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Addresses for Service 
 

Sub No. Submitter Name Address for Service  Summary Page No 

     

1  Donna Abrams donnaabrams55@gmail.com  1 

2  Roger James Aburn 172 Waenga Drive CROMWELL 1 

3  Valerie Dawn Adams valandsteveg@outlook.com  2 

4  Gillian Brenda Allan andersonpark@xtra.co.nz  2 

5  William Bruce Allan brucegillallan@gmail.com  2 

6  Gail Allison  gail@gstyle.co.nz  2 

7  Gary Anthony Anderson gary@garyanderson.co.nz  3 

8  Ian Anderson ian.anderson13@hotmail.com  3 

9  Mathew John Anderson falcon26d@gmail.com  3 

10  Nathan Kenneth Rae Archer nathan.k.archer@gmail.com  4 

11  Anne Ashby-Neilson 86felton@gmail.com  4 

12  Dean Kevin Baird dk.baird@xtra.co.nz  4 

13  Julian Michael Ball Julian@houseofball.co.nz  4 

14  Sabrina Bain pedaltodametal@yahoo.co.nz  4 

15  Margaret Eunice Barbour margaretjohn@xtra.co.nz   5 

16  Daniel George Barlow dan@barlowbuilding.co.nz  5 

17  
Craig & Gaylene Barnes t/a Central Gold 

Motel 2016 Ltd 

info@centralgoldmotel.co.nz 

 

5 

18  Alan Duncan Beaton beaton@xtra.co.nz  5 

19  Ian Campbell Begg i.g.begg@xtra.co.nz  6 

20  Lisa Bernadette Belt Lisabelt65@gmail.com  6 

21  John Grant Berg john@murdochweldrite.co.nz  7 

22  Ivan James Blackler 15 Stowell Drive CROMWELL 7 

23  Jeremy James Blackler 12 Magnetic Place CROMWELL 7 
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mailto:brucegillallan@gmail.com
mailto:gail@gstyle.co.nz
mailto:gary@garyanderson.co.nz
mailto:ian.anderson13@hotmail.com
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mailto:86felton@gmail.com
mailto:dk.baird@xtra.co.nz
mailto:Julian@houseofball.co.nz
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mailto:dan@barlowbuilding.co.nz
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24  Lynne Marie Blackler 15 Stowell Drive CROMWELL 7 

25  Kevin John Boland boland.concord@xtra.co.nz  7 

26  Peter Raymond Brass cherrytreefarm@xtra.co.nz  7 

27  Mark Bremner markandadrienne@xtra.co.nz  8 

28  Barry Owen Brown  barryndene5@bigpond.com  9 

29  Joyce Noelene Brown barryndene5@bigpond.com  9 

30  Miriska J Brown 5 Viney Street, Gracemere, Queensland AUSTRALIA 9 

31  Sandra L Brown snowmobile.nz@xtra.co.nz  9 

32  Kylie Bruce info@carricklodge.co.nz  10 

33  John Newey Buchanan John@MountEdward.com  10 

34  Paula Ann Buchanan tpbuchanan@xtra.co.nz  10 

35  Paula Jane Buchanan artandpaula2526@gmail.com  10 

36  Tony William Buchanan tpbuchanan@xtra.co.nz  11 

37  Verdun Maxwell Burgess VERDUN.Burgess@yahoo.com  11 

38  Jonathan Charles Burke Jburke25@hotmail.com  11 

39  BWC Earthmoving ldowling@bwcltd.co.nz  11 

40  Shirley Ann Calvert shirleyc@pl.net  11 

41  Craig Bruce Carter craig@zebranz.com  12 

42  Garry & Robynn Carter garry@carterstyres.co.nz  

robynn@carterstyres.co.nz  

12 

43  Central Land Holdings Limited alison@willowridge.co.nz  12 

44  Central Otago Motorsport Club Inc. secretary@centralotagomotorsport.co.nz  14 

45  Central Speedway Club Cromwell 

Incorporated 

bridget.irving@gallawaycookallan.co.nz 

derek.mclachlan@gallawaycookallan.co.nz  

14 

46  Linda Margaret Chamberlain lcrc@xtra.co.nz  15 

47  Denise Chandler dee@gasco.net.nz  16 

48  Herbert John Chandler herbert.c@xtra.co.nz  16 

mailto:boland.concord@xtra.co.nz
mailto:cherrytreefarm@xtra.co.nz
mailto:markandadrienne@xtra.co.nz
mailto:barryndene5@bigpond.com
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mailto:Jburke25@hotmail.com
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mailto:shirleyc@pl.net
mailto:craig@zebranz.com
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mailto:alison@willowridge.co.nz
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mailto:lcrc@xtra.co.nz
mailto:dee@gasco.net.nz
mailto:herbert.c@xtra.co.nz
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49  Noeline Ivy Chandler herbert.c@xtra.co.nz  16 

50  Andrew Ross Chapman queenstown@highlands.co.nz  16 

51  Gavin Child gavandjoc@xtra.co.nz  17 

52  Anthony John Clark tonyjudyclark@gmail.com  17 

53  Kim Marie Clearwater kim.clearwater@gmail.com  18 

54  Wendy Elizabeth Clearwater wendy.clearwater@gmail.com  18 

55  William George Clearwater georgeclearwater0866@gmail.com  18 

56  Donald McKenzie Cochrane littlehunter010@gmail.com  19 

57  Paul Desmond Coghill paul.coghill@xtra.co.nz  19 

58  Phillip William Cooper phillipcooper62@gmail.com  19 

59  Roderick Grant Corbett rcorbett@xtra.co.nz  20 

60  Peter John Corkery pc230068@ncr.com  20 

61  Nelson John Cottle nelson.j.cottle@gmail.com  20 

62  Sarah Jane Cottle notnowann@gmail.com  21 

63  Thomas Alan Coull thomascoull@gmail.com  21 

64  Brayden Couper 25 Clutha Street ALEXANDRA 9320 23 

65  Felicity Couper shaunfloss@xtra.co.nz  23 

66  Shaun Couper shaunfloss@xtra.co.nz  24 

67  Andrew James Cousins acousins256@yahoo.co.nz  24 

68  Catherine Cowie catherinecowie@xtra.co.nz  24 

69  Anthony John Cox tony.cox@xtra.co.nz  24 

70  Scott Crawford scott@ameqt.co.nz  26 

71  Trevor & Sara Crawford tcrawford@outlook.co.nz  26 

72  Tony Creighton creightonsandblasting@hotmail.co.nz  26 

73  Cromwell Mini Golf cromwellminigolf@xtra.co.nz  26 

74  David Crossan davidcrossan01@gmail.com  27 

75  Brody Alan Cunningham brody.cunningham7@icloud.com  27 
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mailto:tonyjudyclark@gmail.com
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76  Jeannine Angela Cunningham cunni@xtra.co.nz  27 

77  Nigel Dalzell 3 Marsh Place CROMWELL 28 

78  Sally Aileen Dalzell 3 Marsh Place CROMWELL 28 

79  Wendy Daniels wendy.d@xtra.co.nz  29 

80  Bruce Davidson bruce@davidsonhonda.co.nz  30 

81  Craig Davies 127 Gilligans Gully Road ALEXANDRA 30 

82  Tania Davies 127 Gilligans Gully Road ALEXANDRA 30 

83  Samantha Davison sam@sdinteriors.com.au  30 

84  Stephen William Day bill.day@seaworks.co.nz  31 

85  Graeme Alan Dear gdear@xtra.co.nz  31 

86  Nigel Dirk de Geest degeest1@xtra.co.nz  32 

87  Roger John Michael de Grauw rogerdegrauw@gmail.com  32 

88  Phillippa Jane de Lacey philly.delacey@yahoo.com  33 

89  Margie T de la Cruz Simmons margiedelacruzsimmons@yahoo.com  33 

90  James Dicey james@grapevision.co.nz  33 

91  Matt Dicey matt@mtdifficulty.nz  36 

92  Robin Dicey rhmdicey@gmail.com  38 

93  Lindsay John Dowling ldowling@bwcltd.co.nz  39 

94  Roger John Driver roger@annika.co.nz  39 

95  Catherine Edgar katiejayneedgar@gmail.com  39 

96  Rex Edgar info@centrallakesremovals.co.nz  40 

97  Theresa Edgar tessedgar2@gmail.com  42 

98  Anthony John Edmonds edfish@actrix.co.nz  42 

99  Antonia Edmonds antoniaedmonds@columbacollege.school.nz  43 

100  Jazlyn Edmonds jazlynedmonds@columbacollege.school.nz  43 

101  Michelle Kay Edmonds edfish@actrix.co.nz   43 

102  Benjamin Ryan Ellis Benskiellis@gmail.com  44 

mailto:cunni@xtra.co.nz
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Summary of Submissions : Plan Change 13                   P a g e  v 
 

103  Craig Elstob celstob@xtra.co.nz  44 

104  Amanda Erskine mandy.erskine@xtra.co.nz  44 

105  Andy Erskine andy@andyerskine.co.nz  44 

106  Cecil Russell Erskine russma@farmside.co.nz  45 

107  Elizabeth Mary Annie Erskine russma@farmside.co.nz  45 

108  Bradley Evans 26 Dunlop Street WALLACETOWN 45 

109  Jessica Evans 26 Dunlop Street WALLACETOWN 46 

110  Joanne Evans 26 Dunlop Street WALLACETOWN 46 

111  Joshua Evans 26 Dunlop Street WALLACETOWN 46 

112  Mark Joseph Evans her94@ispnz.co.nz  46 

113  Stuart Evans 26 Dunlop Street WALLACETOWN 46 

114  Arthur Fell artandpaula2526@gmail.com  47 

115  Diane Mae Ferris dferris9130@gmail.com  47 

116  Feyberg Industries t/a Murdoch Weldrite karl@murdochweldrite.co.nz  47 

117  Karl Reinier Feyen karl@murdochweldrite.co.nz  48 

118  Michelle Jacqueline Feyen michellefeyen@gmail.com  48 

119  Ross James Flynn rossjflynn@hotmail.com  49 

120  Jolanda Foale info@heliview.co.nz  49 

121  Richard Foale info@heliview.co.nz  50 

122  Richard Andrew Ford richard.ford90@gmail.com  50 

123  45 South Group of Companies (45 South 

Cherry Orchards Ltd & 45 South 

Management Ltd) 

alastair.logan@rossdowling.co.nz 

 

54 

124  Charlae Cherie Foster cheriefoster1964@gmail.com  57 

125  Brent Andrew Fraser brent.fraser@xtra.co.nz  58 

126  Freshmax NZ Limited tburns@freshmax.co.nz   58 

127  Geoffrey John Friend friendforestry@yahoo.co.nz   60 

mailto:celstob@xtra.co.nz
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128  Christine Margaret Galbraith fourgees@xtra.co.nz  61 

129  Kenneth Stuart Galbraith fourgees@xtra.co.nz  61 

130  Adam Gent   61 

131  Simon John Douglas Giles simongiles1@mac.com  62 

132  Sam G Graham samgraham2011@gmail.com  62 

133  Liam Connor Grant grantliam9@gmail.com  62 

134  Stephen Paul Gray stevehmp@outlook.com  63 

135  Stephen Green cromkiwi@hotmail.com  63 

136  Kerri Lynne Gregory 10 Towan Place CROMWELL 63 

137  John Patrick Hancock john@designwindows.co.nz   63 

138  Kylie Harrington kylie.harrington@uct.co.nz  63 

139  Steve Hartendorf 14 Barry Avenue CROMWELL 64 

140  Simon Haslett simonqtown@gmail.com  64 

141  Matthew Hawkins matthawkins27@hotmail.com  64 

142  Douglas John Hay info@centralparkapartments.co.nz  64 

143  Margaret Joy Hay info@centralparkapartments.co.nz  64 

144  Highlands Motorsport Park Limited bridget.irving@gallawaycookallan.co.nz 

derek.mclachlan@gallawaycookallan.co.nz  

65 

145  Brent Morris Hill bmhill@xtra.co.nz  67 

146  Greg & Ros Hinton alastair.logan@rossdowling.co.nz  68 

147  Phillip James Horn pjpilot@outlook.com  70 

148  Milne William Horne bonaccord@outlook.co.nz  71 

149  Robert Glen Horne robhorneplastering@gmail.com  71 

150  William David Horrell willyhorrell@gmail.com  71 

151  Horticulture New Zealand rachel.mcclung@hortnz.co.nz  72 

152  Mark William Hourigan hoolie@xtra.co.nz  74 

153  Helen Elizabeth Hucklebridge nh_hucklebridge@hotmail.com  75 
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154  Neville Hucklebridge nh_hucklebridge@hotmail.com  75 

155  Gary Carl Hyndman & Deborah Lee 

Hyndman 

gary.deb@xtra.co.nz 

 

75 

156  Andrew John Iremonger Iremonger.AJ@gmail.com  78 

157  Brandon Ken Jackson brando2054@gmail.com  78 

158  Mark Jackson jacko.51@hotmail.com  78 

159  Tim James tim.james@woods.co.nz  79 

160  Blair John Jenkins jenkinsinalexandra@gmail.com  79 

161  Harrison Alexander Frederick Jenkins jenkinshar@dunstan.school.nz  79 

162  Leeanne Marie Jenkins jenkinsinalexandra@gmail.com  79 

163  Greig Johnston greig@gasco.net.nz  80 

164  DJ Jones Family Trust and Suncrest 

Orchard Limited 

jones.fam@xtra.co.nz 

 

80 

165  Jocelyn & Noel Jones jo.no@xtra.co.nz  83 

166  Simon Jones 770 Peninsula Road QUEENSTOWN 83 

167  Kawarautrust Orchard Limited alastair.logan@rossdowling.co.nz  83 

168  Christopher Bede Kean chriskean1957@gmail.com  86 

169  Paul Keegan ellenpaulnz6@gmail.com  86 

170  Wayne Andrew Keenan wkeenan@gmail.com  86 

171  Rod Keillor for Little Quail Ltd rodkeillor@gmail.com  87 

172  John Joseph Kemna jakesauto1981@gmail.com  87 

173  Nicholas Kiddle nickkiddle@yahoo.com  87 

174  Allan Douglas Kirk 91 Divan Road, Levels TIMARU AREA 7974 88 

175  Gary John Kirk & Ali Timms ali.timms@gmail.com  88 

176  Anton William Kirkbeck akirkbeck@hotmail.com  89 

177  Christopher John Kirkwood chrisandrobynk@xtra.co.nz  89 

178  Brendon Stephen Kitching brendonkitching@hotmail.com  90 
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179  Helen Clare Koopu hkoopu01@gmail.com  90 

