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1 Qualifications and Experience  

 

1.1 My name is Gemma Kean. I am a Senior Planner for Waka Kotahi 

NZ Transport Agency based in the Christchurch office.  

 

1.2 I hold the qualifications of Master of Planning and a Bachelor of 

Arts (Geography) from the University of Otago. I have over 5 

years of planning experience and am an intermediate member of 

the New Zealand Planning Institute. 

 

1.3 While not a court hearing, I have read and agree to comply with 

the Environment Court’s Code of Conduct for Expert Witnesses 

contained in the Practice Note 2014. Unless I state otherwise, this 

evidence is within my scope of expertise. I have not omitted to 

consider material facts known to me that might alter or detract 

from the opinions that I express. 

 

2 Scope of Evidence 

 

2.1 My statement will address the following matters:  

 

a. Waka Kotahi New Zealand Transport Agency – the statutory 

objective and role and the reason for its involvement in this 

process; 

 

b. The strategic significance of the state highway system; 

 

c. Waka Kotahi New Zealand Transport Agency’s (Waka Kotahi) 

submission;  

 

d. Demand for residential growth in Clyde; 

 

e. Outline Development Plan  

 

f. Statutory Analysis; and  

 

g. Inclusion of Lot 1 DP 331535 in Proposed Plan Change 15. 

 

2.2 My evidence is to be read in conjunction with, and relies upon, 

the evidence of Lisa Clifford who is a Senior Safety Engineer with 

Waka Kotahi and who has also submitted evidence regarding 

Proposed Plan Change 15.  

 

3 Executive Summary  

 

3.1 The application site adjoins State Highway 8. State Highway 8 at 

this location is an Arterial State Highway providing an important 

district level connection between Cromwell and Clyde. In this 

location it is also a Limited Access Road where access to the state 

highway is restricted for safety reasons.  

 

3.2 The submission by Waka Kotahi was not opposed to further 

residential development at this location - as a logical extension 

to the existing Clyde township. This plan change represents an 

opportunity to integrate new residential development with the 

existing township and the transport network.  
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3.3 While Waka Kotahi is not opposed to residential development at 

this location in the future as it has the potential to provide for 

integrated transport and land use planning, there are outlying 

concerns regarding the potential adverse safety effects on the 

existing state highway network, particularly the intersections of 

Sunderland Street and Mutton Town Road with the State 

Highway.    

 

3.4 I note that Ms Clifford’s evidence will provide further detail on the 

safety effects on the state highway network from the plan 

change.  

 

4 Waka Kotahi NZ Transport Agency  

 

4.1 The objective of Waka Kotahi as set out in Section 94 of the Land 

Transport Management Act 2003 (LTMA) and is “to undertake its 

functions in a way that contributes to an effective, efficient, and 

safe land transport system in the public interest.” 

 

4.2 The functions of Waka Kotahi are set out in Section 95 of the 

LTMA and are:  

 

a. To contribute to an effective, efficient, and safe land transport 

system in the public interest; 

 

b. To manage the state highway system, including planning, 

funding, design, supervision, construction, and maintenance 

and operations, in accordance with this Act and the 

Government Roading Powers Act 1989; and 

 

c. To assist, advise, and co-operate with approved 

organisations.  

 

4.3 Waka Kotahi must demonstrate a sense of social and 

environmental responsibility. Waka Kotahi is also required to 

give effect to the Government Policy Statement (GPS) when 

managing the planning and funding of transport activities. Waka 

Kotahi also contributes to the objectives of the GPS through 

investing to achieve the strategic priorities of safety, accessibility, 

sustainability and value for money.  

 

4.4 In carrying out its’ functions Waka Kotahi must also have regard 

to various other policy documents and legislation including the 

Government Roading Powers Act 1989, the Resource 

Management Act 1991 and Road to Zero strategy 2020-2030.   

