas of the 
neighbouring subdivision and to the lake. 

10. The adverse effects of this use of the reserve as an 
accessway would be significant and it is submitted 
that they could not properly be remedied short of 
preventing the possibility of vehicle access to the 
reserve or not permitting the subdivision. 

11. With regard to the proposed road way, there is no 
provision for any landscaping of the subdivision. 
The neighbouring subdivision has landscaping on 
the roadway. 

3.3 — 3.5 Sewerage, Water Supply and Storm Water 
12. It is submitted that the information that has been 

supplied in regard to the capacity of the current 
infrastructure and ability to properly manage the 
waste from the allotments is outdated and 
insufficient for a proper assessment to be made. In 
particular there has been significant development of 
the surrounding area and a proper assessment, with 
reference to that development, should be completed 
before it can be properly determined whether or not 
in fact the infrastructure can properly provide for 
what is proposed. 

13. This is particularly important to the submitters as we 
will suffer the adverse effects and consequences of 
an inadequate system and water shortages. 

4.0 Land use consent for residential dwellings 
in breach of Rural Resource Areas. 

14. The proposed land use is opposed in its entirety as 
detailed under the "Lot Layout" submission above. 

5.2 Development Assessment 
15.1t is submitted that the development has not 

properly assessed the effects of the proposed 
development. The developer instead of assessing 
the effects has continued to refer to the fact that the 
proposed duplex development is not going to 
proceed. This is a complete failure to analyse the 
differences between those two developments, the 
difference in the surrounding environment of the 
development site since the time of the duplex 
development proposal and the difference in the 
proposed subdivision development and the type of 
subdivision development that surrounds that 
development. 

SAResource Consents\Correspondence\07\070423.doc 38 
,_,,..7-L.,----v-i•/-.-.- 



16. These matters must be properly assessed and 
taken into account when being able to properly 
consider the effects of the development. The fact 
that the development is different from the duplex 
development is, with respect, irrelevant to 
measuring what the effects of the subdivision are in 
today's environment. 

17. For this reason the development in its entirety is 
opposed as there has been an insufficient 
assessment of the effects of the development, there 
has been an inadequate consideration of the 
adverse effects of the development and there has 
been no consideration whatsoever of any possible 
mitigating steps that could be taken. 

Pisa Moorings 
Utilities Society 

Oppose 

The specific parts of the application that our 
submission relates to are: 

1. The proposed size of the allotments. 
2. The location of some allotments. 
3. The proposed breach of the rural colour code. 
4. The lack of provision for reserve land and 

commercial zoned land for residential services. 
5. The proposal to create new rural allotments 

with the inclusion of 'normal' viticultural and 
horticultural practices in a residential zoning. 

6. The proposal for a 20 year land use consent 
7. The comments by the applicant that ' ... Environmental impacts of this application are 

no more than would have arisen from a fully 
complying subdivision of the site and '... it is 
considered that the circumstances of this 
particular application are so unique so as not to 
constitute a precedent for other applicants in 
the Rural Resource Area 

This Submission 

1. Opposes the size of the lots being less than 
1000 m2, especially but not specifically the 636 
m2 lots along Pisa Mooring Road. The RRA 
zoning is for more open space residential 
housing. This application if approved will result 
in intensive ('Nappy Avenue') housing along 
the entrance road into the greater Pisa 
Moorings residential area (in complete contrast 
to what's here now). Similarly the creation of 
small allotments along the terrace is of 
considerable concern. As Lots 13 to 32 are 
part of the terrace not on top, it is envisaged 
that small sections will necessitate houses on 
top of garaging. This has the potential to 
create a 'Coronation Street' on what is Pisa 
Moorings residents 'Sugar Loaf' vista. 

2. Opposes the location of some lots namely Lots 
1-3 on a water hazard and lots that 'clutter up' 

The submitter seeks the 
following decisions from 
the consent authority: 

(a) Lot size no less than 
1000 m2 

(b) Lot 43 be vested as a 
reserve and Lots 1-3 
not be allowed. 

(c) The rural colour code 
be upheld given the 
profile and location of 
this development. 

(d) Allow provision for 
retail commercial! 
entrance some mini 
town centre or focal 
point. 