180  Roberta Hannah Laraman robertal@xtra.co.nz  90 

181  William Latta 10mkipRx@gmail.com  91 

182  Le Fresh International Limited Ingrid@lefresh.co.nz  91 

183  Hilary Anne Lennox hilary.lennox7@gmail.com  93 

184  Pierre Vincent Leyser pierreleyser@gmail.com  93 

185  Pierre Vincent Leyser pierreleyser@gmail.com  93 

186  Michael Limbrick mallock7@xtra.co.nz  94 

187  Heather Lindsay heather.lindsay18@gmail.com  94 

188  Ross & Karen Lindsay rossl@kiwilink.co.nz  95 

189  Basil John Lister bjnelister@gmail.com  97 

190  Richard Gray Lord lordyscastle@hotmail.com  97 

191  Julene Ludlow julene.maree@hotmail.com  97 

192  Alfred J Lustenberger flustenberger@yahoo.com  99 

193  David Ian McAlpine david@keaprop.co.nz  100 

194  Keith Noel McArley kemcarley@deloitte.co.nz  100 

195  Florence Anne McAuley & Lawrence 

John McAuley 

annelaurie@packspur.co.nz 

 

101 

196  Duncan John McCrostie dlmcc@mccrostie.nz  101 

197  Michelle Jane Macdonald michelleandboyd@xtra.co.nz  101 

198  Cameron Peter McDonald mcdonaldc@gmail.com  103 

199  Graham Russell McDougall graham@bmconsult.co.nz  104 

200  Brian McEwan 49 Mavora Crescent INVERCARGILL 106 

201  Trudi McEwan 49 Mavora Crescent INVERCARGILL 106 

202  Ross William MacFadgen 159 Hall Road, Bannockburn RD 2 CROMWELL 107 

203  Amanda McFarlane marvin_the_martian69@hotmail.com  107 

204  Mark McFarlane mcfarlane.mark@hotmail.com  108 
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205  Donald Andrew MacKenzie donbiznet@xtra.co.nz  108 

206  Jean Mackenzie k.jmackenzie@xtra.co.nz  108 

207  Allan Ronald Mackersy bstewart@mitchellmackersy.co.nz  108 

208  Trevor Stanton McKinlay & Jackie Elaine 

McKinlay 

tsmck@xtra.co.nz 

 

109 

209  Jason Kyle McLachlan jasonm@totalspan.co.nz  110 

210  Ross Edward Maclean Rossmaclean1957@hotmail.com  110 

211  Keri Macleod kmacl70@hotmail.com  110 

212  Denise Anne McNabb dmcnabb98@gmail.com  111 

213  Graham Allan McNabb wilsonmcnabb@xtra.co.nz  112 

214  Nicola McNamara mcnamaranic@gmail.com  113 

215  Brian Francis McNulty mcnulty@xtra.co.nz  113 

216  Heather McPherson 10 Alpha Street CROMWELL 113 

217  Bradley McTaggart bradley_mcTaggart99@hotmail.co.nz  114 

218  Des McTaggart mctaggart.family@xtra.co.nz  114 

219  Nathan Manning nathanmanning@hotmail.com  114 

220  Arthur Markus candamarkus@xtra.co.nz  114 

221  Hadley Donald Marriott hadleymarriott@gmail.com  116 

222  Shane Martin smartinn2@hotmail.com  116 

223  Lindsay Mathers mathersdl@xtra.co.nz  116 

224  Kumiko Matsuya chasuke77@hotmail.co.jp  117 

225  John May and Phillip Smith ian@southernventures.co.nz  117 

226  Scott Mayo toxaq@yahoo.com  118 

227  Mayshiel Properties Ltd rosswells@kpmg.co.nz  119 

228  Peter John Mead & Alastair David Stark 

as trustees of the McKay Family Trust 

alanmckay@xtra.co.nz 

 

120 

229  Peter John Meadows peter@xxaviation.co.nz  122 
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230  Richard Bruce Golding Mehrtens richard.mehrtens@globaleagle.co.nz  123 

231  Graham Mercer PO Box 18 CROMWELL 123 

232  Irene Mavis Mercer PO Box 18 CROMWELL 123 

233  Lloyd James Merchant lloyd.merchant@xtra.co.nz  123 

234  Tanya Marie Merchant tanya.merchant@xtra.co.nz  124 

235  John Stanley Milburn johnmilburn133@gmail.com  125 

236  Dean Miller dean@harcourtsinv.co.nz  125 

237  Ashley Graeme Milliken ashandeve@xtra.co.nz  125 

238  Murray Allen Mills murraymills4@icloud.com  126 

239  Ministry of Education morgan.fallowfield@beca.com  126 

240  Cody Ethan Mitchell codyethanmitchell@gmail.com  126 

241  Adrien Louise Moen pamoen@xtra.co.nz  127 

242  Peter John Moen pamoen@xtra.co.nz  127 

243  Darryl Alexander Mora sadytex@gmail.com  128 

244  Tania Nicole Mora nevadaindi@gmail.com  128 

245  Bruce James Morton jeni.morton@hotmail.com   128 

246  Jenifer Catherine Morton jeni.morton@hotmail.com  128 

247  Kylie Jane Morton kyliejmorton@gmail.com  129 

248  MotorSport New Zealand brian@motorsport.org.nz  129 

249  Mt Difficulty Wines Ltd matt@mtdifficulty.nz  129 

250  Ivan James Murdoch ivanmurdoch@hotmail.com  131 

251  Kylie Louise Murdoch kyliebatchelor@hotmail.com  132 

252  Werner Murray carolynwerner@mac.com  132 

253  Stephen Ross Norman gemlake@xtra.co.nz  137 

254  NZ Transport Agency richard.shaw@nzta.govt.nz  137 

255  Maureen Frances O’Connell maude.cromwell258@gmail.com  138 

256  Scott O’Donnell scott.odonnell@hwr.co.nz  139 
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257  Danny Arthur Omalley daomalley1970@gmail.com  141 

258  Daphne Sharon Omalley dandsomalley@gmail.com  141 

259  Josh O’Rourke preferinse@gmail.com  141 

260  Tracey Maree O’Rourke g.orourke@xtra.co.nz  141 

261  Otago Regional Council warren.hanley@orc.govt.nz  142 

262  Mathew Owen 12 Chicago Street ALEXANDRA 9320 143 

263  Michael & Robyn Gai Paardekooper cromwell@paperplus.co.nz  143 

264  Kerry Parker 9 Fenwick Crescent CROMWELL 143 

265  Mark Alistair Paterson mark@southair.co.nz  144 

266  Michael David Paterson teviotdowns@xtra.co.nz  145 

267  Phillippa Jan Pearce bill.pip@farmside.co.nz  146 

268  Jennifer Betty Perkins betty@milliondollarcruise.co.nz  147 

269  Max Perkins maxxperkins@gmail.com  147 

270  Wayne John Perkins wayne@milliondollarcruise.co.nz  147 

271  Dylan James Petch Dylan.p.photo@gmail.com  148 

272  Nigel Peterson gib.r.us@hotmail.com  148 

273  Brayden Levi Phillips braydenp25@gmail.com  148 

274  Craig Phillips 114 Wallacetown Lorneville Road, RD 4 INVERCARGILL 9874 148 

275  Dennis Gordon Phillips dennisphillipsmotorsltd@xtra.co.nz  149 

276  Kim Phillips 114 Wallacetown Lorneville Road, RD 4 INVERCARGILL 9874 149 

277  Lloyd Phillips lgandmgphillips@xtra.co.nz  149 

278  Michelle Gwen Phillips lgandmgphillips@xtra.co.nz  149 

279  Thomas Peter Pinckney tom@northburn.co.nz  150 

280  Yolanda Pipson ting3p@hotmail.com  150 

281  Pisavale Ltd cromwell@paperplus.co.nz  150 

282  Gregory Robert Powell greg.shona@gmail.com  151 

283  Brent & Carron Prentice carron.bardsley@xtra.co.nz  151 
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brent.prentice@xtra.co.nz 

284  Wainita Jane Proctor wainitaproctor@yahoo.com  152 

285  Public Health South megan.justice@mitchelldaysh.co.nz  152 

286  Geoffrey James Pye geoffpye53@hotmail.com  155 

287  Taz Quinn-Walshe i.eat.stuff@gmail.com  156 

288  Racer Products Limited mark@racerproducts.co.nz  156 

289  Daniel Rae dnsraeshap@xtra.co.nz  157 

290  Megan Rae raemegan@xtra.co.nz  158 

291  Shona Rae dnsraeshap@xtra.co.nz  158 

292  Alister Gordon Rayner alister.rayner@outlook.com  158 

293  Andrew Dean Reddy metrografix@xtra.co.nz  159 

294  Tanya Reddy tanya.metrografix@xtra.co.nz  159 

295  Richard Henry Reid richard.henry.reid@gmail.com  159 

296  Wendy Joan Rhind 24B Melmore Terrace CROMWELL 160 

297  Barry James Ridder barryr@abequipment.co.nz  160 

298  River Terrace Developments Ltd office@brownandcompany.co.nz  160 

299  Colin Robinson 473 Fairview Road, RD 2 TIMARU 163 

300  James Joseph Robinson 62 Woodlands Road TIMARU 163 

301  Peter Raymond Robinson ceo@nomg.co.nz  164 

302  Stephen John Rodgers christephe@xtra.co.nz  164 

303  Merle Roughan merler73@gmail.com  164 

304  Wayman Patrick Roughan wproughan@gmail.com  165 

305  Brad Rule brad.r@roofing.co.nz  165 

306  Philip Michael Ryan philip.ryan@newworld-si.co.nz  165 

307  Jonathon Sanders mrjonsanders@gmail.com  166 

308  K Wally Sanford mrwallysanford@gmail.com  166 

309  Bridget Sangster 5 David Place CROMWELL 168 
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310  Sarita Orchard Ltd saritaorchard@xtra.co.nz  169 

311  Mark Schofield & Rebecca Schofield ms320spring@yahoo.com  169 

312  Helen Mary Scoles 7 Kerry Court CROMWELL 171 

313  Steve & Jo Scoles/Otago Farm 

Machinery Ltd 

steve.scoles@claashc.co.nz 

 

172 

314  Brian Neil Scott admin@scopemgt.com.au  172 

315  Jason Scott scottbuild@xtra.co.nz  174 

316  Lester & Estelle Scott lesterandestelle@xtra.co.nz  174 

317  Nina Scott nina@scottinvestments.co.nz  175 

318  Richard Elliot Sinclair Scott rcrscott@xtra.co.nz  176 

319  Matthew James Scully mattwendyscully@gmail.com  176 

320  Matthew Shand matthew.shand@gmail.com  176 

321  Christina Catherine Shaw c.d.s@slingshot.co.nz  177 

322  Jonathan Carl Shaw johno@cromwellcollision.co.nz  178 

323  Julie Barbara Shaw admin@cromwellcollision.co.nz  178 

324  Stephen Garry Shaw steve.shaw@fssi.co.nz  178 

325  Lena Linda Shea shea161@xtra.co.nz  178 

326  Owen Ross Shearer owen.shearer1@gmail.com  179 

327  Christine Jayne Sheehan mike.sheehan4@googlemail.com  179 

328  Michael Raymore Sheehan mike@sheehans@co.nz  180 

329  Benjamin David Silcock ben.silcock@me.com  180 

330  Graham Kelman Sim grabronsim@xtra.co.nz  180 

331  Peter James Simmons p.simmons1030@gmail.com  181 

332  Andre Simon andre@learntotune.com  181 

333  Bonnie Simon bonniesimonnz@gmail.com  181 

334  Richard Rae Simpson 1056 Springvale-Chatto Creek Road, RD 3 ALEXANDRA 182 

335  Timothy Alan Simpson simpsonbuilding@hotmail.co.nz  182 
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336  Rosemary Anne Sinclair rannies@xtra.co.nz  182 

337  Diane Joyce Singleton diane@singleton.net.nz  183 

338  Ben Smart ben-whatever@hotmail.com  183 

339  Ivan Ralph Smith ralph-ellen@slingshot.co.nz  183 

340  Phyllis Smith 18 Blyth Street CROMWELL 9310 183 

341  Russell Smith 18 Blyth Street CROMWELL 9310 183 

342  Britta Sonntag britta_huwald@hotmail.com  184 

343  Stefan Johannes Sonntag stefansonntag@xtra.co.nz  184 

344  Bridget Margaret Spencer bridgesp@xtra.co.nz  184 

345  Gerald William Spencer mr.gwspencer@gmail.com  185 

346  Carolyn Squires & Matthew Squires carolynsq@icloud.com  186 

347  Laurence Robert Stanton & Janice Ann 

Stanton 

nzljastanton@gmail.com 

 

188 

348  Alastair & Sue Stark stark1950@gmail.com  189 

349  David Garth Stark davidstark@meadstark.co.nz  192 

350  Gordon Stewart stewartbannockburn@gmail.com  194 

351  Ray Stewart ray@rjstewart.co.nz  194 

352  Ruth & Ron Stilwell r.stilwells@hotmail.com  195 

353  Anthony Streeter p.t.streeter@cromwell.school.nz  195 

354  James Stronach stronach@kinect.co.nz  196 

355  Tornella Stronach stronach@kinect.co.nz  196 

356  David Geoffrey Stroud 7 Hotop Place CROMWELL 9310 196 

357  Eric Douglas Swinbourn theoldgaragenaseby@xtra.co.nz  196 

358  Whetu Taewa fet2@xtra.co.nz  197 

359  Andrew Tait info@carricklodge.co.nz  197 

360  Munro Tall tallclan@xtra.co.nz  197 

361  Andrew William Taylor andrew@isdamlining.co.nz  197 
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362  Steven Geoffrey Taylor s.wtaylor@xtra.co.nz  198 

363  Terri Taylor territaylor155@gmail.com  198 

364  Wendy Kellie Taylor s.wtaylor@xtra.co.nz  199 

365  Peter Templeton petertemp13@gmail.com  199 

366  The Breen Construction Co Ltd 56 Russell Street ALEXANDRA 199 

367  The Gate Ltd t/a Harvest Hotel john@thegate.nz  200 

368  The Three G Family Trust steve@purenewzealandhoney.com  200 

369  Stephen Richard Thompson steve@stevethompson.co.nz  201 

370  Trevor Robert Haig Tinworth T.Tinworth@xtra.co.nz  201 

371  Anthony Tompkins tony_tomp@yahoo.co.uk  204 

372  Les & Vicky Topping les.topping@xtra.co.nz  204 

373  Transpower New Zealand Limited kellyp@4sight.co.nz  205 

374  Denzil John Travers denziltravers@gmail.com  206 

375  Bart & Constanze Vangronsvelt conny.vangronsvelt@yahoo.com  207 

376  Glenn James Vaughan glenn_vaughan@xtra.co.nz  208 

377  Andrew Waite a.waite@me.com  208 

378  Gary John Waite gary@colinwaite.co.nz  208 

379  John Gerard Waldron ithiel@xtra.co.nz  208 

380  Cathy Walker clwalker22@gmail.com  209 

381  Graeme W Walker g.walk@xtra.co.nz  209 

382  Jeff & Elaine Walker walker.jerc@xtra.co.nz  209 

383  Juliet Walker steveandjuliet@kinect.co.nz  209 

384  Irene Margaret Wallace irenedave@xtra.co.nz  209 

385  Paul David Wallace pwallace@xtra.co.nz  211 

386  Sam Wallace sam1638@stacmail.net  211 

387  Sarah Mary Frances Wallace smother@me.com  211 

388  Roi Lansley Waller roiwaller@xtra.co.nz  211 
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389  Niall Robert Nicoll Watson & Juliene 