 

 

5 Strategic Significance of the State Highway System  

 

5.1 In a national context, state highways form an integrated national 

network of inter-regional and inter-district routes and major 

urban arterials. While state highways form part of a wider 

roading network in New Zealand, the distinguishing functions of 

state highways among others are to:  

 

a. Connect major population centres; 
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b. Provide access to ports, airports, and major industrial, 

primary production and tourist areas; and  

 

c. Service major urban corridors.  

 

5.2 State Highway 8 at this location is classified as an Arterial Road 

in accordance with the Waka Kotahi One Network Road 

Classification. Arterial roads link regionally significant places or 

activities and may be the only route available to important places 

in a region, performing a lifeline function. SH8 is the sole route 

between Alexandra and Cromwell, and is an important regional 

route connecting Alexandra and settlements in the wider Central 

Otago district. Further details on the function and significance of 

SH8 is provided in Ms Clifford’s evidence.  

 

5.3 SH8 at this location is also a limited access road (LAR) where 

access to the state highway is restricted for safety reasons. 

Where a road is declared a limited access road crossing places 

are authorised via notices to the landowner. A crossing place 

notice details the location of a crossing place in relation to the 

title boundaries.  None of the properties subject to Plan Change 

15 have crossing places, as each property instead has legal 

access to Mutton Town Road. 

 

5.4 The state highway network is a physical resource of national 

importance under the Resource Management Act 1991.1  

 

6 Waka Kotahi NZ Transport Agency Submission  

 

6.1 Waka Kotahi did not support proposed Plan Change 15 (PC15) 

and highlighted concerns around access from the site onto 

Mutton Town Road, efficiency and safety of the Sunderland 

Street/SH8 and Mutton Town Road/ SH8 intersections, and 

addressing the need for pedestrian and cyclist connections from 

the site to the wider area.  

 

6.2 The applicant proposed several restrictions on development to 

address concerns that were previously raised by Waka Kotahi, 

prior to the plan change application being lodged with the 

Council. The restrictions proposed by the applicant are 

considered appropriate to manage reverse sensitivity and are 

detailed as follows:  

 

a. Building Line Restriction: The applicant has proposed that no 

buildings are to be located within 20 m of SH8. This is 

acceptable to Waka Kotahi.  

 

b. Landscaping strip: A landscaping strip is proposed to be 

located within the 20 m setback from the state highway. No 

structures or paving is permitted within the landscaping strip 

and the landscaping must not impede traffic visibility or 

shade SH8. This restriction is acceptable to Waka Kotahi.  

 

c. Acoustic insulation: The applicant has stated that any 

residential buildings within 80 m of SH8 will be designed to 

 
1 Auckland Volcanic Cones Society Inc v Transit New Zealand [2003] NZRMA 
316 (HC) 327-328.  
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meet the Australian and New Zealand Standard 

AS/NZ2107:2000 Acoustics – Recommended design sound 

levels and reverberation times for building interiors. This 

restriction is acceptable to Waka Kotahi.  

 

d. Access: No residential lots will have direct access to SH8. 

This is considered acceptable to Waka Kotahi.  

 

6.3 I have read the Section 42A report and am satisfied that the 

submission by Waka Kotahi has been adequately summarised. I 

have also read the memo prepared by Mr Facey and the 

applicants transport evidence by Chris Baker (WSP).  

 

6.4 Below, I expand on the points raised in the Waka Kotahi 

submission and highlight matters of interest to Waka Kotahi that 

are important to the deliberations on this matter.  

 

7 Demand for Residential Growth in Clyde 

 

7.1 It is my understanding that the Council has commenced the 

Vincent Spatial Plan project (VSP) to address the challenges and 

opportunities of growth and land use in the Alexandra basin – 

including Clyde.  It is my understanding that the project is at the 

point that an optioneering workshop has been held using a 

shortlist of spatial plan options, and further conversations are 

taking place with the community.  