(e) Exclusion of 'intrusive' 
horticultural/viticultural 
activities (noises) 

(f) A 10 year rural resource 
consent 
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the Pisa Moorings entrance way and road 
corners. The society would like to see Lot 43 
vested as a reserve to maintain the attractive 
landscaped theme on both sides of Ferry Lane 
(at intersection with Pisa Mooring Road). This 
will also enhance traffic safety via better 
visibility. 

3. Opposes the proposal breach of the rural 
colour code on all the proposed allotments but 
in particular lots along Pisa Moorings Road and 
the terrace (Lots 13-32). The residents 
currently look up to the Pisa Range and 
understandably will not be happy looking at a 
'multicoloured' Coronation Street. We note the 
Draft Cromwell Community Plan is strongly 
indicating protecting vistas and open spaces. 
This application is in conflict with these values. 

4. Opposes the lack of provisions for reserves 
and retail zoned land. It is fair to say Pisa 
Moorings/Village/North will never be a model 
for urban development. This subdivision 
proposal is possibly the last opportunity to 
correct some major shortfalls namely: 
(a) Lack of reserve 
(b) Lack of residential retail services via an 

appropriately zoned area. The recent 
approval of Perriam Coves commercial 
lots are hardly adequate or well located to 
service what could be up to 1500 — 2000 
people in this area. The increasing cost of 
petrol is going to inhibit regular trips to 
Cromwell. 

(c) Lack of an appealing entrance/town centre 
(boutique' meeting place, café, shop etc). 
As mentioned earlier the Society would 
like to see Lot 43 vested as a reserve and 
retail commercial lots allowed for (the 
Society would welcome discussion). 

5. Opposes the inclusion of normal 
viticultural/horticultural activities on the newly 
formed rural allotments. It is our understanding 
that restrictions currently exist on the Rural 
Zoned Viticultural land in Pisa Mooring (no 
wind machines, helicopters, bird guns etc). 

While outside the scope of this application the 
Society questions the continuation of a 
vineyard in the middle of a residential area in 
particular: 
(a) Basic economics 
(b) Reported rotting into the water table 

(poor grapes?) 
(c) Difficulty in carrying out normal 

viticultural practices (frost protection, 
bird/rabbit control, spraying). 

What would be wrong with inclusion of the 
lower vineyard in this development to facilitate: 
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(a) Larger sections (and larger number) 
(b) A modest retail commercial area 
(c) Flat sections on both sides of the 

proposed new road (terrace sections 
will be expensive to develop) 

(d) Reserve strips particularly to the rear of 
existing housing along Ferry Lane. 

Once again the Society would welcome 
discussion. 

6. Opposes a 20 year land use consent. This 
could stall the development particularly given 
the growth projections for the region. A drawn 
out development is not considered appropriate. 

7. The Society disagrees that the impact of a fully 
complying subdivision would be the same as 
this proposal. How can this be given fully 
complying will mean larger sections, rural 
colour code compliance etc? The Society sees 
nothing unique about this proposal to make 
exceptions to the District Plan. (The integrity of 
the District Plan should be upheld sadly it 
seems it is an exception to comply!) 

Transit New Support Conditionally Transit New Zealand seeks 
Zealand the following decision 

The specific parts of the application that this 
submission relates to are 

from the consent authority 

That if the consent authority 
• Proposed access arrangements for proposed is of a mind to grant 

Lots 1 and 2; consent, the following 
conditions are attached: 

• Illegal accesses to the vineyard on proposed 
Lot 44; and 1. Access to proposed 

Lots 1 and 2 shall be via 
• Potential reverse sensitivity effects the proposed access 

road (Lot 33) and not 
Transit new Zealand's submission is: directly from Pisa 

Moorings Road. 
Access 
Lots 1 and 2 appear to have direct access to Pisa 2. the following consent 
Moorings Road. Given the proximity of Lots 1 and 2 to notice shall be 
the Perriam Cove entrance, Transit new Zealand would registered on the new 
prefer that access is obtained to these lots from the certificate of title for Lot 
proposed new road instead of directly off Pisa Moorings 44. 
Road. The addition of more access points to and from 
Pisa Moorings Road could potentially add to delays for 'All access shall be 
traffic entering Pisa Moorings , which may in turn affect obtained from the 
the functionality of the State highway intersection, proposed access (Lot 