Elizabeth Watson 

njwatson@gmail.com 

 

212 

390  Noeline Ann Watson noelinewatson@gmail.com  212 

391  Cindy Weir cindy7weir@gmail.com  213 

392  Mark William Wellington mark.wellington@imageservices.co.nz  213 

393  Glyn Charles Whittaker gjwhittaker52@gmail.com  214 

394  Christian Josef Wieser wieserc@gmail.com  214 

395  Andrew James Wilkinson andy@mishasvineyard.com  214 

396  Greg & Vivienne Wilkinson greg.a.wilkinson@gmail.com  216 

397  John Fereday Wilkinson 13 Cornish Place CROMWELL 218 

398  Margaret Janet Wilkinson mjwilkinson@xtra.co.nz  218 

399  Cathy Williams cathbwilliams@yahoo.co.nz  218 

400  Alexander (Sandy) Charles & Tegan 

Jane Wilson 

teganwilson88@gmail.com 

 

219 

401  Bruce William Wilson bwilson@bwcltd.co.nz  220 

402  Janet Barbara Wilson janbwilson@gmail.com  220 

403  Graham Robert Williamson graham@gwvs.co.nz  220 

404  Katherine Julie Williamson kate@gwvs.co.nz  220 

405  Norman David Wing normwing@cromwell.school.nz  221 

406  Colin & Jan Wood c.j.wood@slingshot.co.nz  221 

407  Tim Wood hoskippy@hotmail.com  222 

408  Susan Woodard suepink1@yahoo.co.nz  222 

409  Catherine Mary Woods rmwallis@xtra.co.nz  222 

410  David Wright djwright@xtra.co.nz  223 

411  Peter John Wright p4wright@aol.com  223 

412  Chris Wyatt foxrott09@xtra.co.nz  224 

413  Debbie Wyatt foxrott09@xtra.co.nz  224 
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414  Eamon Ross Young eamonyoung@xtra.co.nz  224 

415  Riki Young rikijyoung@gmail.com  224 

416  Ross Young theyoungs29@xtra.co.nz  225 

417  Kristan Yu kristan@highlands.co.nz  225 
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SUMMARY OF DECISIONS REQUESTED IN SUBMISSIONS ON 
PLAN CHANGE 13 : RIVER TERRACE, CROMWELL  

 

Submitter Number & Name 
 

Submission Summary Submission 
Point 

Number 

Decision Requested  

 

1.  Donna Abrams 
 

Oppose 
  

 Concerned development is not suitable for the location.  There will be 
complaints about Highlands, Speedway, orchard noise viz Mr Geest in 
Alexandra (supported by Cr Topliss).  Development in this location would be 
setting up a separate community – not part of Cromwell. 

1/1 Decline Plan Change 13. 

    

2. Roger James Aburn Oppose   
  That this project does not continue as this land is too valuable for light 

industrial or horticultural use. 

2/1 Decline Plan Change 13. 

  Loss of food production.  The rezoning will remove a valuable food 
production zone.  Consideration must be given to what land is available 
for future rural businesses and employment opportunities to ensure the 
future employment growth of the town. 

2/2  

  Loss of employment opportunities due to loss of food production. 2/3  

  Impact on existing businesses – eg. Jones Orchard operations such as 
spraying, Highlands Motorsport Park (Highlands) and Central Speedway 
(Speedway).  Questions whether new residents will continue to accept 
noise levels or will eventually businesses/activities be constrained. 

2/4  

  Impact on intending residents – we shouldn’t be developing residential 
areas expecting people to accept restrictive no-complaint covenants. 

2/5  

  Limitations of no-complaints covenant – only go so far according to Bell 
Gully – cannot prevent a member of the public from taking enforcement 
action or making a complaint or submitting on a resource consent 
application.  Questions whether the no-complaints covenant can extend 
to tenants, visitors and staff or others present who are not residents. 

2/6  

  Delay decisions until Cromwell Masterplan and District Plan reviews 
completed. More expedient to ensure zones already zoned be developed 
before encroaching onto rural land eg. Waenga Drive.  Given that a 
shortfall of urban capacity is anticipated in the long term (2043) there is 
time to reflect and not rush into a decision. 

2/7  
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3. Valerie Dawn Adams 
 

Oppose 
  

 

Decline Plan Change 13.  LATE – RECEIVED 25 
JUNE 2018 

 Concerned at effects on Speedway, Highlands, orchards and the airport. 3/1 

    

 
4. Gillian Brenda Allan 

 
Oppose 

  

  Concerned at effects on pre-existing businesses where chemical use 
and/or noise may be a factor (Highlands, orchards, vineyards and 
kennel/cattery). 

4/1 Decline Plan Change 13 at 
least until the 10 year plan 
that is currently being 
determined is completed 
and provision for such a 
proposal is fully 
considered having regard 
to longer term strategy 
and managed growth and 
layout of Cromwell. 

    

 
5. William Bruce Allan 

 
Oppose 

  

  Concerned at effects on pre-existing businesses where chemical use 
and/or noise may be a factor (Highlands, orchards, vineyards and 
kennel/cattery). 

5/1 Decline Plan Change 13 at 
least until the 10 year plan 
that is currently being 
determined is completed 
and provision for such a 
proposal is fully 
considered having regard 
to longer term strategy 
and managed growth and 
layout of Cromwell. 

    

 
6. Gail Allison 

 
Oppose 

  
Decline Plan Change 13 
as it relates to residential 
activity, aged care and 
child care.  Support 
industrial/commercial 
activity. 

 Residential, childcare and aged care activities will adversely affect 
existing businesses in a principally rural environment. 

6/1 

  Rezone the land industrial/commercial within the framework of the 
District Plan or mediate with the developers in regard to Plan Change 13. 

6/2 
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7. Gary Anthony Anderson 

 
Oppose 

  
 
Decline Plan Change 13.  The positives, both economic and social, for Cromwell of Highlands are 

huge. 

7/1 

  A residential development of the scale proposed in Plan Change 13 puts 
Highlands at risk.  Already plans for a $50 million golf resort are on hold 
for fear of this plan change being approved. 

7/2  

  Unsuitable location. 7/3  

  Queenstown’s urban sprawl should stop at the Nevis Bluff, not extend to 
Cromwell. 

7/4  

    

 
8. Ian Anderson 

 
Oppose 

  

 The Speedway and Highlands are both fantastic assets to the region and 
draw many people to the area. 

8/1 Decline Plan Change 13. 

  Doubts whether restrictive no-complaint covenant enforceable and 
effective.   

8/2  

  The submitter doesn’t want a repeat of the Western Springs Stadium 
forced closure. 

8/3  

  Concerned about visual effects; inappropriate use of the land. 8/4  

  Concerned at increased traffic as SH6/Sandflat Road intersection. 8/5  

  Air quality and issues.  Prudent for Council to insist that there are no 
domestic or commercial fires. 

8/6  

  Concerned at extra burden put on ratepayers providing infrastructure.   8/7  

  Plan Change will create another “Rolleston” satellite area; will totally 
devastate and fragment Cromwell’s current planning and development.  

8/8  

  There are no positive effects of Plan Change 13. 8/9  

    

 
9. Mathew John Anderson 

 
Oppose 

  

  The submitter has been racing at the Speedway for the last 12-13 years 
and would like the Speedway to remain as it is for the foreseeable future.  
The Speedway has been operating for a long time and should continue; 
therefore the submitter opposes Plan Change 13. 

9/1 Decline Plan Change 13. 
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10. Nathan Kenneth Rae 
Archer 

 
Oppose 

  Highlands has important economic benefits for the community and the 
submitter does not want to see it constrained. 

10/1 Decline Plan Change 13. 

  Plan Change 13 land would be better suited to rural/orchard or industrial 
uses. 

10/2 

    

 
11. Anne Ashby-Neilson 

 
Oppose 

  
 
Decline Plan Change 13.  Concerned about the potential impact on existing businesses in the 

immediate environs who may be negatively affected.  These include 
Highlands, the Speedway and the many (including herself) orchard and 
vineyards who have invested significant funds in establishing businesses. 

11/1 

    

 
12. Dean Kevin Baird 

 
Oppose 

  

  It would be a bad move to change the zoning that affects Highlands and 
surrounding businesses. 

12/1 Decline Plan Change 13. 

  Putting a residential area so close to Highlands is totally unsuitable; new 
residential subdivisions should be in a much more suitable area in 
Cromwell. 

12/2  

    

 
13. Julian Michael Ball 

 
Oppose 

  

  Concerned at the proximity of a residential development to an active 
motorsport business. 

13/1 Decline Plan Change 13. 

  Concerned at formation of a second industrial/commercial area for 
Cromwell. 

13/2  

  There is no logic in the location of this development which would be cut 
off by the main road and Motorsport Park. 

13/3  

    

 
14. Sabrina Bain 

 
Oppose 

  

  Speedway is a big part of the submitters belonging to Cromwell. 14/1 Decline Plan Change 13. 

  She supports growth in and around Cromwell but thinks that this area is 
best suited to recreational and industrial areas. 

14/2  
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15. Margaret Eunice Barbour 

 
Oppose 

  

  Opposed to the change from Rural Resource Area to Rural Residential or 
Residential Resource Area. 

15/1 Decline Plan Change 13. 

  Cromwell is a unique town in Central Otago with its own special 
characteristics, it is not a high density area. Concerned that in the not too 
distant future a lot of our beautiful town will be turned into a ghetto. 

15/2 

   

 
16. Daniel George Barlow  

 
Oppose 

  

  Minimum lot size opposed; it would be a mistake to allow sections of the 
size proposed at 160m2 and this would lead to poorly designed and 
executed dwellings. Suggest subdividable lots be sold to 
developers/builders to allow for better standard along with lower cost to 
build. 

16/1 Encourage a sign off by 
potential buyers that they 
agree not to oppose 
activity at Highlands and 
Speedway in the same 
way as was done in 
Queenstown at the Quail 
Rise and Shotover 
Country subdivisions. 

  Would not like to see any situation that would impede the growth and 
continuance of activity at Highlands that has been a wonderful addition to 
the region and as a tourist attraction is second to none. 

16/2 

    

 
17. Craig & Gaylene Barnes 

t/a Central Gold Motel 
2016 Ltd 

 
Oppose 

  

 With a residential subdivision happening this could jeopardise the 
Speedway and Highlands as we have all seen in the past throughout 
New Zealand. 

17/1 Decline Plan Change 13. 

 This would be uncomfortable for the owners of houses in the subdivision 
eg. noise levels from the tracks and dust and vehicles from Sandflat 
Road when a meet is on. 

17/2  

  It would be a shame to have Plan Change 13 go ahead and then further 
down the track have these two wonderful facilities stopped or restricted 
due to complaints from residents. 

17/3  

    

 
18. Alan Duncan Beaton 

 
Oppose 

  

  Plan Change 13 is an inappropriate use for rural land and depletes the 
land bank available for future rural based development that is the basis 
for Cromwell’s past and recent growth. 

18/1 Amend Plan Change 13 to 
ensure the “rural” status of 
the land is maintained by 
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  The high density residential proposal undermines the District Plan, has 
had no community input, and destroys the wide open spaces feeling that 
Cromwell provides.  It appears to be a new town created on the outskirts 
of Cromwell with its own proposed amenities that has no obvious link to 
Cromwell. 

18/2 zoning all of the land 
“Rural Residential” with 
any residential 
development proceeding 
within the rules and 
objectives of the Operative 
District Plan. 

  The plan change is misnamed – the land is not a river terrace – being 
450-500 metres from the Kawarau Arm of Lake Dunstan. 

18/3 

  There are potentially 900 x 3 restrictive no-complaint covenants and 
maintaining these is tenuous with no guarantee they will not be 
challenged.  This puts the [neighbouring] enterprises at risk in the future.  
There is no way of ensuring that future residents will be made aware that 
“orcharding activities” can and does include helicopters and wind 
machines operating all night; and that “motorsport activities” includes the 
“racing taxi” that can and does operate all day, every day especially in 
summer. 

18/4 

    

 
19. Ian Campbell Begg 

 
Oppose 

  

  The area proposed is totally inappropriate because it is the creation of a 
new town unrelated and disconnected from the town of Cromwell. 

19/1 Decline Plan Change 13. 

  This new town has no physical or cultural connection to Cromwell and is 
destined to (and intended to be) a dormitory town for Queenstown. 

19/2  

  Others areas at Cromwell (nominated in the submission) should be fully 
developed and largely sold prior to this plan change.  Collectively these 
will provide for the medium term demand for residential sections and are 
not divorced from, but an integral part of, the town of Cromwell. 

19/3  

  The close proximity of Highlands and the Speedway will adversely affect 
the proposed use.  A retirement village next door to such activity makes 
no sense. 

19/4  

    

 
20. Lisa Bernadette Belt 

 
Oppose 

  

  The land should not be changed to residential. 20/1 Decline Plan Change 13. 

  There are a lot of people that contribute greatly to Cromwell as a 
community eg. Speedway, Highlands and business; and this will affect 
the community greatly. 

20/2  
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21. John Grant Berg 

 
Oppose 

  

  The land should not be rezoned. 21/1 Decline Plan Change 13. 

  Concerned at the effect Plan Change 13 will have on existing business 
operations. 

21/2  

    

22. Ivan James Blackler Oppose   
  Having a subdivision with shops and school out of the existing town will 

lead to more fragmentation. 

22/1 Decline Plan Change 13. 

  This will also affect the local Speedway and race track eventually with 
residents complaining about noise. 

22/2  

    

 
23. Jeremy James Blackler 

 
Oppose 

  

  Being part of the Speedway club the submitter is opposed to the entire 
plan change. 

23/1 Decline Plan Change 13. 

  Eventually residents of the proposed subdivision will complain about 
noise. 

23/2  

    

 
24. Lynne Marie Blackler 

 
Oppose 

  

  The submitter is concerned with the Council’s attitude to the future of 
Cromwell and the impact to the established business. 

24/1 Decline Plan Change 13. 

  We do not want a satellite town. 24/2  

  The people and business living opposite would be bound to have 
objections to the noise knowing they were there first. 

24/3  

    

 
25. Kevin John Boland 

 
Oppose 

  

  Concerned at any change to existing plan that would have an adverse 
effect on the operations of both the Speedway and Highlands. 

25/1 Decline Plan Change 13. 

    
 

26. Peter Raymond Brass 
 

Oppose 
  

  Concerned at the loss of potentially valuable horticulture land.  An 
existing orchardist would have purchased this land to develop for future 
cherry production.  The Government has signalled its concerns on the 

26/1 Decline Plan Change 13. 
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loss of prime horticultural land to residential developments. 
  Plan Change 13 would set a precedent for future adjacent horticultural 

land to be used for ongoing residential development. 

