Guyton Home Trust Consent Application for Subdivision

Application for Subdivision Consent- 157 Sandflat Road, Cromwell
1. Introduction
1.1 Overview
The applicants, Ritchard Guyton, Sandra Guyton and Donya Guyton (Guyton Home Trust), wish to
carry out a two Lot subdivision on Person Road, south of Cromwell.
Applicants:

Ritchard, Sandra & Donya Guyton (Guyton House Trust).

Address of property:

157 Sandflat Road,
Cromwell

Legal Description:

Lot 2 DP 331734

Address for Service:

Ritchard and Sandra Guyton
157 Sandflat Rd
RD2
Cromwell

1.2 Purpose of Documentation
This document includes an Assessment of Environmental Effects (AEE) as required by Section 88 of
the Resource Management Act 1991, in association with the application for resource consent. This
document also describes the proposed activities, and the matters that will require resource consent
under the provisions of the Central Otago District Plan (CODP).

2. Description of the Proposal
2.1 Site Location and Description
The land to be subdivided is located on the corner of Sandflat & Pearson roads, approximately 5.5km
south of Cromwell. It currently comprises 2.12 ha of land with one existing dwelling. The site is zoned
Rural Resource Area as shown in Map 44 of the CODP.
The proposed subdivision involves creating 2 Lots.
Lot 1- 1 ha -

Contains the existing one dwelling with outbuildings.

Lot 2: 1.2 ha-

Involves new accessway and services to boundary from Pearson Road.

Currently the site is approximately 45% covered in mature pines. There are clearings for the current
dwelling and shed that has three bay garaging, workshop with ablutions, lawns, gardens, and outdoor
living area.
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This site is part of a triangular block of sections south of the large plantation owned by the CODC,
bordered by Bannockburn, Sandflat and Pearson Rd’s. Within this triangular area, a range of lot sizes
exist ranging from 8.32 ha to 0.45 ha. The immediate surrounding properties to the north and east of
the site are used for predominately rural/residential purposes. Although zoned Rural Resource Area,
it could arguably be said that its current use is more in alignment with the Pearson Rd Rural
Residential Zoning. Smaller lot sizes are a common feature along Pearson Rd (zoned Rural Residential
Area). We have added an appendix detailing some of these smaller lot sizes ranging from 0.45 ha to
1.11 ha. In addition, on the east side of Bannockburn Rd the land use is largely residential, zoned as
Residential Resource Area 2, with lot sizes of between 0.45 ha to 1.55 ha.
My understanding is that the block originally many decades ago had been planted out as plantation to
stop erosion and have not been thinned or kept in good condition for this purpose. Now being of not
considerable girth, are now only useful for weed suppression if retained, or firewood and fence posts
if harvested. It should also be noted that they shade Pearson Rd’s in winter, creating an ice hazard,
and contribute to wilding pines on neighboring sections. Therefore, in today’s context (as opposed to
when they were planted) there is as much value in removing them as there is in retaining them, even
in a Rural Resource context.

2.2 Rural Resource Area
The Rural Resource Area is described in the CODC Operative Plan (4.1) as having value for its natural
character, also including orchards, vineyards, homesteads and stands of trees. The surrounding
character of the area is a mix of pine plantation along Bannockburn Rd (including the Council owned
pines), and orchards and smaller rural/ residential holdings along Pearson Rd.
Under Section 4.7.2 (ii) of the District Plan, subdivision in Rural Resource Areas are a controlled
activity except for conditions within rule 4.7.4 (111) which state that in areas zoned as Rural Resource
Area subdivisions with an average lot size of less than 8ha and a minimum lot size of 2ha are a noncompliant activity. Our proposal here is therefore non-compliant and requires consideration of the
issues as outlined in section 4.2 of the CODC district plan below.

3. Assessment of Effects
Resource management issues noted in the CODC plan under Section 4.2, specific to the Rural
Resource Area, are addressed as follows.










It is noted that the proposed site is not an Outstanding Natural Landscape, neither does it
have unique or distinctive landscape value (which is why is would have been consented as a
pine plantation).
The proposed site is flat land with no distinctive natural features.
The proposed site is not known for containing valuable mineral or soil resources or
characteristics.
The proposed site is not adjacent to water bodies such that the proposed activity would
have an effect.
The proposed site contains no significant vegetation or habitats (being pine plantation).
The proposed activity would not place any additional strain on the transportation network,
public works and network utilities. All services for power and water will be adequately
provided for with existing infrastructure along Persons Rd.
There are no known heritage matters relating to this site.
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The site does not compromise landscape amenity values, being on a largely flat site close to
existing residential activity.
The creation of this subdivision does not create any conflict in primary production use, as
the soils are high in acidity and low in fertility due to the pine trees.