33). Direct access from 
Transit New Zealand considers that there is scope to 
reconfigure the layout of Lots 1-4 to ensure access is 

SH6 is prohibited." 

obtained to all lots via the new access road and that 3. The three illegal 
this would not be an onerous alteration to the proposal. accesses to Lot 44 shall 

be permanently and 
The application states that the existing access to the physically closed. 
vineyard on Lot 44 from State highway 6 will be 
retained. However, there should be no existing access 

Where required, 
reinstating the fence 

to the vineyard from State highway 6. Transit New 
Zealand has previously required the only authorised 

line and water channel, 
and removing the 
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crossing place (OP 356) be closed as part of a previous 
subdivision. No other crossing places have been 
authorised for the State highway frontage. 

Transit New Zealand notes that there are now three 
illegal crossing places to proposed Lot 44. All three 
should be permanently and physically closed. Transit 
New Zealand further considers that a consent notice 
should be registered on the certificate of title of Lot 44 
requiring all access to this allotment to be obtained off 
the new access road, and access from State highway 6 
to be prohibited. 

Reverse Sensitivity 
Transit New Zealand notes that Lot 44 and Lots 1-11 
are located within 80 metres of the State highway 
carriageway edge line. 

Transit New Zealand is concerned about the potential 
for reverse sensitivity effects arising where noise 
sensitive activities such as residential dwellings are 
either adjacent to, or in close proximity to, State 
highways. Transit New Zealand therefore requests that 
consent notices be registered on the certificates of title 
of Lot 44 and Lots 1-11 requiring any new residential 
buildings constructed on these lots to be designed and 
constructed to meet the internal sounds levels set out in 
the Australian New Zealand Standard 
AS/NZ2107:2000. 

The reasons for this submission are: 
The objective of Transit New Zealand is to operate the 
State highway system in a way that contributes to an 
integrated, safe and sustainable land transport system. 
Transit New Zealand's role under the Land Transport 
Management Act 2003 is to not only build roads in 
response to traffic pressures, but to actively manage 
and protect the sustainability of the present State 
highway resource as a key component of the land 
transport system. 

culvert shall achieve 
this. 

4. The following consent 
notice shall be 
registered on the new 
certificates of title for 
Lots 1-11 and Lot 44 to 
address noise arising 
from the normal 
operation of the State 
highway: 

"New residential 
buildings located within 
80 m of the State 
highway edge line shall 
be designed and 
constructed so to meet 
noise performance 
standards for noise from 
traffic on State Highway 
6 that will not exceed 
35dBA Leq(24hr) in 
bedrooms, and 40dBA 
Leci(24hr) for other 
habitable rooms in 
accordance with the 
satisfactory sound 
levels recommended by 
Australian and New 
Zealand 
AS/NZ2107:2000 
Acoustics 
Recommended design 
sound levels and 
reverberation times for 
building interiors." 

5. Any application to carry 
out work on the State 
highway is to be 
completed and 
submitted to Transit 
New Zealand's network 
management consultant 
at least seven working 
days prior to work 
commencing on the 
State highway road 
reserve. 

6. A Traffic Management 
Plan is to be submitted 
to Transit New 
Zealand's network 
management consultant 
at least seven working 
days prior to work 
commencing on the 
State highway road 
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reserve. 

7. Prior to section 224(c) 
certification, the consent 
holder shall supply the 
consent authority with 
written confirmation 
from Transit New 
Zealand's network 
management consultant 
that the above works on 
the illegal crossing 
places have been 
completed to meet 
Transit New Zealand's 
requirements. 

8. Prior to section 224(c) 
certification, the consent 
holder shall supply the 
consent authority with a 
Section 93 Transit New 
Zealand Act 1989 notice 
signed by the Minister 
of Transport confirming 
that the State highway 
is road for the purposes 
of this subdivision. 
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Pisa Moorings Vineyard Limited

Flood Hazard Analysis & Mitigation Options

1. Introduction
Pisa Moorings Vineyard Ltd are proposing to subdivide for residential purposes. A flood
hazard assessment relating to Five Mile Creek has been sought. This report provides the
relevant information and recommends mitigation options.