26/2  

  Helicopter use on orchards for frost protection and drying trees would 
pose significant noise and safety hazards in the event of an accident.  
Potential residents would undoubtedly voice and argue that such issues 
are unacceptable to residents in the future.  

26/3  

  Major conflict of land use with proposed high density residential dwellings 
and existing orchard areas.  The developer is taking advantage of 
cheaper horticultural land to force through a residential development and 
so maximise a potential profit.  This should not override the wishes of the 
community. 

26/4  

  Health issues for potential residents with harmful sprays used by 
orchards.  Residents could in the future object to the types of sprays 
used and the timing of spraying.  This would restrict orchardists and their 
ability to have viable operations. 

26/5  

  Plan Change 13 would result in further fragmentation of residential 
Cromwell by creating another subdivision outside of the township. 

26/6  

  Potential for traffic generation and access to State Highway 6 as well as 
the access to Cromwell Town Centre. 

26/7  

  There are possibly increased infrastructure costs over and above the 
developer’s portion that would need to be met by ratepayers, creating a 
further burden on ratepayers. 

26/8  

  There is ample alternative under-developed areas of land at Cromwell as 
nominated in the submission.  Council needs to be proactive in obtaining 
these areas or indicating that these areas are next on an updated plan 
for development by applying rating pressure on undeveloped land. 

26/9  

  That status quo should remain and valuable land for horticulture use 
should be preserved for future use. 

26/10  

  Future social and health issues for residents in the Plan Change 13 area 
will result in ongoing disputes between orchardists and residents. 

26/11  

    

 
27. Mark Bremner 

 
Oppose 

  

  It seems strange that you would approve the building of a satellite town 
to Cromwell to the possible detriment of two iconic facilities namely the 
Speedway and Highlands. 

27/1 Decline Plan Change 13. 
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28. Barry Owen Brown 

 
Oppose 

  

  This land will be better used as Rural or Rural Residential with larger 
blocks. 

28/1 Decline Plan Change 13. 

  The proximity to existing high noise activities is not appropriate and will 
jeopardise these activities in the future. 

28/2  

  The small sections will create a worker accommodation area for people 
not linked to the Cromwell area. 

28/3  

    

 
29. Joyce Noelene Brown 

 
Oppose 

  

 
 

 Opposes rezoning this area to residential.  The size of the sections are 
too small and this in time will become a slum area. 

29/1 Decline Plan Change 13. 

  Protect our existing way of life by not allowing this subdivision to 
proceed. Protect what we already have and enjoy like the Speedway and 
Highlands. 

29/2  

  Stop this rezoning and subjecting people to cramped living and noise 
from our playground.  Plan Change 13 will indirectly conflict with 
Highlands and the Speedway. 

29/3  

    

 
30. Mariska J Brown 

 
Oppose 

  

  Any housing development will create an unpleasant place to live and put 
at risk the Speedway. 

30/1 
 
 

Decline Plan Change 13. 

    

 
31. Sandra L Brown 

 
Oppose 

  

  This is not the area for high density residential development. 31/1 Decline Plan Change 13. 

  High density residential area would affect the ability for orchards in the 
area to operate; and these provide employment. 

31/2  

  It would also affect the operations of Highlands and the Speedway which 
bring people to the area. 

31/3  
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32. Kylie Bruce Oppose 
  Highlands is one of the only facilities that is world class and provides 

tourism and business facilities to Cromwell. 

32/1 Decline Plan Change 13. 

  Plan Change 13 quite clearly fails to protect Highlands from reverse 
sensitivity effects. 

32/2  

  Plan Change 13 will adversely affect Highlands and the Cromwell 
community/Cromwell businesses including the submitter’s. 

32/3  

  Plan Change 13 lacks future vision for the best outcome economically for 
Cromwell as a whole. 

32/4  

    

 
33. John Newey Buchanan 

 
Oppose 

  

  Highlands has had a huge economic impact on Cromwell and surrounds 
both for the tourism, locals and related business.  The submitter does not 
want Highlands activities constrained that would result in a negative 
impact on tourism, locals and related businesses. 

33/1 Decline Plan Change 13. 

    

 
34. Paula Ann Buchanan 

 
Oppose 

  

  The submitter is a life member of the Speedway and is concerned at the 
potential operational constraints that could exist if a new housing 
development was to proceed next door. 

34/1 Decline Plan Change 13. 

  The Speedway has brought a large amount of financial gain and 
enjoyment to competitors, spectators and to the Cromwell community. 

34/2  

    

 
35. Paula Jane Buchanan 

 
Oppose 

  

  Concerned that Plan Change 13 will in the future have an operating 
effect on Highlands, the submitter’s place of employment. 

35/1 Decline Plan Change 13. 

  If Highlands had to limit its operation in any way in the future due to 
complaints from residents this would adversely affect the ability to bring 
groups to Highlands and Central Otago.  A large portion of the Highlands 
business uses local suppliers. 

35/2  

  Highlands support for the local community is hugely beneficial and no 
other company gives more sponsorship value that Highlands. 

35/3  

  Highlands is also the only venue that has the capacity to have large 
groups for catering functions in the entire Central Otago region. 

35/4  
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  Highlands and the Speedway are located on the outskirts of town for a 
reason.  Noise from these facilities and orchards will disturb residents. 

35/5  

  The submitter does not wish to lose her job as she loves working for 
Highlands and living in Cromwell. 

35/6  

    

 
36. Tony William Buchanan 

 
Oppose 

  

  The submitter is a life member of the Speedway and is concerned at the 
potential operational constraints that could exist if a new housing 
development was to proceed next door. 

36/1 Decline Plan Change 13. 

  The Speedway has brought a large amount of financial gain and 
enjoyment to competitors, spectators and to the Cromwell community. 

36/2  

    

 
37. Verdun Maxwell Burgess 

 
Oppose 

  

  Since Highlands has been open the submitter has noticed that Cromwell 
people enjoyed and brought cars to race and restore adding another 
layer to sport in the whole lakes area and to NZ Race fans. Please don’t 
close them. 

37/1 Decline Plan Change 13. 

    

 
38. Jonathan Charles Burke 

 
Oppose 

  

  Highlands/Speedway is great for the Cromwell area and if this 
development gets the green light it will have serious effects on both of 
them operating (eg. noise and traffic complaints from subdivision). 

38/1 Decline Plan Change 13. 

    

 
39. BWC Earthmoving 

 
Oppose  

  

  This development will have an adverse effect on the public using the 
Speedway and Highlands. 

39/1 Decline Plan Change 13. 

    

 
40. Shirley Ann Calvert 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
traffic, roading, land use, density, timing of proposal, waters (3), 
community facilities and utilities, reverse sensitivity, urban design. 
 

40/1 Decline Plan Change 13. 
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  This proposal should be at the very least put on hold until after the 
completion of the Masterplan and the District Plan Review.  It is not the 
right time for Cromwell to be considering a subdivision development of 
this size or in that space. 

40/2  

    

 
41. Craig Bruce Carter 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
changes to the Plan which will allow high residential property to exist. 

41/1 Decline Plan Change 13. 

  The submitter’s main concern is the future of the Speedway and 
Highlands. 

41/2  

    

 
42. Garry & Robynn Carter 

 
Oppose 

  

  The submitters have invested in property at Central Park Apartments; 
and this investment was to support Highlands which is the reason why 
the submitters chose Cromwell. 

42/1 Decline Plan Change 13. 

  The submitters want to spend time in Central Otago but without 
Highlands the apartments will be a white elephant. 

42/2  

    

 
43. Central Land Holdings 

Limited 

 
 
Oppose 

  

  The submitter owns land within Highlands which will be developed for 
storage of vehicles for use in conjunction with the Motorsport Park.  Over 
the last 8 years significant investment has gone into developing 
Highlands and establishing it as a national and international attraction.  
Plan Change 13 has the potential to give rise to reverse sensitivity effects 
relating to the Motorsport Park and significant consequential economic 
effects. 

43/1 Decline Plan Change 13 
or ensure that no 
residential or other noise 
sensitive activities are 
enabled through the plan 
change. 

  The proposed covenant rule is the sole method proposed to address the 
potential reverse sensitivity effects of Plan Change 13 on Highlands.  
This approach is woefully inadequate and will not adequately manage the 
reverse sensitivity effects as required by proposed Policy 20.4.11C. 

43/2  

  A no-complaints covenant will not stop complaints from being made.  The 
onus will be on Highlands to take action against the complainant.  Each 
time a complaint is made Highlands will have to expend time and money 

43/3  
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enforcing the covenant.  This is an inefficient and unjustifiable use of 
resources.   

  The covenant does not provide for any future activities that Highlands 
may wish or need to undertake in order to keep its operation viable.  
Establishing around 900 residential units in close proximity to Highlands 
is likely to negatively impact on the ability of Highlands to further develop. 

43/4  

  The proposed no-complaints covenants are a General Standard which, if 
not complied with, becomes a discretionary activity.  There is no 
guarantee for Highlands that a no-complaints covenant will actually be 
forthcoming. 

43/5  

  The no-complaints covenants as a sole method will not actually mitigate 
the real effects of noise on the future residents, which has the potential 
for adverse effects on health and wellbeing.  In this regard Plan Change 
13 does not fit with the purpose of the RMA. 

43/6  

  The Plan Change 13 site is located immediately adjacent to productive 
rural land and has the potential to be developed as a vineyard or orchard 
in conjunction with existing neighbouring activities.  Plan Change 13 is an 
inefficient use of productive, rural land and not sustainable development 
in this regard. 

43/7  

  The Plan Change 13 site is an inappropriate location for urban growth.  It 
is disjointed from the existing urban area and it is therefore inefficient in 
terms of servicing, infrastructure, the sustainable transportation and 
accessibility. 

43/8  

  A thorough assessment of suitable alternative sites for residential 
development has not been undertaken as part of the plan change.  Given 
the significant reverse sensitivity issues affecting the proposed site, 
alternative locations need to be considered. 

43/9  

  The Central Otago District Plan is about to be reviewed.  This will enable 
a comprehensive review of all available land in and around Cromwell and 
identify appropriate rezoning options.  Plan Change 13 should be 
rejected at this time and an appropriate use for the land should be 
determined through the District Plan Review. 

43/10  
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44. Central Otago 

Motorsport Club Inc. 

 
 
Oppose 

  

  Plan Change 13 will undoubtedly have a negative impact on Highlands’s 
ability to run their commercial operations and will jeopardise events that 
benefit the community. 

44/1 Decline Plan Change 13. 

  There are more appropriate land areas that could be better suited for 
residential development in Cromwell. 

44/2  

  Highlands has been a huge supporter of the local community and local 
businesses; the loss of Highlands through this Plan Change will be 
extremely detrimental to Cromwell ie. losing an amazing tourism 
destination. 

44/3  

  Western Springs is a prime example of how residential development 
around a motorsport facility ends.  Millions has been spent at Highlands 
developing a five star tourism destination that Cromwell had been asking 
for.  It has got it and now is going to lose it, if this plan proceeds. 

44/4  

    

 
45. Central Speedway Club 

Cromwell Incorporated 

 
 
Oppose 

  

  The Cromwell Speedway Club was formed in 1983 and occupies the land 
legally described as Lot 1 DP 403966.  The Club continues to invest 
heavily in the venue with costs amounting to approximately $1.5 million 
over 15 years. 

45/1  Decline Plan Change 
13, or,  

 If not declined amend 
the Plan Change 13 
provisions as set out in 
Appendix 1 to the 
submission, and,  

 Any other 
consequential relief 
required to give effect 
to the relief sought in 
Appendix 1. 

[See Appendix 1 to 
Submission 45 for the 
detailed amendments 
promoted to Plan 

  There is an inherent incompatibility between motorsport facilities and 
noise sensitive activities.  This is demonstrated at Ruapuna in 
Christchurch and the recently announced closure of Western Springs in 
Auckland. 

45/2 

  Plan Change 13 fails to protect the Central Speedway Club from reverse 
sensitivity effects and as such PC 13 fails to avoid, remedy or mitigate 
the effects of this urban development on existing physical resources. 

45/3 

  Significant areas of the Plan Change 13 development will be subject to 
noise levels above those accepted to be appropriate for noise sensitive 
activities on a day to day basis. 

45/4 

  The Plan Change 13 site is surrounding by non-residential noise sources 
(Speedway, Highlands, orchards, state highway) meaning residents will 

45/5 
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be subjected to noise from multiple sources and throughout the day and 
night.  This will result in poor residential amenity and is likely to ultimately 
have effects on the health of residents. 

Change 13 as an 
alternative relief]  

  Acoustic advice provided to the submitter concludes that a significant 
number of residents will be highly/significantly annoyed by levels of noise 
experienced within the site on a day to day basis.   

45/6 

  With respect to Speedway and Highlands Tier 2 noise there are no 
methods that can be employed to mitigate the effects of noise on the 
outdoor amenity of residents. 

45/7  

  This will be exacerbated by the other noise generating activities 
surrounding the site (such as orchard activities and the state highway) 
which will result in cumulative noise effects and residential amenity that is 
significantly compromised.  It is inevitable that residents will seek to limit 
their exposure to these effects by trying to reduce the level of activity at 
the Speedway and other surrounding land uses. 

45/8  

  Plan Change 13 includes no building controls to manage effects of 
Speedway on residents or to ensure that internal noise environments 
avoid adverse health effects for residents.  The level of noise that will be 
experienced by residents during Speedway events is well in excess of 
the noise level considered to cause serious levels of annoyance. 

45/9  

  The only mechanism promoted by Plan Change 13 is a no-complaints 
covenant.  The submitter considers this to be wholly inadequate and 
transfers the responsibility for managing reverse sensitivity effects to the 
submitter and the Council.  No complaints covenants are not overly 
effective particularly as time passes and the original developer moves on. 

45/10  

  Speedway is a significant contributor to Cromwell and the Central Otago 
District both economically but also socially.  Development of high density 
residential activities and associated noise sensitive activities in such 
close proximity is entirely incompatible with the Speedway, Highlands 
and other surrounding rural land uses.  There are other more appropriate 
locations for the type of development proposed to be located. 

45/11  

    

 
46. Linda Margaret 

Chamberlain 

 
 
Oppose 

  

  There are enough sections being developed in the Cromwell area 
already.  

46/1 Decline Plan Change 13. 
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  The development does not fit with what is already in the area ie. 
Highlands, Speedway, orchards. 

46/2  

    

 
47. Denise Chandler 

 
Oppose 

  

  The submitter has been involved with the Speedway for 12 years and is 
concerned at the potential operational constraints that could exist if a 
new housing development was to proceed next door. 

47/1 Decline Plan Change 13. 

  The Speedway has brought a large amount of financial gain and 
enjoyment to competitors, spectators and the Cromwell community. 

47/2  

    

 
48. Herbert John Chandler 

 
Oppose 

  

  The submitter is involved in sporting events including competition 
vehicles.  Noise and residential properties, increased traffic etc would not 
go well in this area. 

48/1 Decline Plan Change 13. 

  Complaints will result in restrictions and then like elsewhere, closure. 48/2  

  Highlands and Speedway do far more for public enjoyment and financial 
gain for the area.  Developers don’t care they want the property then they 
are gone and the area is left to carry on. 