 

7.2 The VSP will consider both the application site and the wider area 

and whether there should be provision for changes to land use 

through rezoning, including potential residential zoning.  

 

7.3 This will introduce questions regarding infrastructure/services 

including roading. In my opinion the VSP will have a direct impact 

on any changes or improvements that need to be made to State 

Highway 8 by Waka Kotahi, particularly the intersection of 

Mutton Town Road and the State Highway.     

 

7.4 In my opinion the land subject to this plan change is a logical 

extension of the Clyde township, although there is no certainty 

that this area will be earmarked for future development through 

the spatial plan. 

 

7.5 Considering this, the first issue I highlight in my evidence is that 

Waka Kotahi and consequently the Hearings Panel will need to 

consider whether the VSP project will impact any measures to 

address traffic related effects from Proposed Plan Change 15.  

 

8 Outline Development Plan  

 

8.1 My current impression is that the applicant seeks to avoid a 

master planned development and considers that the existing 

residential resource area provisions of the District Plan are 

adequate to manage the potential adverse effects of the 

development. In my opinion, the existing district plan provisions 

do not adequately manage the potential adverse effects on the 

state highway network.  

 



6 
 

8.2 I note that in the Section 42A report Mr Whitney considers it 

necessary for an Outline Development Plan (ODP) to be provided 

prior to subdivision and residential development occurring at the 

site. The ODP should include indicative roading and 

pedestrian/cycling connections, and the location of a possible 

retirement village. Mr Whitney considers that the provision of an 

ODP and associated rules will adequately manage the potential 

adverse transport effects, while recognising that the applicant 

seeks to avoid a master or structure planned development. 

 

8.3 I agree that an ODP should be provided as part of Proposed Plan 

Change 15. Currently there is significant uncertainty as to roading 

connections to Sunderland Street and Mutton Town Road, 

including the proposed roading network within the plan change 

area. This has a direct impact in attempting to assess the effects 

of a proposal and what mitigation measures may be required.  

For example, if all traffic is funnelled via an intersection on to 

Sunderland Street, the type of intersection required, and its’ 

location may change. Likewise, if the proposal directs traffic on 

to Mutton Town Road this may necessitate changes to the 

intersection of Mutton Town Road and State Highway 8.  

 

8.4 Without a final ODP and confirmed location of roading 

connections, it is difficult for the potential traffic effects to be 

assessed of the proposal. An ODP may also assist in helping to 

understand the nature of the proposal such as whether a rest 

home is proposed to be included and can also address questions 

such as pedestrian and cycle connections.        

 

9 Safety Concerns  

 

9.1 The applicant has not provided a Safe Systems assessment of 

either the Mutton Town Road or the Sunderland Street 

intersection. The Safe Systems approach recognises that people 

make mistakes and are vulnerable in a crash. In a Safe System, 

when speeds need to be high, the rest of the system needs to be 

more forgiving so that if there is a crash no-one will be hurt or 

seriously injured.  

 

9.2 The Government Policy Statement (GPS) sets out the 

requirement for a Safe Systems assessment (Strategic Priority: 

Safety (Section 2.2) which has the following key safety objective:  

 

“A land transport system that is a safe system, free of death and 

injury.” 

 

The traffic safety related concerns of the proposal are assessed 

as follows:   

 

Sunderland Street  

 

9.3 The Integrated Transport Assessment (ITA) undertaken by the 

applicant included an assessment of the increased crash risk at 

the Sunderland Street/SH8 intersection from the estimated traffic 

volumes using this intersection, if the 150 lots were to be fully 

developed. This is an assumption that all roading, and 
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consequently traffic, from the plan change area will be directed 

to Sunderland Street.   