2. Site location
The site is at Pisa Moorings about 7.5km north of Cromwell adjacent to State Highway 6 (the
Cromwell-Wanaka Road) and opposite Clarks Road that runs up the floor of Five Mile Creek

valley. Map reference for the State Highway culvert on Five Mile Creek is NZMS 260: G41:
118714.

Figure 1 is a location plan and also shows the catchment rea.

Legal description is Lot 4 DP 326731, Blk IV Wakefield Survey District. Total land area is
16.393 ha which is to be made into 44 allotments including a large rural lot. See PPP plan of
subdivision as Figure 2. More detail of the southern part of the subdivision is shown as

Figure 3.

3. Catchment Description
The catchment drains part of the lower slopes of the Pisa Range between Stratford Creek, a
tributary of the Low Burn, and the Park Burn. The top elevation of the catchment is 1100m
asl and it flows into Lake Dunstan that has a normal water level of RL 194.0m asl.

The catchment area to the State Highway is 847 hectares (8.47 km ²)

The top end of the catchment is into schist but most of the catchment is old moraine terraces,
till and outwash gravels and recent sedimentary material. Cover is improved grasses and
viticulture in the lower reaches and tussock and native grasses further up the catchment.

Average annual rainfall is estimated to be about 400-450mm at the subdivision site and
increasing with altitude to be about 700mm at the top of the Five Mile Creek catchment.

4. Design Flood Flows
Design flood flows will be estimated in two ways: one using Regional Flood Estimation
techniques that are considered better for catchments over 10 km2, and the other using high

intensity rainfall information and the Rational Method that is generally considered better for
catchments smaller than Five Mile Creek. Comparison with estimates prepared on nearby
catchments will also be used as a check.

4.1 Rational Method
The time of concentration for the catchment is calculated as 38 minutes and 40minutes has
been used for the rainfall duration that ensures the whole catchment is contributing to the
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runoff. Figure 4 is a graph of the rainfall depth duration information for the centre of the Five
Mile Creek catchment derived from NIWA's High Intensity Rainfall Design System. The
100 year 40 minute rainfall is 29.5mm that equates to a rainfall intensity of 44 mm/hr. The
average catchment slope is 13% and coefficient of runoff is estimated as 0.20 + 0,05 = 0.25.
The estimated 100 year flood by the rational Method is 26 m³ /s.

HIRDS for Five Mile Creek

60

50

40

50 yr
30 100 yr

150 yr

20

10

0
0 20 40 60 80 100 120 140

Duration minutes

Figure 4: Graph of rainfall depth vs duration for Five Mile Creek catchment

4.2 Regional Flood Estimation (McKerchar and Pearson 1989)
The contour from their Figure 3.5 for Qm/A 0.8 is estimated as 0.48. This gives a mean annual
flood Qm of 2.65 m³/s. The contour from their Figure 4.9 for q100 is 3.0 and yields an
estimated 100 year flood Q100 = 7.96m3/s.

4.3 Comparison with other catchments

Catchment Name Catchment Flood Flood Specific Flood
Area km2 date Flow m3//s Discharge m ³/s/km ²

Manuherikia at Falls Dam 360 1995 360 1.0
Dunstan Creek at Gorge 157 1995 130 0.83

Lindis River at Lindis Peak 542 1995 273 0.50

Lower Manorburn Dam 398 1995 114 0,29
Fraser at Laing Rd 245 1995 75 0.31

Arrow River at Beetham 245 1995 130 0.53
Cardrona R at Albert Town 346 1999 124 0.36

Nevis at Wentworth 689 1999 954 1.38

Table 1: Flood flow comparisons
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A design for the Lowburn gave the 1:100 AEP flood as about 34 m3/s 10 m3/s or a specific
flood discharge 0.74 m3/s/km² of for the 46 km2 catchment.

A design for a culvert on the Parkburn with a 9.54 km2 catchment gave a 100 year flood
discharge of 9.1 m³/s and a specific discharge of 0,95 m³/s/km².

Both the Lowburn and Parkburn catchments include land to the top of the Pisa Range in
higher rainfall zone so the Five Mile Creek catchment derived from lower slopes would be
expected to be a slightly lesser specific discharge than the bounding catchments.

4.4 Climate change
The Ministry for the Environment have provided guidelines for incorporating provisions for
climate change for increases in rainfall expected with higher air temperatures enabling the air
mass to hold more moisture. The indicative figures given are that for every degree Celsius
rise in average air temperature there will be a 6% rise in high intensity rainfall.