48/3  

  Don’t pass Plan Change 13 and rip the heart out of a great area. 48/4  
    

 
49. Noeline Ivy Chandler 

 
Oppose 

  

  The submitter is involved in sporting events involving competition 
vehicles.  With Highlands and the Speedway directly opposite the 
proposed residential development the submitter can see complaints will 
arise and either restrictions on operations or closure, as has happened 
elsewhere, could/would follow. 

49/1 Decline Plan Change 13. 

  Both Highlands and the Speedway bring both investment and revenue 
into the area and are well patronised by both locals and visitors from out 
of town.   

49/2  

  There are also established orchards in the close proximity.  This 
provision if passed could be the death knell for these neighbours. 

49/3  

    

 
50. Andrew Ross Chapman 

 
Oppose 

  

  The submitter is an employee of Highlands.  This facility has injected 50/1 Decline Plan Change 13. 
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substantial investment into Cromwell and generates revenue for the 
District through employment, visitor spend and provides endorsement for 
Cromwell being a sound place to live. 

  Highlands is a unique world class attraction which provides great 
compliment to the other activities in the region.   

50/2  

    

 

51. Gavin Child 
 

Oppose 
  

  Plan Change 13 will adversely affect Highlands and the Speedway. 51/1 Decline Plan Change 13. 
    

 
52. Anthony John Clark 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
size, need, location, design, adverse effect. 

52/1 Decline Plan Change 13 
or provide for subdivision 
to 8,000m2.   The submitter would like the status quo to remain on the land. 52/2 

  At the very least any change should reflect the rural aspect; maybe a 
subdivision of part to 8,000m2 total 

52/3 

  The current proposed subdivisions of Gair Ave, Holiday Park and Wooing 
Tree should meet the needs of our community for some time to come, 
being easier to integrate into local services. 

52/4  

  The location is Rural we don’t need a Rolleston.  To change to broad 
residential is a huge difference. 

52/5  

  Road widths make no provision for on-street parking.  Most of the roads 
would not accommodate passing if vehicles are stationary cars parked on 
the street.  This is a problem already in recent subdivisions.  With smaller 
sections more vehicles will be street parked, more vehicles straddling 
pedestrian access. 

52/6  

  Highlands, the Speedway and nearby orchards are an integral part of our 
culture and community.  The potential for residents of this subdivision to 
later protest those activities is very real.  No amount of acoustic 
insulation will appease these residents. Politically their voting power will 
overcome promises made by previous Councils. 

52/7  

  The timing for this is 20 years too early.  Dressing the property up as they 
have done along the state highway and producing previously large 
supporting documents is a hard sell to Council. 

52/8  

  The words “affordability” and no “adverse effect” litter the document.  
This is a straight out commercial endeavour by developer wanting to 
maximise profit with no compunction to provide community values. 

52/9  
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53. Kim Marie Clearwater 

 
Oppose 

  

  There are better areas for subdivisions. 53/1 Decline Plan Change 13. 

  Impact on business already in the area – Highlands, orchards, 
Speedway. 

53/2  

  Noise from the above businesses and State Highway 6. 53/3  

    

 
54. Wendy Elizabeth 

Clearwater 

 
 
Oppose 

  

  Cromwell was really only known for the fruit produced in the area – Jones 
Family Orchard did a lot towards tourists coming to the area. 

54/1 Decline Plan Change 13. 

  Residential subdivision in the area will have people complaining the 
noise and other activities need to be done to operate a commercial 
orchard. 

54/2  

  The Speedway has been operating for more than 30 years.  If the 
subdivision goes ahead this will end up like Western Springs having to 
close because of the complaints about the noise. 

54/3  

  Highlands really put Cromwell on the map.  Once again the noise of a 
residential subdivision will be detrimental to the operating of Highlands. 

54/4  

  With the number of residents living in the subdivision the access to State 
Highway 6 would become a major problem. 

54/5  

    

 
55. William George 

Clearwater 

 
 
Oppose 

  

  Plan Change 13 is not suitable for any residential property due to the 
present activities granted for long term use by the District Council. 

55/1 Decline Plan Change 13. 

  This area is not suitable for any residential area as it has the Speedway 
and Highlands on one side and the Jones Family Orchard on the other 
side.  All these existing operations have a noise factor and any 
residential use of this land would lead to noise objections.  This has 
already happened with the loss of the Nose Restaurant. 

55/2  

  The submitter supports all the other objectors who have had articles in 
the ODT and letters to the editor in the Cromwell Bulletin. 

55/3  

  The submitter would like all Councillors and Planning Committee to 55/4  
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spend a day and night at the Speedway and Highlands during an event 
to understand how the public enjoy these activities and also hear the 
noise to understand that this area is not suitable for the requested Plan 
Change 13. 

    

 
56. Donald McKenzie 

Cochrane 

 
 
Oppose 

  

  The submitter has invested in the Highland Park Apartments.  Highlands 
has met all CODC criteria for operation, this proposed high density 
residential development would be totally incompatible and would severely 
compromise the complex. 

56/1 Decline Plan Change 13. 

  Highlands operation has built up an international following, it generates 
huge financial spinoffs that benefit Cromwell and the wider community, 
and the submitter would not like to see such a business constrained. 

56/2  

    

 
57. Paul Desmond Coghill 

 
Oppose 

  

  The submitter has been a member at Highlands since the start.  It is a 
world class facility and is of huge benefit to locals through employment 
and internationally as a tourist destination. 

57/1 Decline Plan Change 13. 

  Highlands has worked extensively to not only provide this facility but to 
be “neighbour” friendly and fit into its environment. 

57/2  

  The submitter would not want Highlands further restricted by an 
inappropriate development on their doorstep. 

57/3  

    

 
58. Phillip William Cooper 

 
Oppose 

  

  The land should be used for commercial development only due to 
Speedway, Highlands, orchards and State Highway 6 making noise. 

58/1 Decline Plan Change 13. 

  Plan Change 13 is not fair on elderly and families in general. 58/2  

  Highlands is a world class facility and should not be subject to the issues 
that plagued Western Springs. 

58/3  
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59. Roderick Grant Corbett 

 
Oppose 

  

  Locating this type of high density residential activity in such close 
proximity to Highlands, the Speedway and the orchards is very poor 
resource management and an entirely inappropriate use of the land.  
Current existing activities are not compatible with high density residential 
development. 

59/1 Decline Plan Change 13. 

  Residents of such residential development will be very unhappy to be 
subjected to noise during the day and night from Highlands, State 
Highway 6, the Speedway and the orchards. 

59/2  

  The proposed zone has included almost no controls to protect Highlands, 
the Speedway, the orchards and other existing activities. 

59/3  

  There are far more appropriate areas in and around Cromwell to develop 
for residential purposes and the proposed site would be more appropriate 
for industrial and/or commercial development. 

59/4  

  Precedent shows that any motorsport facility that has residential and/or 
lifestyle blocks nearby suffers.  The recently announced closure of 
Western Springs and the ongoing issues and noise complaints faced by 
Ruapuna are prime examples of this. 

59/5  

  Highlands is a significant tourism and motorsport attraction for Cromwell 
and Central Otago, assisting with the earning of millions of dollars for the 
local economy which will be jeopardised by Plan Change 13. 

59/6  

    

 
60. Peter John Corkery 

 
Oppose 

  

 LATE – RECEIVED 21 
JUNE 2018 

 As a member of Highlands residing in Auckland the submitter is aware of 
the legal challenge brought by residents close to the Western Springs 
facility.  The resulting confrontation has culminated in the announced 
closure of the Western Springs facility. 

60/1 Decline Plan Change 13. 

  The submitter has grave concerns that approval of Plan Change 13 will 
result long term in a similar situation for Highlands. 

60/2  

    

 
61. Nelson John Cottle 

 
Oppose 

  

  The submitter opposes residential dwellings beside Highlands and the 
Speedway as he would be worried if the proposed subdivision went 
ahead and these facilities would be forced to close down in the long term. 

61/1 Decline Plan Change 13. 
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  Both these facilities have created many jobs and bring in a lot of revenue 
to the area.  Highlands supports the community with free family events 
such as Christmas in the Park, Easter Egg Hunt and free entry for under 
16 year old spectators to race events. 

61/2  

  The submitter’s family purchased a house in Cromwell because of 
Highlands. 

61/3  

    

 
62. Sarah Jane Cottle 

 
Oppose 

  

  The submitter opposes residential dwellings adjacent to two well 
established motorsport venues.  Both bring considerable revenue to the 
District. 

62/1 Decline Plan Change 13. 

  Highlands has assisted putting Cromwell on the international map.  Their 
amenity to the community is existing. 

62/2  

  850 properties beside a major highway, orchards and the two race 
circuits is not conducive. 

62/3  

    

 
63. Thomas Alan Coull 

 
Oppose 

  

  The proposed development is not appropriate because it is remote from 
other existing residential areas. 

63/1 Decline Plan Change 13. 

  The proposed development is not appropriate because it is not suitable 
to its surrounds/environs. 

63/2  

  The timing of the application attempts inappropriately to pre-empt the 
impending District Plan Review and the Cromwell Masterplan process. 

63/3  

  Plan Change 13 will have an immediate and untimely disproportionate 
effect on the small Cromwell community in relation to its current 
population; the proposal has adverse effects on the environment and its 
resources (like water and agricultural land). 

63/4  

  The effects generated by the proposal cannot be remedied or mitigated 
satisfactorily and consequently the plan change should be declined in 
terms of the RMA. 

63/5  

  All policies and rules that support Objectives 20.3.1, 20.3.8 and 20.3.9 
are opposed as Plan Change 13 is not an appropriately placed or logical 
progression for a residential development for Cromwell at this time; and 
Cromwell is going through a process of a Masterplan and a District Plan 
Review and this plan change will undermine both those processes; and 
currently there is insufficient infrastructure to support the proposal. 

63/6  
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  All policies and rules under Objective 20.3.2 are opposed as the 
proposed density does not translate into affordable.  The plan change 
puts forward lot sizes of 160m2 with narrow roads over most of the 
property; typically developments of this type are near a transport node or 
retail/service hub, but in this case the development is set in a paddock 
surrounding by highly incompatible uses. 

63/7  

  All policies and rules regarding Objective 20.3.3 are opposed.  The urban 
design report is not very clear or properly establishing the desired 
density.  Issues referred to include parking problems of considerable 
proportions on the proposed narrow streets; commuters access to the 
gorge road will be problematic; there are no adequate cycling or walking 
connections to the rest of Cromwell; and the design guidelines offered 
seem inadequate having regard to the expanding Cromwell and its 
natural attributes, landscape and open spaces. 

63/8  

  All policies and rules regarding Objective 20.3.5 are opposed.  There is 
no comment concerned joining in with such spaces as may already exist 
in the Cromwell community/town and district.  Furthermore there are 
none of the usual assurances offered in respect of the space in the event 
that the school does not go ahead. 

63/9  

  The rules and provisions supporting Objective 20.3.6 are opposed.  The 
proposed roading does not seem to provide enough parking space; it is 
not untypical in this area to find that a resident has two cars, and quite 
possibly a caravan and/or trailer/boat on a trailer and one or more 
motorbikes as well.  The parking and roading provisions are not 
appropriate or adequate in a Cromwell setting and raises various safety 
concerns whether or not a commute to Queenstown (west) or Wanaka or 
the Cromwell Town Centre is involved. The commute from Cromwell to 
Queenstown is cumbersome and dangerous with weather conditions and 
tourist drivers – this would be magnified by the increase of commuters 
that the proposal would bring.  The safety concerns have not been 
addressed nor has the likely cost of congestion. 

63/10  

  In the context of Objective 20.3.7 recent workshops for the Cromwell 
Masterplan clearly indicate that such an extension of infrastructure 
services to this side of the Cromwell town and district are not yet able to 
be accommodated.  This would not be viable for the community going 
forward and would represent a significant rate impost on the ratepayers. 
The submitter questions whether there has been enough evidence 

63/11  
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provided of the likely increased burden on the Cromwell sewage and 
wastewater ponds bearing capacity; and other impacts on the Cromwell 
community services already provided.   

  In the context of Objective 20.3.10 the submitter notes that Cromwell is 
an area that is limited for space due to the lake and steep mountains; 
and needs careful planning in view of the obvious competition for land 
suitable for varying purposes. 

63/12  

  All noise issues are not adequately dealt with.  Noise from the adjoining 
motorsport park, orchards, airport and helicopter frost fighting noise and 
noise effects that come from the adjoining state highway referred to. 

63/13  

  Unlawful subdivision works.  Works in anticipation of the development 
along the road frontage have already been started by the developer.  
This shows a certain level of disregard for the Act and for our community 
or worse still, it could be considered to have the effect of suborning the 
whole planning process.  The submitter questions whether abatement 
notice would usually be required in such circumstances. 

63/14  

  Cromwell is a place of heavy machinery (storage and use) and all the 
industrial uses required and supporting such machinery and industrial 
land is a rare and valuable resource therefore the developer’s application 
is of regional significance and to place residential land in this locality is 
not just counter intuitive, it is wrong. 

63/15  

  Cromwell is a low light area, this has not been addressed. 63/16  

    

 
64. Brayden Couper 

 
Oppose 

  

  The site is inappropriate for intensive residential activity. 64/1 Decline Plan Change 13 
or enforce strict “no noise 
complaints covenant” on 
all titles for existing 
Speedway, Highlands and 
orchard activities. 

  There is huge potential for noise complaints from potential residents due 
to the close proximity of the Speedway and Highlands, also existing 
orchards. 

64/2 

    

 
65. Felicity Couper 

 
Oppose 

  

  The proposed site is not suitable for intensive residential development, 
being in close proximity to orchards, the Speedway and Highlands. 

65/1 Decline Plan Change 13 
or enforce strict “no noise 
complaints” covenant on   The potential for noise complaints is huge. 65/2 
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all titles for existing 
Speedway, Highlands and 
orchard activities. 

    

 
66. Shaun Couper 

 
Oppose 

  

  The site is inappropriate for intensive residential activity. 66/1 Decline Plan Change 13 
or enforce strict “no noise 
complaints” covenant on 
all titles for existing 
Speedway, Highlands and 
orchard activities. 

  There is huge potential for noise complaints from potential residents due 
to the close proximity of the Speedway, Highlands and existing orchards. 

66/2 

    

 
67. Andrew James Cousins 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
that Residential A Sub Area allotments are to have a minimum lot size of 
160m2 

67/1 Decline Plan Change 13. 

  The River Terrace Resource Area should remain a rural area. 67/2  

    

 
68. Catherine Cowie 

 
Oppose 

  

  Insufficient time for community consultation on this rezoning.  This would 
not happen with such haste in the Queenstown Lakes District. 

68/1 Decline Plan Change 13. 

  Cromwell needs to develop without a satellite town.  Take the project to 
Queenstown. 