The Proposed Lot 1 of this two-lot subdivision will not alter in terms of its current land use. There are
to be no new building platforms or changes in activity.
Proposed Lot 2 is of a size more conducive to Rural Residential Activities similar to lots along Pearson
Rd of a similar size. Therefore, it is appropriate to consider the implications of development of a
smaller block within the Rural Area.

3.1 Development in Rural Areas (Section 4.2.15)
In relation to subdivision development in Rural Areas (Section 4.2.15 CODP), the following aspects
require consideration.
Lot 1The remaining 1.0 ha (Lot 1) would continue to function with no new activity. Therefore, no
additional activity for Lot 1.
Lot 2There would be potential for owners of the 1.12 ha (Lot 2) to apply for consent for a dwelling as a
Restricted Discretionary activity 4.7.3(vii). Therefore, the below points apply to Lot 2.
Roading- Pearson Road is an arterial road, therefore a single new dwelling and the traffic associated
with it would be easily accommodated. The location of a proposed 6m wide accessway has been
included on the site plan with this application. It is positioned off Pearson Rd, approximately 113m
from the Pearson/ Sandflat intersection, with clear, straight sight lines. Because Person Road is an
Arterial Road, the application complies with s12.7.1 other than s12.7.1(iii)(b).
Physical Resources- This subdivision consent includes provision for water and power services to the
boundaries of Lot 2 (see Site Plan). There is more than sufficient water capability along Pearson Rd
within existing infrastructure. Power Supply from Transformer CR31 which is positioned on the
North / East corner of Lot 1
Ground Water- The site contains gravels and soils that are suitable for septic tanks and effluent
disposal systems.
Landscape values- As mentioned above, due to the site being used as plantation pine forest, and flat
in morphology, there are no outstanding natural values that need to be considered.
Residential development on hillsides, skylines, and prominent places- Being located within the
context of plantation pine, this block would be naturally screened, and would not impose on any
prominent place. We have also detailed a roadside screening along Pearson and Sandflat Rd, with
native hedging at 2m centers to maintain rural visual amenity.
High class soils- As mentioned above, the land on this site does not include soils which are considered
unique or valuable.
Surrounding Land Management Uses- The surrounding properties contain plantation pine and
residential dwellings. There are no adjoining horticultural or agricultural activities.
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3.2 Visual Amenity
Section 4.7.4 (iii)(2) of the District Plan, involves consideration of screening of the effects of future
built development on potential subdivision lots. Lot 2 contains pine trees that adequately screen any
future buildings from Pearson/Sandflat Roads and the neighboring properties. In addition, we have
proposed to plant native hedging species at 2m centers along the Pearson and Sandflat Rd boundaries
to ensure cohesive integration with the surrounding rural environment.

4. Cromwell Masterplan
The Cromwell Masterplan, created in 2019, identifies this site as outside of its ‘Area of Focus’ and
within its ‘Area of Study’ (pg. 11). Objective 7 of the Masterplan outlines discussion around rural
productive environments, landscape, and amenity values. It presents community discussion as placing
value in maintaining areas of productive rural land, maintaining rural visual amenity and rural
cohesion, avoiding reverse sensitivity impacts, while also providing opportunities for rural residential
living south of Cromwell and particularly within ‘R- R Zones’ (pg. 26).
All these same issues have been addressed within our discussion in relation to the District Plan.
As discussed, the site is surrounded by plantation pine which has limited productive value in today’s
context (i.e., pines are considered a pest plant) with limited soil productivity. The proposed
subdivision as presented in this application, with screening along Pearson and Sandflat Rd’s, ensures
that any potential development will be compatible and cohesive with the surrounding rural character
(i.e., native, and exotic plantings). There are no reverse sensitivity issues apart from those addressed
in relation to the existing Resource Consent on Lot 1 (which is neither horticultural nor agricultural in
nature). Because the land holds no productive value, it is our opinion that there are no concerns
around loss of productive horticultural land. Because the Lot is ‘South of Cromwell’ and existing lots
within the triangle block between Pearson and Bannockburn Rd’s range from 0.45 ha to 8 ha and are
of a similar ‘R-R Zone’ nature to Pearson Rd, it is our opinion that smaller lots within this area would
be consistent with the Masterplans perspective on ‘opportunities for rural residential living south of
Cromwell and particularly within ‘R- R Zones’’. In the Appendix we provide a map showing that most
land holders within and surrounding this triangle pine area have expressed support (via Affected
Persons Approvals forms) for this subdivision.