Climate change over the next 100 years is expected to increase rainfall intensities and hence
runoff. The Ministry for the Environment have provided some guidance on the approximate
numbers to assist in checking the potential increase in rainfall. This information is included

in the ORC's Hydrologic and Hydraulic Guidelines. Summer precipitation is estimated to
increase by about 10% and the winter precipitation by about 25-30% for the Five Mile Creek

area.

For this analysis it is proposed to take the upper bounds of the range of design flow for the
1% AEP event as the design flow as incorporating an allowance for climate change.

4.5 Adopted design flood
The following table summarises the results from methods and adopts the upper bound of the
Regional Flood Estimation as the appropriate figure that incorporates an allowance for
climate change. The 100 year design figure adopted is 10.2 m³/s.

Design Flows Five Mile Creek at SH6
Adopted Design

Regional Flow including
Rational Flood Regli Flood allowance for

Method Flow Estimation Std Error climate change
ARI m3/s Flow m3/s m3/s m3/s

Mean annual 2.65

50 19.4 7.03 1,83 8,9

100 26 7,96 2.23 10.2

200 8,88 2.58 11.5

Table 2: Adopted design flow

5. Capacity of Existing Culverts
The existing State Highway culverting is twin 600mm diameter concrete culvert with the

inverts at about RL 202.5 or 1.3m below road level. Overflow levels will thus be about RI
203,8 to 204.0m There is fine gravel in the base of these culverts. The maximum combined
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capacity of the SH6 culverts is estimated to be about 1.5 m3/s. It can therefore be expected

that this will overtop every few years.

10
AT

Figure 5: State Highway 6 culverts from downstream

Paterson Pitts Partners advise that the SH6 culvert was overtopped during three major flood
events in the 1990s. They also state that the culvert under the Pisa Moorings Road blew out

in 1998.

The Pisa Moorings Road has a 900mm diameter culvert with the invert at RL 199.7m or about
2.6m below the humped road level at that location. There is a hump over the culvert and
lower road levels on both right and left banks of the culvert. In extreme events floodwaters
can pass over the road and back into the channel. The maximum capacity of the 900mm
culvert is estimated to be about 1.9 m³/s. It can also be expected to overtop or have bypass

flow from time to time

The channel between the culverts has approximately a 2m bottom width and 2:1 or flatter
batters. At a water race crossing the 600mm diameter steel pipe has a clearance of 1.6m and a
span of 7m. Downstream of this crossing the channel base width is about 5m with a small
lower flow channel about 1m wide by 0.5m deep. This channel is quite competent to pass the

design flood flows until affected by culvert restrictions.

The PPP survey shows that there is more than 65 m of overflow with a level at or below RL
202.0m. Based on a level of 202.0 the overflow capacity as a spill should the culvert capacity
be exceeded is shown in Figure 7. The full design flow could pass with a depth over the road

of 200mm (0.2m).
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Figure 6: Entrance to Pisa Moorings Road 900mm diameter culvert. Note road higher
over culvert than left and right

Pisa Moorings Road Overflow

202.3

202.25

202.2 Design flood flow
10m3/s if culvert

202.15 blocked

202.1

202.05

202
0.0 2.0 4.0 6.0 8.0 10.0 12.0 14.0 16.0 18.0 20.0

Flow m3/s

Figure 7: Approximate overflow capacity using low spots to right and left of culvert
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6. Recommended Mitigation Options
6.1 Lake Dunstan Levels
The level of Lake Dunstan in the 1999 flood is known to have been about 195.5m. The future
design flood level of Lake Dunstan in approximately 90 years time for an inflow of 3200 m3/s

has been estimated by Opus as 196.8m. A draft report by MacMurray 2002 on the

sedimentation and predicted flood levels gives an ultimate equilibrium flood water level in

Lake Dunstan at the confluence of the two arms as 199.28m around 2180 (189 years from the

filling of the lake). This level could translate to a similar level in the Clutha Arm of the lake
at Lowburn Inlet. For this report a level of 197.0m is used. This is well below the ground
levels of Lots 1 & 2. No mitigation is required for Lake Dunstan flood levels.