68/2  

    

 
69. Anthony John Cox 

 
Oppose 

  

  Rules 20.7.1(ii)(a) and (b) cover maximum building height and building 
recession planes.  They will combine to cause severe shading in winter.  
Design for solar gain should be aided and encouraged by the rules.  A 
modern house in Cromwell benefits greatly from winter sun. 

69/1 Decline Plan Change 13. 

  Rules 20.7.1(ii)(e)(ii) BP2 that requires an outlook space from the 
principal bedroom is a potential waste of outdoor space.  It should be left 
to the house builder/purchaser to decide where their outdoor space is 
best positioned to suit their own outdoor living preferences. 

69/2  
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  Rule 20.7.3(ix) provides for travellers accommodation in Residential Sub 
Areas A and B as a discretionary (restricted) activity.  Travellers 
accommodation in the Residential Area should be non-complying, as the 
effects are often significant and residents should be able to have input 
into the decision making process. 

69/3  

  Rule 20.7.7(ix) which relates to a no-complaint covenant.  Part Lot 2 DP 
19059 and Lot 3 DP 19744 on the north side of the state highway should 
also be included.  A property does not have to share a boundary to be 
affected; and knowledge of the local weather would have highlighted the 
need to include these two properties. 

69/4  

  Page 47 of Request Document – Road A Cross Section – traffic lanes 
are too wide, making crossing on foot more dangerous, and encouraging 
higher speeds. 

69/5  

  Section 32 Evaluation : Table 1 – the existing developments can meet 
the pressure on the housing market, so there is no reason why this 
proposal should not wait for the District Plan Review and completion of 
the Masterplan exercise. The desperate need for quality long term 
planning outcomes for the Cromwell Basin far outweighs the financial 
concerns of the applicants.  The local residents are the ones who will be 
here in 50 years, long after the developers have departed.  The future 
wellbeing of the town should not be jeopardised by a decision rushed into 
because of the commercial requirements of the developer. 

69/6  

  Terrace Greenway – various structure and masterplans in the document 
show greenway along the terrace face, which is obviously the best use of 
this land.  Maintenance of this sloping ground will potentially be 
expensive, so it will need to be landscaped intelligently to minimise the 
cost to ratepayers while still being attractive and useful.   

69/7  

  Traffic Report – the traffic evaluation at 7.3.1 forecasts that the present 
excellent safety record means there will be no effect on safety.  The 
increased traffic movements at Sandflat Road intersection, especially 
those turning right to drive to Cromwell, must surely present an increased 
risk to safety.  Due to the short sighted Council decision to site Highlands 
where it is, there is no sensible non-highway link between the site and 
Cromwell, which will lead to “local” traffic being forced onto a busy 
highway. 

69/8  

    

    



Summary of Submissions : Plan Change 13                   P a g e  26 
  

70. Scott Crawford Oppose 
  As a member of Highlands the submitter has invested in the area. 70/1 Decline Plan Change 13. 

  Highlands has brought significant financial contributions to the 
community and it employs locals and if this was to stop would have a big 
impact. 

70/2  

    

 
71. Trevor & Sara Crawford 

 
Oppose 

  

  Highlands is an iconic tourism operation and highly successful business 
that attracts visitors from all over the world. 

71/1 Decline Plan Change 13. 

  A famous motor and sports park and its related activities are not 
compatible with a close residential subdivision. 

71/2  

    

 
72. Tony Creighton 

 
Oppose 

  

  The submitter is a member of the Speedway and has raced at Cromwell 
for 7+ years now. 

72/1 Decline Plan Change 13. 

  The Speedway has brought a large amount of financial support to 
Cromwell as well as the enjoyment for competitors and spectators that 
travel for hours to be there. 

72/2  

  The submitter is concerned at the potential operational constraints that 
could exist if the new housing development goes ahead.  Especially after 
the redevelopment of the camping grounds. 

72/3  

    

 
73. Cromwell Mini Golf 

 
Oppose 

  

  Reverse sensitivity will be a huge issue for neighbours. 73/1 Decline Plan Change 13. 

  If Plan Change 13 proceeds there will be greater than significant effects 
on the Cromwell Basin. 

73/2  

  From a tourist operators point of view [owner of Cromwell Mini Golf] the 
submitter can see that a large subdivision right beside some major tourist 
operations is going to put these businesses at risk. 

73/3  

  Covenants are to be put in place about noise, also known as reverse 
sensitivity, to try to prevent complaints.  This may work for the first 
homeowners but subsequent owners will complain, and pressure will 
then be put on one of our largest tourist operators, Highlands.  Recently 
Western Springs Speedway has had to relocate because of reverse 
sensitivity. 

73/4  
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  The Speedway brings enormous numbers of people into the town for 
their meetings.  How tolerant of their noise are young families going to be 
of them? 

73/5  

  Jones Orchard is a large operation that also has a busy shop and brings 
in busloads of tourists.  However it will be spraying, bird scaring and 
helicopter frost fighting plus usual day to day operations of a busy 
orchard, that will upset their neighbours over the fence. 

73/6  

  We are a small developing tourist industry and the loss of some 
significant businesses would be a major blow to us all. 

73/7  

  This land is much more suited to light industrial businesses that will be 
more tolerant of reverse sensitivity as they are not there at nights or 
weekends. 

73/8  

    

 
74. David Crossan 

 
Oppose 

  

  Highlands is an integral part of our community.  Its development has led 
to numerous flow on effects for our local economy. 

74/1 Decline Plan Change 13. 

  The high density development is poorly designed and lacks the basic 
infrastructure. 

74/2  

    

 
75. Brody Alan Cunningham 

 
Oppose 

  

  The submitter has been a member of the Speedway and a 
driver/competitor for the last 8 years and loves racing and the family 
atmosphere at the track. 

75/1 Decline Plan Change 13. 

  The Speedway has provided entertainment and brought people to 
Cromwell for many years and the housing development will put that at 
risk. 

75/2  

    

 
76. Jeannine Angela 

Cunningham 

 
 

Oppose 

  

  The submitter has been involved with the Speedway for the past 8 years; 
and prior to this was a holidaymaker to Cromwell. 

76/1 Decline Plan Change 13. 

  The proposed residential plan change as it stands is an inappropriate use 
of the land.  It will be detrimental to the existing activities at the 
Speedway as those activities are not compatible with high density 

76/2  
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residential.  The Speedway makes noise, as do Highlands, as does the 
highway and no amount of noise constraints or controls will be enough to 
protect these activities into the future. 

  The submitter wants to keep Ron Spriggs’s legacy alive and continue to 
provide entertainment options and a fun family atmosphere for all in the 
Central Otago District. 

76/3  

  We cannot forget that the people coming to the Speedway over the past 
28 years have brought many financial benefits to the region.  Initially this 
took the form of accommodation and retail purchases; but latterly this has 
included competitors purchasing holiday homes and some permanent 
homes in the area and using local firms and extended accommodation 
and retail/tourist spending. 

76/4  

  It is vital that Plan Change 13 is declined so that the Speedway can 
continue its activities unhindered and never have the worry of any 
opposition to those activities in the future.  The submitter notes Western 
Springs and how devastating that news was for all speedway fans. 

76/5  

    

 

77. Nigel Dalzell 
 

Oppose 
  

  Against the building at Sandflat Road because of the traffic that this area 
will produce. 

77/1 Decline Plan Change 13. 

  The lack of green areas, the dwellings and land areas are too congested. 77/2  

  The pollution that 800 homes may cause – it will look ugly on our 
landscape and it disjoints our community. 

77/3  

  The submitter is not in favour of this expansion of Cromwell. 77/4  
    

 

78. Sally Aileen Dalzell 
 

Oppose 
  

  The minimum of one carpark space is not enough and will congest the 
streets deeming them unsafe for families. 

78/1 Decline Plan Change 13. 

  The reason for request states that it is close to all amenities; however it is 
far away and Cromwell will be disjointed and the traffic flow will be horrific 
for travellers. 

78/2  

  There are better places closer to Cromwell communities (like the race 
course area) that could be better used. 

78/3  

  The people who buy these land packages have the capability to change 
the existing operations already there in a negative way. 

78/4  

  Investigate more realistic building platforms like what Wooing Tree have 
done. 

78/5  
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79. Wendy Daniels 

 
Oppose 

  

  The submitter is concerned at the effects Plan Change 13 will have to the 
existing operation and business and she feels it is the wrong location for 
a residential development. 

79/1 Decline Plan Change 13. 

  The submitter is an employee of Highlands and has concerns with Plan 
Change 13 that could include 850 new residential dwellings and 
retirement village in an area directly opposite Highlands. 

79/2  

  The submitter moved with her family from Auckland to Central Otago to 
work for Highlands.  Part of the reason she moved was due to the high 
profile that Highlands has within the community and NZ Motorsport.   

79/3  

  Highlands is a significant business in the local area that helps contribute 
revenue into the local area and bring more people back due to their great 
experience, eating and playing at Highlands in the beautiful Central 
Otago environment. 

79/4  

  Highlands employs between 25-30 people which makes it a significant 
small business adding value of employment and using local services and 
suppliers which benefits the local economy. 

79/5  

  Highlands is also a large contributor to the community through their 
sponsorships and community minded programmes. 

79/6  

  There is extensive noise control monitoring in place for the existing 
residential surroundings.  Closer high density subdivision is very likely to 
cause an increased level of complaints, although a no complaints 
covenant has been tendered.  This is likely to initiate an extremely high 
compliance cost. 

79/7  

  Highlands are considered to be a world class facility and have future 
development aspirations which may be affected by possible local high 
density low cost housing. 

79/8  

  The location of a new residential subdivision in this area appears to be 
against the flow of other activities in this area.  The industrial 
development appears to be growing out towards the Highlands area from 
Cromwell.  This is probably a better mix with Highlands activities than 
proposed residential subdivision. 

79/9  
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80. Bruce Davidson Oppose 
  It would be medium term commercial suicide if this plan change was 

allowed. 

80/1 Decline Plan Change 13. 

  The potential for future and existing commercial operations including 
orchards, vineyards etc along with Highlands and the Speedway would 
be seriously put at risk as they come under pressure from residential 
landowners. 

80/2  

  Council needs to steer residential away from commercial areas then 
everyone will be happy in the long term. 

80/3  

  This is a total recipe for disaster and the financial cost to the Cromwell 
area could be huge if commercial is squeezed. 

80/4  

  The asset that is there and further commercial development in the area 
bring to Cromwell and the wider Central Otago is massive. 

80/5  

  Do not stifle the positive change that is currently happened. 80/6  

    

 
81. Craig Davies 

 
Oppose 

  

 LATE – RECEIVED 21 
JUNE 2018 

 The submitter has been involved with the Speedway for two years and is 
concerned at the potential operational constraints that could exist if a 
new housing development was to proceed next door. 

81/1 Decline Plan Change 13. 

  The Speedway has brought a large amount of money into the community 
and enjoyment for families and the community. 

81/2  

    

 
82. Tania Davies 

 
Oppose 

  

 LATE – RECEIVED 21 
JUNE 2018 

 The submitter has been involved with the Speedway for four years and is 
concerned at the potential operational constraints that could exist if a 
new housing development was to proceed next door. 

82/1 Decline Plan Change 13. 

  The Speedway has brought a large amount of financial gain and 
enjoyment to competitors, spectators and to the Cromwell community.  

82/2  

    

 
83. Samantha Davison 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
the misuse of land in location for proposed development. 

83/1 Decline Plan Change 13. 

  Concerned at building residential lots, including schools and a retirement 
village, next to important community fixtures such as Highlands, 

83/2  
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Speedway and COMCC.  These existing places are important for the 
community and also for the economic stability of the community. 

  Highlands is renowned nationally and internationally and its location and 
viability of its business should not be impacted by a plan change that 
could affect its ability to service the community. 

83/3  

    

 
84. Stephen William Day 

 
Oppose 

  

 LATE – RECEIVED 27 
JUNE 2018 

 The submitter is a foundation member of Highlands.  Highlands 
represents an enormous investment into the Cromwell community.  The 
wider economic benefit to the area is huge.  Highlands is now a tourist 
destination. 

84/1 Decline Plan Change 13. 

  Plan Change 13 is incompatible with Highlands. 84/2  

    

 
85. Graeme Alan Dear 

 
Oppose  

  

  The specific provisions of the proposal that the submission relates to are 
the provision of residential properties and the impact that may have on 
motorsport activities in the neighbouring environment. 

85/1 Decline Plan Change 13. 

  To allow residential development is inappropriate.  Given the proximity of 
the Speedway and Highlands it can be expected that there will be 
ongoing issues given historic precedent throughout New Zealand such as 
at Bay Park Tauranga, Levels Raceway Timaru and Western Springs in 
Auckland. 

85/2  

  The Highlands site was originally just a rabbit infested barren wasteland.  
It has now been developed into one of the best motorsport facilities in the 
world.  Over the last 5 years the facility has attracted many wealthy 
individuals to the area who have then invested in property, vineyards, 
orchards and businesses. 

85/3  

  Cromwell has become the industrial hub for the whole Central 
Otago/Wakatipu Basin and it would be more appropriate if this site was 
used for industrial development where all the parties could live in 
harmony. 

85/4  

  The suggestion that there also be a retirement village, school and 
associated facilities included creates even more issues with the 
neighbouring motorsport facilities 

85/5  
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86. Nigel Dirk de Geest 

 
Oppose 

  

  The submitter is a Highlands member and property owner in the 
Highlands Innovation and Technology Park. 

86/1 Decline Plan Change 13. 

  The Council originally sold Endowment land for the development of a 
motorsport park (Highlands) because they obviously believed it was an 
appropriate site away from residential activities where motorsport 
activities already existed (Speedway) and would be an asset with long 
term benefits for the community. 

86/2  

  This has proven to be a wise decision by Council, as Highlands has truly 
benefited the community with economic prosperity rising at an 
unprecedented rate since opening.  At every major event the Mayor or 
one of the Councillors always make a speech praising Highlands, 
describing it as a shining star for what it has done for Cromwell and the 
greater Central Otago area. 

86/3  

  High density residential and rest home right next door to two motorsport 
parks would have to be viewed as a major conflict and a recipe for 
ongoing issues for generations to come. 

86/4  

  Highlands has fought hard for its existence and has gone out of its way to 
comply with consent conditions.  It seems unfair it should be landed with 
a non-complying activity right on its door step with the potential to cause 
major conflict in the future. 

86/5  

    

 
87. Roger John Michael de 

Grauw 

 
 

Oppose 

  

  The proposal attempts to usurp negate the legitimate processes of 
consultation between the population of Cromwell and the CODC.  It is 
perverse for the applicants to talk of having a Masterplan when that 
process is currently developing within the community and its elected 
representatives. 

87/1 Decline Plan Change 13. 

  There are numerous assumptions made in the application that are highly 
dubious and represent wishful thinking at best, particularly in the areas of 
environmental effects, reverse sensitivity and flow on effects to the 
development of Cromwell. 

87/2  

  The proposal is objectionable in both its breadth and its detail. 87/3  
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88. Phillipa Jane de Lacey 
 

Oppose 
  

 LATE – RECEIVED 21 
JUNE 2018 

 Significant investment has been made into the Highlands race track and 
the track provides a service for the greater Queenstown and Cromwell 
area, most importantly attracting tourist and economic spend in the area. 