5. Benefits
Lot 2, being 1.12 ha in size, provides opportunity for retaining the existing plantation pines (useful for
timber if thinned and pruned, fenceposts or firewood), or alternatively provides the opportunity if
cleared for lifestyle rural activities such as smaller orchards, cottage industry gardening, or keeping
pets and livestock.
The Cromwell Masterplan has indicated that there is a land shortage, and that areas South of
Cromwell may be suitable for residential use. Because of the low level of effects outlined in this
application, and the ability to adequately screen any future dwelling, we believe this area is suitable
for this kind of development.
The core motivation for creating this subdivision is to enable the current owners, Ritchard and Sandra
Guyton, to be able, in their retirement to remain living on the property. Therefore, it is our intention
to direct any proceeds from this subdivision towards this aim.

4

Guyton Home Trust Consent Application for Subdivision

6. Request the option of deleting Notice 5978779.4 (20M of Pine Trees)
replacing them with the native trees for screening noted in 3.3
The existing 20m screening has outlived its purpose. The trees shade Person Road in winter
conditions, causing an unnecessary hazard to road users, their only use they have is for firewood.
We propose to replace them with native, and exotic plantings to form an aesthetic screen

7. Particular Restrictions for Non- Complying Activities (s104(D))
The Resource Management Act (1991) outlines conditions under which a consent authority may grant
a resource consent for a non-complying activity. With respect to the assessment above, the first
gateway test for a non-complying activity required under section 104D(1)(a) has been met in that the
application will not have an adverse effect on the environment which is more than minor.
With respect to the second gateway test under section 104D(1)(b), the application is not contrary to
the relevant policies and objectives of the Operative District Plan or the Proposed District Plan.
Accordingly, as the application has passed both of the gateway tests in s104D, consent can be granted
for this non-complying activity.

8. Part 2 of the Resource Management Act
The purpose of the Resource Management Act 1991 (RMA) is to promote the sustainable management
of natural and physical resources.
Section 5(2) of the RMA details the purpose of the Act in promoting the sustainable management of
the natural and physical resources. This proposal promotes the sustainable management of natural and
physical resources by utilizing the subject site well for rural-residential activities. The owner of the site
can provide for their social, economic, and cultural wellbeing by being able to undertake development
on their land. Through the implementation of conditions, the life supporting capacity of air, water, soil,
and ecosystems of the surrounding area will not be significantly affected.
The relevant matters listed in section 7 of the Act must also be given consideration. These matters
include:
(b) Efficient use of natural and physical resources
(c) The maintenance and enhancement of amenity values
(f) Maintenance and enhancement of the quality of the environment
Amenity values are those natural and physical qualities and characteristics of an area, which contribute
to people’s appreciation of its pleasantness, aesthetic coherence, and cultural and recreational
attributes. As demonstrated throughout this discussion, the proposal promotes the efficient use of the
subject site and amenity values, while the quality of the environment surrounding the subject site is
not adversely affected.
The definition of “Environment” is defined in the Act as follows:
(a) Ecosystems and their constituent parts including people and communities: and
(b) All natural and physical resources: and
(c) The social, economic, aesthetic, and cultural conditions which affect the matters stated in
paragraphs (a) to (c) of this definition or which are affected by those matters.
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Regarding the matters raised in section 7 of the Act, it is considered that, as outlined within this report,
the proposal maintains existing amenity values and the quality of the existing environment.
Overall, the proposal is considered to meet the purpose and principles of the RMA.

9. Summary
The above discussion, we believe, adequately discusses the mitigation of any effects relating to the
site, as pertaining to the issues outlined in the Central Otago District Plan on subdivision within Rural
Resource Areas, while also adequately meeting conditions in the RMA, and fitting in well with
objectives described in the Cromwell Masterplan.
We submit this application for your consideration and appreciate and look forward to your advice on
this matter.
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