6.2 Effects of culverts
It is assumed that the existing water race embankments will remain in place between the State

Highway 6 and Lot 1.

The existing culverts are small and the design flood flows are expected to overtop the roads.

Overtopping of the State Highway will either have flows get back into the downstream

channel or head south down the State Highway. The water race embankment some 25m

downstream of the State Highway helps in the rechannelling of the overflow.

Based on the level information obtained from Paterson Pitts Partners survey it is estimated

that a design flood could approach RL 202.2m (see Figure 7) just upstream of the Pisa

Moorings Road.

6.3 Mitigation Options
Allowing for a freeboard of 0.5m it is recommended that the minimum floor level on Lots 2
and 3 be RL 202.7 m.

In addition to the Lots 2 & 3 recommended level Lot 1 should allow for a slight gradient up
the channel. There are two ways to allow for this:

(a) to construct a short embankment on the true left bank of the stream within Lot 1 with a

crest level of RL 203.3m, commencing at the water race and extending 23m in a south

easterly direction; combined with the minimum floor level of RL 202.7m, OR

(b) a minimum floor level on Lot 1 of RL 203.2m

An embankment should have a nominal top width of 1m and batters no steeper than 2:1.

Flatter batters for landscaping purposes are acceptable.

7. Conclusion
There is a potential risk of flooding from Five Mile Creek to Lots 1 and 2 on the proposed

Pisa Moorings Vineyard Limited subdivision. This risk arises from undersized culverts on
both the State Highway and the Pisa Moorings Road. In a significant flood event these

culverts will have insufficient capacity and floodwaters will overtop the roads. The State
Highway flows will either get back into the channel or head south down the State Highway

and away from the subdivision. This is aided by the water race embankment that crosses

below the State Highway.

Practical mitigation options have been recommended for Lots 1, 2 and 3.
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Attachments

Figure 1: Location and catchment map

Figure 2: Subdivision plan

Figure 3: Details at southern end of subdivision
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Certificate issued pursuant to the Resource Management Act 
1991 

2842184800 

R0070423: LOTS 1, 34 TO 37 DP 409539 BEING A SUBDIVISION OF LOT 4 
DP 326731 

In the matter of Lots 1, 34 to 37 DP 409539 being a subdivision of Lot 4 DP 
326731, and pursuant to section 224(c) of the Resource Management Act 
1991, I hereby certify that some of the conditions of subdivision consent have 
been complied with and a consent notice prepared for the remainder. 

Dated at Alexandra this 

- 

day of \ 0 , - , - ) 1 - 2 0  
u 

LOUISE van der VOORT 
MANAGER, PLANNING AND ENVIRONMENT 
(pursuant to delegated authority) 



 

BRegs 7 
Revised 08/23 

 
 

Form 7 
CODE COMPLIANCE CERTIFICATE 

Section 95, Building Act 2004 
 

 
 

 

THE BUILDING  

Street address of building: 63 Stratford Drive, Pisa Moorings 

Legal description of land where building is 
located: 

LOT 24 DP 520912 

Valuation number: 2842184832 

Building name:  

Location of building within site/block number:  

Level/Unit number:  

Current, lawfully established, use: 
(include number of occupants per level and per use if more than one) 

Housing - detached 

Year first constructed: 2024 
 

OWNER 

Name of owner:  Vicky A & James M Coulter 
 

Contact person:  

Mailing address: 63 Stratford Drive 
RD 3 
Cromwell 9383 

Street address/registered office:  

Phone number:  

Mobile: 0274794840 

Email address: vicky.c@arizto.co.nz 

Website:  

First point of contact for communications with 
the building consent authority: 

Full Name: Stable Homes Ltd 

Mailing Address: 35A Blyth Street, Cromwell 9310 

Phones:: 027 359 0681 

Email: design@stablehomes.co.nz 
 

BUILDING WORK 

Building consent number: BC 240476 

Issued by: 

 

Central Otago District Council 

 

CODE COMPLIANCE 

The building consent authority named below is satisfied, on reasonable grounds, that: 

a) The building work complies with the building consent. 
 

Signature: 

 

Position: Regulatory Support - Building 

On behalf of: Central Otago District Council 



BRegs 5 
Revised 08/23 

 

Date: 31 March 2025 
 
































































































