88/1 Decline Plan Change 13. 

  If Highlands ceases to operate due to Plan Change 13 this enormous 
investment is wasted and is a great economic loss to the area. 

88/2  

  The submitter has personally utilised the Highlands facilities and has 
spent significant money in the region as a result; she is just one example. 

88/3  

    

 

89. Margie T de la Cruz 
Simmons 

 

 
Oppose 

  

  The submitter moved to NZ with her husband in 2014 and Highlands has 
employed her since then. 

89/1 Decline Plan Change 13. 

  They have been able to build a home and have many friends and family 
who now visit them in Cromwell. 

89/2  

  If Highlands operations are compromised in time so might her job be. 89/3  

  Highlands is an asset to our community and should be protected. 89/4  
    
 

90. James Dicey 
 

Oppose   

  Plan Change 13 will undermine the Masterplanning exercise that the 
Cromwell Community Board has embarked upon.  To ensure the 
effective and meaningful development of the Masterplan at the minimum 
Plan Change 13 should be rejected until the Masterplan is completed. 

90/1 Decline Plan Change 13. 

  Plan Change 13 will undermine the town and community plan that has 
already been completed in the past as encapsulated in the CODC District 
Plan. 

90/2  

  Plan Change 13 will create parking difficulties within the subdivision as 
the subdivision proposal only allows for one carpark per dwelling.  
Typically this would mean extra cars are parked either on the street or on 
Sandflat Road.  This will not be possible as the proposal also includes 
very narrow streets. 

90/3  

  Plan Change 13 cannot rely on public transport as there is no material 
public transport within Cromwell and as such this will drive people living 
there to require a car to commute to the infrastructure within Cromwell, 
adding to both carparking and roading congestion. 

90/4  

  Additional commuters will increase the road loading within Cromwell and 90/5  
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between Cromwell and other towns Cromwell serves.  Commuters all 
heading to the gorge at the same time will clog the gorge and further 
degrade the amenity value of living in Cromwell. 

  There are currently no walking or cycling connections between the 
proposed subdivision and the community of Cromwell.  If these routes 
have to be created they will either be on the main highway or through the 
industrial area of Cromwell. 

90/6  

  It appears that the wastewater ponds capacity have not been properly 
calculated only speculated upon in the proposal.  This may well lead to 
additional, unplanned for loading and compromising of the wastewater 
system.  This is an unfair burden on the ratepayers of Cromwell and at 
minimum needs additional work done to calculate this properly and 
attribute the proper and full cost of development contributions as a result 
of the additional loading. 

90/7  

  Plan Change 13 will in effect turn Cromwell into a commuter town serving 
the broader Central Otago District and Queenstown Lakes District.  This 
will degrade the strong and supportive community that is integral to the 
town and wider community of Cromwell.  By having the sections 
separated from Cromwell to such an extent it will be difficult to properly 
integrate the people living in the proposed subdivision properly into the 
community, which further degrades the community values. 

90/8  

  Cromwell as currently configured does not have the services or 
conveniences to cater for some additional (840/3) 2500 people in our 
town.  As such the significant size of this development should either be 
rejected for this reason or the development contributions should be 
materially loaded to account for the additional strain the development will 
have not only on underlying infrastructure but also on the supporting 
amenities (eg. library, pool, sports fields etc). 

90/9  

  Plan Change 13 will have the effect of hemming in the industrial area so 
that it will be surrounded by residential areas, restricting additional 
expansion of this type of land and increasing reverse sensitivity issues 
for industrial uses. 

90/10  

  Plan Change 13 will forever remove what has the potential to be very 
valuable and productive orchard and vineyard land.  Although the farm as 
currently constituted may not have been productive land changed to 
orchards or vineyards would have significantly added to the productivity 
of the land and this has not been properly considered.  Once the land is 

90/11  
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subdivided the land will effectively be locked away from enhanced and 
regionally appropriate use as productive vineyards/orchard land. 

  Plan Change 13 will increase reverse sensitivity issues to an 
unmanageable extent for neighbouring orchards.  The right to farm on 
neighbouring vineyards will be compromised.  Activities that are vital for 
the continued successful operation of productive assets that will be 
compromised by the subdivision include crop spraying, tractor 
movements that generate noise (mowing etc), frost fighting (eg wind 
machines or helicopters). 

90/12  

  Plan Change 13 location right next door to the Speedway, which is a 
demonstrably valuable addition to both the recreational values of the 
community (and broader CODC and QLDC Districts) and a significant 
income generator for the town, will cause additional reverse sensitivity 
issues.  Experience shows that this can lead to assets such as the 
Speedway being closed eg. Western Springs. 

90/13  

  Plan Change 13 location contiguous to Highlands is another example of 
poorly conceived reverse sensitivity impacts.  Zoning the land either for 
rural or industrial is a more appropriate use for the land, not high density 
residential.  The proposed zoning has included almost no controls to 
protect Highlands, the Speedway and other existing activities.   

90/14  

  There are other major areas more contiguous to the town centre and 
separated from current land uses which are more appropriate.  These are 
major and material (Wooing Tree and Top 10 Camping Ground) and are 
more appropriate for the Council to accept. 

90/15  

  Plan Change 13 is an example of what appears to be poor urban design 
– minimum lot sizes of 160m2 – is a highly inappropriate minimum lot size 
and not in keeping with the current average lot area.  This is likely to 
result in an “urban ghetto” feel to the subdivision and should be 
increased to a minimum of 500m2.  Note a minimum lot area of 300m2 
applies at Shotover Country. 

90/16  

  Plan Change 13 appears to be taking the easy route to addressing 
density by dropping lot size rather than considering other alternatives.  
No building plans for these future tiny lots are proposed so we don’t know 
if they can work. 

90/17  

  Plan Change 13 does not include within it any meaningful staged 
development progression.  As such it has the potential to significantly 
overload the town infrastructure and associated amenities. 

90/18  
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91. Matt Dicey 
 

Oppose 
  

  The Cromwell community has recently invested in and is undertaking an 
extensive Masterplanning exercise.  One of the elements of the 
Masterplan is to enable spatial planning highlighting the best growth 
options for Cromwell. To ensure effective and meaningful development of 
the Masterplan at the minimum Plan Change 13 should be rejected. 

91/1 Decline Plan Change 13. 

  The ME report with the Plan Change 13 document highlights that 
Cromwell has enough potential for sections for development through to 
the mid 2020s allowing enough time for both the 10 year District Plan to 
be developed and the Cromwell Masterplanning exercise to be 
completed.  There is no time pressure to accelerate development by 
allowing the creation of a special housing resource area as proposed by 
Plan Change 13. 

91/2  

  Previous town and community planning will be undermined, impact on 
services such as wastewater or other amenities such as playing fields, 
libraries etc do not seem to have been addressed, this will place a 
burden on existing ratepayers.  Due to the significance of an unplanned 
additional 50% of current population Plan Change 13 should be rejected 
or at a minimum additional work needs to be done to calculate what this 
loading to services actually would be and these costs needs to be 
passed on through development contributions. 

91/3  

  Plan Change 13 does not include any meaningful staged development 
progression.  As such it has the potential to significantly overload the 
town infrastructure and associated amenities. 

91/4  

  The subdivision will bring additional traffic that will increase the road 
loading between Cromwell and Bannockburn.  This additional traffic on 
Sandflat Road will remove an option for commuters from Bannockburn to 
State Highway 6.  Additionally commuters heading through the gorge to 
Queenstown at the same time will put further pressure on the gorge 
roading network and further degrade the amenity value of living in 
Cromwell. 

91/5  

  Cromwell is already under pressure during peak periods for carparking 
and ability to access the town centre, without any form of public transport 
and the underlying assumption that Plan Change 13 residents are all 
going to commute to Cromwell.  These access and parking pressures are 
going to grow exponentially, materially impacting on community values. 

91/6  
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  Plan Change 13 will forever remove what has the potential to be very 
valuable and productive orchard and/or vineyard land.  Although the land 
as currently constituted may not be productive a land use change to 
either orchards or vineyards would have significantly added to the 
productivity of the land and this has not been properly considered. 

91/7  

  Plan Change 13 will have the effect of hemming in the industrial area so 
that it will be surrounded by residential areas, restricting additional 
expansion of this type of land and increasing reverse sensitivity issues 
for industrial uses. 

91/8  

  Plan Change 13 will increase reverse sensitivity issues to an 
unmanageable extent for neighbouring orchards.  The right to farm on 
neighbouring vineyards will be compromised.  Activities that are vital for 
the continued successful operation of productive assets that will be 
compromised by the subdivision include crop spraying, tractor 
movements that generate noise (mowing etc), frost fighting (eg wind 
machines or helicopters). 

91/9  

  Plan Change 13 location right next door to the Speedway, which is a 
demonstrably valuable addition to both the recreational values of the 
community (and broader CODC and QLDC Districts) and a significant 
income generator for the town, will cause additional reverse sensitivity 
issues.  Experience shows that this can lead to assets such as the 
Speedway being closed eg. Western Springs. 

91/10  

  Plan Change 13 location contiguous to Highlands is another example of 
poorly conceived reverse sensitivity impacts.  Zoning the land either for 
rural or industrial is a more appropriate use for the land, not high density 
residential.  The proposed zoning has included almost no controls to 
protect Highlands, the Speedway and other existing activities.   

91/11  

  There are other major areas more contiguous to the town centre and 
separated from current land uses which are more appropriate.  These are 
major and material (Wooing Tree and Top 10 Camping Ground) and are 
more appropriate for the Council to accept. 

91/12  

  Visual amenity of the surrounding area will be significantly impacted.  
The visual amenity from dwellings located to the south will be impacted 
both during the day and at night. 

91/13  
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92. Robin Dicey 

 
Oppose 

  

  There is sufficient land still available for housing needs in the Cromwell 
area until 2028.  This is acknowledged in the application.  If so there is no 
need to proceed with a new subdivision at this time. 

92/1 Decline Plan Change 13. 

  Cromwell has embarked on the creation of a Masterplan.  This will 
include a detailed examination of future housing needs, both the amount 
and placement.  This proposal needs to be held in abeyance until that 
Masterplan has been accepted by the local population.  To introduce a 
complete new village during the formative stages of the Masterplan 
makes no sense at all. 

92/2  

  The proposed use for housing of prime agricultural land in a location 
where it would be eminently feasible to grow a valuable crop – cherries – 
is a poor use of a resource.  Cromwell is doing very well in the export of 
cherries and these are vital export earnings.  Plan Change 13 essentially 
removes this opportunity. 

92/3  

  The Speedway, Highlands and adjoining orchards will inevitably be 
detrimentally affected by Plan Change 13.  A wine company moved its 
vineyard to vacant farmland out of Auckland and land adjacent to the 
vineyard was subsequently developed for housing.  The company then 
sold the vineyard and moved away.  Horticulture and motorsports do not 
make for happy neighbourly relations with housing – which is exactly why 
they are where they are.  To now move housing next to and amongst 
them is a very poor idea.   

92/4  

  The proposal highlights that it is expected that a large proportion of the 
people who would live in the new subdivision would be working in 
Queenstown.  This element of making Cromwell into a commuter – or 
dormitory – town for Queenstown, outlined as a positive in the 
application, flies very strongly in the face of enhancing the values of the 
Cromwell community.  People tend to strongly relate to their place of 
work and a lot of the social aspects of their lives would not be locally 
orientated at all (ie. at Cromwell).  Yet the local community would have to 
carry the cost of provision of essential services with few of the benefits 
which accrue with integration. 

92/5  

  Integration is further hampered by the proposed location.  The town will 92/6  
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only be able to be reached via a state highway.  With potentially 1,000 
cars accessing Cromwell daily with only one exit point onto State 
Highway 6, there could be a serious safety issue here. 

  Going west, the Kawarau Gorge Road is likely to become a bottle neck 
with the increase in traffic which this proposal will generate. 

92/7  

  The town design as outlined strongly favours ghettoization as the streets 
are very narrow; the lot sizes are ridiculously small; there is hopelessly 
little provision for carparking. 

92/8  

  Any proposal needs two essential elements to be acceptable.  It has to 
be profitable for the proposers; and it must not be detrimental to the 
place where the proposal is planned for.  It is the second element where 
this proposal falls down.  It is not in Cromwell’s best interest to allow Plan 
Change 13 to be accepted.  One company’s desire for profit should not 
be permitted to take precedence over the wellbeing of the entire 
community. 

92/9  

    

 
93. Lindsay John Dowling 

 
Oppose 

  

  There should not be a residential development between Highlands and 
the existing orchards as noise and activities will affect anyone living 
there. 

93/1 Decline Plan Change 13. 

    

 
94. Roger John Driver 

 
Oppose 

  

  As a permanent resident of the Highlands Technology and Innovation 
Park, its future must be protected for the economic growth of the 
Cromwell/CODC area. 

94/1 Decline Plan Change 13. 

  Cromwell has benefited throughout the entire spectrum of business and 
service companies and has been the major reason the area has 
prospered and will continue to prosper. 

94/2  

  The successful Highlands operation cannot be further restrained if the 
community is to continue to benefit from the Highlands operation in total. 

94/3  

    

 
95. Catherine Edgar 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
the amount and size of sections and traffic increase. 

95/1 Decline Plan Change 13 
or at the very least 
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  The submitter has lived at 18 Sandflat Road for years and knows first-
hand the downside of living in this area. When Speedway/Highlands is on 
the traffic is so intense it tends to come to a standstill.  Imagine hundreds 
of extra residents trying to get in and out of their properties during this 
time.  Additional traffic is a threat to residents and their pets. 

95/2 severely downsize. 

  The noise from the Speedway/Highlands is a concern also. Residents 
with babies/young children will definitely not stand for it. 

95/3  

  It is impossible to doubt the economic contributions Highlands has made 
to the community and this would be the first to suffer if this development 
went through. 

95/4  

  The distance from any police station is an issue as if a crime were to 
occur there would be at least a 10 minute wait for help, depending on 
traffic. 

95/5  

  This is a ridiculous location for a development of this size.  The sheer 
number of residential properties to be built shows nothing but the greed 
and ignorance of the developers. This type of greed will be the downfall 
of the idyllic town the submitter will always call her home. 

95/6  

    

 
96. Rex Edgar 

 
Oppose 

  

  The 10 year plan should have this “not before”. 96/1 Decline Plan Change 13. 

  Nothing should change from its present state as this would make the 
present businesses find it difficult to operate. 

96/2  

  The district at this time does not have the resources to cope with 
approximately 2000-3000 extra people living in the area – roading, water, 
power, sewerage and transport. 

96/3  

  With the number of vehicles presently travelling from Cromwell and 
beyond towards Queenstown in the morning and returning later in the 
day, vehicles travelling from the proposed developments at these times 
for work will have difficulties either merging with the flow towards 
Queenstown or turning right against the flow towards Cromwell, causing 
a gridlock.  Also if a percentage of this traffic needs to turn from Sandflat 
Road and then turn right into Cemetery Road, there will be a queue 
backed up to Sandflat Road making it very hard to turn right at all. 