 

9.4 The applicant proposes to separate the north bound left turn lane 

on SH8 where it turns onto Sunderland Street to appropriately 

manage the potential adverse effects from traffic safety. Waka 

Kotahi and the applicant have agreed that this is an appropriate 

measure to manage the potential adverse effects on traffic safety 

for the residential development and possible retirement village 

proposed by the plan change. Mr Whitney has stated that this 

upgrade can be provided for explicitly in a rule – recommended 

as Rule 7.3.6(vi)(i). I agree with this approach.  

 

9.5 I confirm that subject to the access to the site from Sunderland 

Street being adequately designed (for example, the need for a 

right hand turn bay), and the construction of a separated north 

bound left turn bay at the Sunderland Street/SH8 intersection, 

that the potential adverse effects on traffic safety at this 

intersection will be adequately managed. 

 

9.6 The design of any intersection between the site and Sunderland 

Street will primarily be an issue between the developer and the 

Council but Waka Kotahi will have an interest in any impacts on 

State Highway 8. This includes any alterations to the state 

highway intersection. Consideration should also be given to 

whether any specific provisions should be included as part of the 

plan change as to the timing and construction of any intersection 

and consultation with Waka Kotahi required as part of the 

process.   

 

Mutton Town Road  
 

9.7 Mutton Town Road is a Limited Access Road (LAR). Mr Whitney 

states that Council must agree to the lifting of the LAR status to 

permit any subdivision and states that the LAR status of Mutton 

Town Road should not be relied on to ensure that integrated 

traffic management occurs. Therefore, an ODP requiring access 

off Sunderland Street is required to satisfy the safety concerns 

identified by Waka Kotahi. An alternative option is that the 

rezoning applies to  Lot 2 DP 18990 only, however, it is my 

understanding that this is not the applicants intention and that 

access to all lots subject to the plan change should be provided 

to Sunderland Street – to be addressed through the provision of 

an ODP. 

   

9.8 The ITA undertaken by the applicant calculated the crash risk at 

the Mutton Town Road intersection to increase significantly if it 

is to be used by all southbound traffic from the development and 

identified several solutions to manage the adverse transport 

effects.  

 

9.9 The applicant determined that the most appropriate (and 

feasible) option to improve safety at the Mutton Town Road 

intersection is to implement a left in, left out access arrangement 

or to close the Mutton Town Road/SH8 intersection. While there 

are other solutions to improve safety at this intersection the 

applicant has determined these not to be feasible from an 

economic standpoint.   
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9.10 Upon further discussion with the applicant prior to the hearing, 

Waka Kotahi and the applicant have agreed that providing access 

to Sunderland Street only is a more suitable option and is more 

likely to manage the potential adverse effects on traffic safety.  

 

9.11 Mr Whitney acknowledges that the potential safety effects on the 

state highway network at the Mutton Town Road would be 

avoided if the Mutton Town Road/SH8 intersection were to be 

closed. However, I acknowledge that any potential road closure, 

or stopping, falls outside the realm of the plan change process, 

as stated by Mr Whitney and Mr Facey. 

 

9.12 The status of Mutton Town Road in the long term is unknown and 

it is the preference of Waka Kotahi that a discussion around the 

future of this intersection be discussed as part of the wider spatial 

planning exercise (VSP).   

 

9.13 Mr Whitney recommends that a rule be inserted into the District 

Plan requiring any access to the plan change area be from 

Sunderland Street.  

 

9.14 The applicant has now proposed a single point of access from the 

plan change area to Sunderland Street, until such a time that the 

Mutton Town Road is closed or upgraded to the satisfaction of 

Waka Kotahi.  

 

9.15 A document which has been referred to as an indicative Outline 

Development Plan (ODP) was provided as part of the applicants’ 

evidence on 05/11/20 and showed a single access road from the 

site to Sunderland Street. The applicant has also proposed the 

insertion of a rule as follows:  

 

“No residential lots on Lot 2 DP 18990, Lot 1 DP 525753, Lot 2 DP 

525753, Lot 1 DP 331535, Lot 2 DP 331535 and part of Mutton 

Town Road (to be stopped) near Clyde shall have direct access to 

State Highway 8, Sunderland Street and Mutton Town Road . 

Road access to any subdivision and residential development in 

Lot 2 DP 18990, Lot 1 DP 525753, Lot 2 DP 525753, Lot 1 DP 

331535, Lot 2 DP 331535 and part of Mutton Town Road (to be 

stopped) shall be achieved only onto Sunderland Street until 

such time as the Mutton Town Road intersection with State 

Highway 8 is either closed or reconfigured to the requirements of 

Waka Kotahi New Zealand Transport Agency.” 

 

9.16 From this, it is my understanding that the applicant is aware that 

closure of the Mutton Town Road intersection in the future is a 

real possibility in order to manage the adverse traffic safety 

effects. 

 

9.17 If an Outline Development Plan for the site suitably addresses the 

roading connections, provides for controls to prevent access and 

those provisions are suitably robust it is considered that the 

proposal will suitably reduce potential traffic safety effects on the 

intersection of State Highway 8 and Mutton Town Road.    

 

9.18 In my opinion, the applicant may wish to include sections of land 

as some form of paper road as part of the ODP to provide access 



9 
 

to Mutton Town Road at such a time that the intersection is 

closed or upgraded so that the development will not result in an 

increase in adverse effects on traffic safety. This may assist in 

providing a more integrated approach for changes /development 

of the wider area.  

 

9.19 This also leads to the wider question of the relationship between 

the site and the local area, and how it might be possible to 

achieve more integrated consideration of how the area might 

develop, including connections to State Highway 8. This 

specifically includes the VSP.     

 

9.20 In my opinion as a professional planner, a holistic approach could 

be to impose some form of deferred zoning, or similar approach, 

on the site for a specified period such as two years. This would 

allow wider consideration to be given to the area south of 

Sunderland Street and its suitability for a change in zoning and 

the infrastructure needs, including roading requirements. This 

could provide more clarity in terms of the long-term aspirations 

for the Mutton Town Road intersection. It would still be necessary 

to include those provisions volunteered by the applicant, as per 

above, as it is unlikely that any specific project design (including 

funding and timeframe) would have been developed at the end 

of that two-year period. It is also my understanding that there are 

other infrastructure issues, being wastewater (due to be 

completed in 2020 but which has been delayed), needing to also 

be addressed such that a brief deferral period may not present a 

significant limitation.     

 

Active Transport  

 

9.21 The ITA provided by the applicant notes that the location of the 

plan change will make cycling an attractive mode for travelling 

from Alexandra and recommends signposting the cycle route to 

the existing Daphne Hull subway underpass - which provides the 

safest route for cyclists to cross SH8. However, the applicant 

maintains that use of the Otago Central Rail Trail and active 

modes in general will be low and that use of the Rail Trail is likely 

to be for recreational (and not commuter) purposes.  

 

9.22 While this is the applicants view concerning the likely uptake of 

active transport modes, cyclists and pedestrians can also be 

excluded through poor design. Therefore, I consider again that 

an ODP is the best solution to provide for good pedestrian and 

cycle connections to the wider area.   

 

9.23 The indicative ODP provided as part of the applicants’ evidence 

shows pedestrian and cycle connections from the site to the 

wider area. A footpath along Mutton Town Road, across 

Sunderland Street and various internal connections are 

proposed. Mr Whitney considers that the requirements for an 

ODP will adequately provide for internal and external cycle and 

pedestrian connections. I agree with this statement.  

 

9.24 The Daphne Hull subway underpass provides access to the Otago 

Rail Trail and is located approximately 500 m north of the plan 

change area at its closest point. The requirement for an ODP 

which provides for cycle and pedestrian connections satisfies the 
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concerns of Waka Kotahi regarding the provision for active 

transport modes and integration with the wider transport 

network.  

 

9.25 There is an existing gap in the fence on the eastern side of SH8 

at the Sunderland Street intersection which provides more direct 

access to the Rail Trail. Mr Facey states that it is likely that this 

point will be used to provide more direct access to the Rail Trail 

– requiring pedestrians and cyclists to cross SH8. I concur with 

this statement.   

 

9.26 The applicant identified several safety concerns for pedestrians 

and cyclists crossing SH8 and has amended their application to 

include a footpath along the northern side of Mutton Town Road. 

Again, this is considered positive, as is signposting the route to 

the underpass which has been mentioned by the applicant. 

However, I understand that Waka Kotahi are also likely to monitor 

pedestrian and cycle movements and will address any safety 

issues that arise which could include closing the existing gap in 

the fence.  

 

10 Statutory Analysis 

 

10.1 Mr Whitney considers that the proposed plan change is the best 

way to achieve the purpose of the RMA, and that the proposed 

provisions (and those amendments suggested in the Section 42A 

report) are the most appropriate way of achieving the purpose of 

the plan change.  

 

10.2 Relevant to Waka Kotahi and its functions is the following 

objective of the plan change as proposed in Section 1.0 of the 

applicants Section 32 Evaluation:  

 

To provide for a high level of residential amenity that is 

compatible with that of the existing Clyde Township and a safe 

and efficient transport network that integrates well into the 

existing Clyde Township.  

 

10.3 As previously stated, I consider that the proposed plan change is 

a logical expansion of the Clyde township and integrates land use 

and transport effectively. I have also considered relevant public 

documents as follows:  

 

Otago Southland Regional Land Transport Plans 2015-2021 

 

10.4 The Otago Southland Regional Land Transport Plan (RLTP) 

identifies the following as an issue facing the region, including 

the Central Otago district:  

 

Problem 2: Attitudes and behaviours together with inconsistent 

quality of routes in the two regions results in fatal and serious 

injury crashes.  

 

10.5 Under the RLTP, the Safe Systems approach is acknowledged, as 

is the need to address the safety of the transport network. 

Required measures include investing in effective road safety 

interventions, following the Safe Systems approach and 

focussing on vulnerable users through allocating road space to 
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walking and cycling to ensure safe travel and prioritise pedestrian 

safety.  

 

10.6 The RLTP also acknowledges that there is an opportunity to 

create a network of cycle rides and cycling facilities, particularly 

for urban and peri-urban areas. I consider that the provision of a 

suitable ODP will adequately prioritise active travel modes from 

the plan change to the wider area.  

 

Operative Otago Regional Policy Statement 1998 and Partially 

Operative Regional Policy Statement 2019 

 

10.7 The RPS (Operative and Proposed versions) addresses the 

importance of land use and integration of the transport network, 

a safe land transport system and the management of 

infrastructure to meet the needs of the community. I consider that 

the plan change will give effects to the RPS (operative and 

proposed versions).  

 

Central Otago District Plan 

 

10.8 The following objectives and policies are particularly relevant to 

this plan change:  

 

Objective 7.1.1 – Maintenance of Residential Character  

To manage urban growth and development to maintain and 

enhance the built character and amenity values of those parts of 

the district that have been identified as the Residential Resource 

Area as well as the social, economic and cultural wellbeing, and 

health and safety of the residents and communities within those 

areas.  

 

Policy 7.2.1 – Residential Character  

To ensure that the character and amenity values of residential 

areas are protected by ensuring that the adverse effects of: 

(a) Excessive noise including noise associated with traffic 

generation and night time operations, 

(b) The generation of traffic over and above that normally 

associated with residential activities and in particular heavy 

vehicles, and demand for parking, 

 

Objective 13.3.1 – Transportation Network  

To enable the safe and efficient operation and development of 

the transportation network while ensuring that amenity values 

and environmental quality is maintained or enhanced. 

 

Policy 13.4.2 – Managing the Development of the Transportation 

Network  

To ensure that the design, location and operation of the 

transportation network recognises and provides for the following 

matters: 

(a) The avoidance, remedying or mitigation of any significant 

adverse effects on the environment resulting from the generation 

of noise, vibration, glare, lightspill and dust emissions. 

(b) The avoidance, remedying or mitigation of adverse effects on 

the on-going operation of activities that are permitted on 

adjacent land in terms of the plans provisions. 

(g) Public safety. 
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(i) The intended level and type of traffic usage, and any 

foreseeable future demands. 

(k) The maintenance of the safe and efficient operation of existing 

infrastructure and utilities including integration with the existing 

transportation network.  

 

10.9 The above provisions highlight the importance of ensuring land 

use and transport integration for the rezoning of the site and 

further accentuates the importance a suitable ODP. I consider the 

plan change as proposed is consistent with the relevant 

objectives and policies of the Central Otago District Plan – 

including the safe and efficient operation of the transport 

network, integrated transport and land use and providing for 

residential amenity through the rules and restrictions nominated 

by the applicant to address reverse sensitivity.  

 

10.10 Overall, I consider that the plan change as proposed, including 

the requirement for an ODP to be approved by the Council will 

ensure that future residential development at this location is 

consistent with the relevant statutory planning documents. The 

applicant has provided two draft ODPs to date, however, it is my 

understanding that the applicant seeks to provide the final ODP 

to be approved by Council at a later date. I am of the opinion that 

the applicant should provide an ODP now to be incorporated as 

part of the District Plan and rules can be included in the plan 

which directly refer to that ODP.   

 

 

11 Other Matters  

 

11.1 Submitter no. 6 sought for Lot 1 DP 331535 (1.421 ha) to be 

incorporated into the plan change. Through the further 

submission period Waka Kotahi suggested the outcome sought 

was beyond the scope of the proposal, however, Mr Whitney is 

of the opinion that Lot 1 DP 331535 can be considered as an 

incidental or consequential extension of the plan change. As a 

result, the applicant has advised that Lot 1 DP 331535 will be 

incorporated into the plan change and advised that the maximum 

number of residential lots will not be altered (150 lots proposed) 

as a result of this land being included.  

 

11.2 On the basis of the total number of allotments not changing, I 

consider that the inclusion of Lot 1 DP 331535 will not exacerbate 

the potential adverse effects on traffic safety if access to this site 

is also from Sunderland Street only, until such a point that 

Mutton Town Road is closed or upgraded in the future. The draft 

ODP has been amended to incorporate this land parcel so that 

road, pedestrian and cycle connectivity can be achieved.  

 

 

12 Conclusion  

 

12.1 Waka Kotahi is not opposed to the integrated growth and land 

use development at this location - as a logical expansion of Clyde. 

However, as discussed there are concerns around the use of the 

Mutton Town Road intersection with SH8, which has the potential 

to adversely affect the safe operation of the state highway at this 

location.  
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12.2 Given the differing timeframes for this plan change and the 

Vincent Spatial Plan, the status of Mutton Town Road in the 

future is unknown. Furthermore, the road closure process is 

separate to that of this plan change. To address this a rule is 

proposed by the applicant – to provide for access to Sunderland 

Street only, until such a time that Mutton Town Road is closed or 

improved. This will assist in addressing the potential adverse 

effects on the state highway network, until such a time that future 

decisions regarding the potential growth of Clyde are progressed 

through the Vincent Spatial Plan.  

 

12.3 Consideration should also be given to whether there are other 

further planning measures, such as the deferral of residential 

zoning that could be considered by the panel to ensure that the 

potential adverse safety effects on the local roading network, 

including the state highway, are appropriately managed.  

 

12.4 Beyond the above, the importance of a comprehensive and well 

thought out Outline Development Plan is highlighted as this will 

enable issues, such as an intersection on to Sunderland Street 

and cyclist facilities to be better addressed.   

 

Gemma Kean  

11 November 2020 

 

 

 