96/4  

  Is there provision for a left turning lane into Sandflat Road and a merging 
lane from Sandflat Road left towards Queenstown on State Highway 6. 

96/5  

  When Highlands has an event there, the combined traffic will be absolute 96/6  
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chaos.  This will result in many accidents especially if SH6 from the 
Pearson Road/Ripponvale Road intersection to McNulty Road stays at 
100 kph.  As over the last few weeks with the inversion layer and fog 
being as bad as it has, the recipe for disaster is very great. 

  People wanting to travel into Cromwell township from the proposed 
development by walking or cycling will have no safe way of doing so as 
there isn’t any land available to do this. 

96/7  

  There is provision for a block of land for a school (primary or secondary?) 
but a lot of children will still need to travel to Cromwell College.  The 
submitter questions whether the College has the facilities to cope with 
the proposed increase in pupils, whether there will be a school bus 
service (more traffic) also the weekend traffic will also be very heavy eg. 
work, sports, recreational activities – more so in the summer time. 

96/8  

  Emergency services may have difficulty accessing various addresses at 
times of high traffic flow.   

96/9  

  Will this mean a different rate levy for “all” properties in the immediate 
area or only for the proposed housing development. 

96/10  

  With retail, café/restaurants, care centre and community activities plus 
travellers, the rural aspect and peace will have gone completely 
especially with some activities starting early and finishing late. 

96/11  

  The proposal will have a severe impact on orchards in the area, 
especially during the different seasons starting with frost fighting at night 
causing wind machines and helicopters, seasonal spraying with blast 
sprayers, bird shooting and scaring during the fruit season. 

96/12  

  Although provision has been made in regard to the operations of both 
Highlands and the Speedway, it won’t amount to much if a class action is 
taken against both of them. 

96/13  

  Section sizes of 160m2 is absolutely ridiculous, which in time will cause to 
become a slum like area. 

96/14  

  Roading as stated will not meet Council standards and should, as this is 
only being done to maximise the land area for sections, it will only 
impede traffic such as delivery vehicles, service vehicles if there are 
vehicles parked along the street making it unsafe. 

96/15  

  Any costs in challenging the proposal should be met by the developer. 96/16  

  If properties are allowed to be only small in size it doesn’t allow for many 
families.   To have no minimum or maximum lot size shouldn’t be 
allowed. 

96/17  
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97. Theresa Edgar 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
the number and size of the sections; and the whole development in 
general. 

97/1 Decline Plan Change 13. 

  The amount of traffic generated by adding more than 900 properties plus 
a retirement home.  With traffic not being able to go directly onto State 
Highway 6, the traffic on Sandflat Road will be more than the road is 
designed for.  There will also be difficulty exiting Sandflat Road. 

97/2  

  SH 6 in peak hours leading to and from Queenstown is already 
congested and more cars will only add to the problem. 

97/3  

  Ambulance access to the retirement home could be compromised, 
especially when there is an event at Highlands. 

97/4  

  There are no footpaths or cycleways on SH 6 for people wanting to travel 
that way to Cromwell itself.  The right turn into Cemetery Road, where 
traffic has to veer to the left and side shoulder of the road to avoid right 
turning traffic, if anyone is walking or cycling into Cromwell this is a 
disaster waiting to happen. 

97/5  

  The pollution from the extra cars, both exhaust and noise. 97/6  

  Noise pollution in general coming from 900 plus houses in such a small 
area. 

97/7  

  Pollution from fire places in winter. 97/8  

  That many houses on the area would be an eyesore. 97/9  

  The population of Cromwell at the moment is approximately 4800.  The 
submitter would estimate that with 900 new houses in the above 
development alone, the population would reach nearly 6000.  This 
doesn’t account for the new subdivision in Gair Ave etc.  I don’t think the 
infrastructure is in place to cater to this.  You just need to see the chaos 
that evolves over Christmas – New Year period eg. traffic congestion, no 
parking in The Mall, difficult to find parking at the local supermarkets, 
petrol station queues reaching the road. 

97/10  

    

 
98. Anthony John Edmonds 

 
Oppose 

  

  The Speedway has been a huge part of the submitter’s life for the last 20 
years and is one of the reasons he moved to Cromwell 2 years ago.  He 
has been to the opening and many meetings at Highlands. 

98/1 Decline Plan Change 13. 
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  Cromwell has got very few attractions and Highlands is especially good 
as it is open most days and has a number of activities available. 

98/2  

  It would be sad to see the demise of these two attractions and local 
orchards who have worked for many years to bring people to Cromwell 
because of the stupidity of the Council allowing houses to be built across 
the road. 

98/3  

  It is all good for the Council to say it will put covenants in place but the 
reality is that both these organisations and the orchards won’t be able to 
financially afford to fight the whingers and moaners who will complain 
about the noise, dust, lights and traffic. 

98/4  

  The Council allocated and approved the area for motorsport but now 
appears to be bowing down to the pressure of a developer wanting to 
change zoning and put high density housing there. 

98/5  

  We need a Council with the interest of the Cromwell community in mind, 
not a Council that changes their District Plan to suit developers for their 
own financial gain. 

98/6  

    

 
99. Antonia Edmonds 

 
Oppose 

  

  The submitter has been involved with the Speedway for three years and 
is concerned with the potential operation constraints that could exist if a 
new housing development was to be placed next door. 

99/1 Decline Plan Change 13. 

  The Speedway has brought a large amount of financial gain, enjoyment 
to competitors, spectators and the Cromwell community. 

99/2  

    

 
100. Jazlyn Edmonds 

 
Oppose 

  

  The submitter has been involved with the Speedway for three years and 
is concerned with the potential operation constraints that could exist if a 
new housing development was to be placed next door. 

100/1 Decline Plan Change 13. 

  The Speedway has brought a large amount of financial gain, enjoyment 
to competitors, spectators and the Cromwell community. 

100/2  

    

 
101. Michelle Kay Edmonds 

 
Oppose 

  

  The submitter is a supporter of the Speedway and Highlands. 101/1 Decline Plan Change 13. 

  The development would create major issues for the Speedway, 101/2  
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Highlands and surrounding orchards.  These businesses have brought 
huge financial gain to Cromwell. 

  Cromwell does not need a satellite town, we need our town centre 
sorted. 

101/3  

  Without Speedway and Highlands that would lose a lot of people 
spending their money in Cromwell. 

101/4  

    

 
102. Benjamin Ryan Ellis 

 
Oppose 

  

  For over three years the submitter has been involved in the Speedway 
competitively and as a supporter.   

102/1 Decline Plan Change 13. 

  If this proposed plan went ahead he is concerned of the potential 
operational constraints that may arise if a development was to go 
through. 

102/2  

  The Speedway brings great joy to nationwide supporters, competitors 
and enjoyment.  This is why the submitter opposes the proposal. 

102/3  

    

 
103. Craig Elstob 

 
Oppose 

  

  This development will jeopardise the future of Highlands.  Highlands is an 
incredible asset to the Central Otago bringing tourists into the area 
benefiting the entire community. 

103/1 Decline Plan Change 13. 

  It is beyond belief we could contemplate risking the future of Highlands 
for a development poorly placed. 

103/2  

    

 
104. Amanda Erskine 

 
Oppose 

  

  The submitter is concerned at the potential operational constraints that 
could exist if a new housing development was to proceed next door to 
the Speedway, Highlands and orchards. 

104/1 Decline Plan Change 13. 

  She strongly opposes housing development neighbouring existing 
commercial operations. 

104/2  

    

 
105. Andy Erskine 

 
Oppose 

  

  The submitter has been involved with the Speedway for 12 years and 
has been involved with promotions and general management of the Club. 

105/1 Decline Plan Change 13. 
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  The Speedway is a volunteer run, not for profit, organisation which 
provides family entertainment for the Central Otago community. 

105/2  

  The Speedway also brings thousands of visitors to Cromwell and 
surrounding areas during the summer months. 

105/3  

  The Speedway also puts a lot of effort into local youth by providing them 
a facility where they can learn to drive and enhance their skills in a safe 
and controlled environment. 

105/4  

  Generally the Speedway brings so much to the local community for all to 
enjoy. 

105/5  

  Plan Change 13 will without a doubt jeopardise activity at the Speedway 
therefore the local community could be in jeopardy of losing such a 
community asset. 

105/6  

    

 

106. Cecil Russell Erskine 
 

Oppose 
  

  The submitter has been racing at the Speedway for 20 years.  His son 
and two of his grandchildren race too.  The submitter is concerned about 
the constraints that will be put on the Speedway if the new housing 
development goes ahead on Sandflat Road. 

106/1 Decline Plan Change 13. 

  The Speedway has brought a lot of financial gain to the Cromwell 
community, enjoyment to competitors and spectators. 

106/2  

    

 
107. Elizabeth Mary Annie 

Erskine 

 
 
Oppose 

  

  The submitter’s husband, son and two grandchildren race at the 
Speedway. 

107/1 Decline Plan Change 13. 

  The submitter is concerned about the constraints that will be put on the 
Speedway if the new housing development goes ahead on Sandflat 
Road. 

107/2  

  The Speedway has been an asset to the Cromwell community, to 
competitors and spectators. 

107/3  

    

 
108. Bradley Evans 

 
Oppose 

  

  The submitter has been involved with the Speedway for 10 years and is 
concerned at the potential operational constraints that could exist if a 
new housing development was to proceed next door.   

108/1 Decline Plan Change 13. 
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  The Speedway has brought a large amount of financial gain, enjoyment 
to competitors, spectators and to the Cromwell community. 

108/2  

    

 
109. Jessica Evans 

 
Oppose 

  

  The submitter has been involved with the Speedway for 5 years and is 
concerned at the potential operational constraints that could exist if a 
new housing development was to proceed next door.   

109/1 Decline Plan Change 13. 

  The Speedway has brought a large amount of financial gain, enjoyment 
to competitors, spectators and to the Cromwell community. 

109/2  

    

 
110. Joanne Evans 

 
Oppose 

  

  The submitter has been involved with the Speedway for 5 years and is 
concerned at the potential operational constraints that could exist if a 
new housing development was to proceed next door.   

110/1 Decline Plan Change 13. 

  The Speedway has brought a large amount of financial gain, enjoyment 
to competitors, spectators and to the Cromwell community. 

110/2  

    

 
111. Joshua Evans 

 
Oppose 

  

  The submitter has been involved with the Speedway for 10 years and is 
concerned at the potential operational constraints that could exist if a 
new housing development was to proceed next door.   

111/1 Decline Plan Change 13. 

  The Speedway has brought a large amount of financial gain, enjoyment 
to competitors, spectators and to the Cromwell community. 

111/2  

    

 
112. Mark Joseph Evans 

 
Oppose 

  

  Being involved with the Speedway the submitter is concerned at the 
potential operational constraints that could be enforced if a new housing 
development was to proceed next to the Speedway. 

112/1 Decline Plan Change 13. 

    

 
113. Stuart Evans 

 
Oppose 

  

  The submitter has been involved with the Speedway for 10 years and is 
concerned at the potential operational constraints that could exist if a 
new housing development was to proceed next door.   

113/1 Decline Plan Change 13. 
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  The Speedway has brought a large amount of financial gain, enjoyment 
to competitors, spectators and to the Cromwell community. 

113/2  

    

 
114. Arthur Fell 

 
Oppose 

  

  The submitter does not support this development because he is very 
concerned that once built, the next step would be to get rid of Highlands 
and Speedway because of the noise. 

114/1 Decline Plan Change 13. 

  These places were here first and are a huge part of the Cromwell 
community. 

114/2  

    

 
115. Diane Mae Ferris 

 
Oppose 

  

  Use of rural land for housing when there is significant land available for 
housing closer to the centre. 

115/1 Decline Plan Change 13 
until the Council has made 
its own decision about the 
future growth for Cromwell 
under the 30 year plan. 

  Small sections – no backyard for families to play in (a strength of rural 
towns). 

115/2 

  Students living there not eligible for bus to town schools. 115/3 

  Oppose the zone change when the Council is collaborating with 
professionals and local interest groups over the 30 year plan. 

115/4  

  Council should feel that they are making the decisions for Cromwell and 
not being bullied by developers. 

115/5  

  If Council decides to rezone then minimum section size needs to be at 
least 300m2. 

115/6  

    

 
116. Feyberg Industries t/a 

Murdoch Weldrite 

 
 
Oppose 

  

  The land in question should not be rezoned or changed. 116/1 Decline Plan Change 13. 

  Putting a subdivision next to orchards and vineyards is just wrong.  
Sprays and noise issues. 

116/2  

  There has been a lot of investment in close proximity with Highlands, 
Speedway and also wind machines in the vineyards and orchards. 

116/3  

  There is plenty of room left around Cromwell to be used as residential 
before allowing a complete new town to be built in that area. 

116/4  
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117. Karl Reinier Feyen 

 
Oppose 

  

  That the land should not be zoned to residential or rezoned. 117/1 Decline Plan Change 13. 

  There has been a lot of investment in that area Highlands, Speedway, 
orchards that have contributed so much to Cromwell.  They would be 
adversely affected and probably have to close down. 

117/2  

  The change should be dismissed as bad planning for the community of 
Cromwell. 

117/3  

    

 
118. Michelle Jacqueline 

Feyen 

 
 
Oppose 

  

  The specific provisions of the proposal that the submission relates to 
area 20.3.10, 20.4.11, 20.7.3(vi) and 20.7.7(viii). 

118/1 Decline Plan Change 13. 

  The high growth scenario for Cromwell stated is incorrect.  The proposal 
states it will grow by 5000 and 8600 by 2030.  However the high 
projection for the population (not growth) for 2028 is 6100, and for 2033 
is 6800, as stated in Stats NZ data. 

118/2  

  Re 20.3.10 – Ensuring Compatibility : there is already an existing 
Motorsport Park and Speedway facilities in the nearby vicinity.  These 
activities are not compatible with residential areas, and never will be. 

118/3  

  Re 20.4.11 – Policy 20.4.11C – Reverse Sensitivity Effects. No proposal 
is stated of how this policy would be implemented. 

118/4  

  Re 20.7.3(vi) – Matters over which Discretion is Restricted : Noise – it is 
not sufficient to state that any noise matter that is raised will be dealt with 
using Council discretion.  It is known that this is a high noise area so 
specific provisions would need to be stated.  Council discretion is not 
acceptable in this situation. 

118/5  

  Re 20.7.7(viii) – Reverse Sensitivity – Motorsport Activity – Covenant – 
the submitter does not believe that this is enough information for the 
development to proceed.  It is not stated how long this covenant would 
apply, and no guarantee that this would remain in place in future and 
prevent future complaints from residents due to noise created by 
activities from either the Motorsport Park or the Speedway. 

118/6  

  There is an existing Motorsport Park in the immediate vicinity that has 
invested millions of dollars in the local economy, attracts visitors to 
Cromwell and therefore also contributes back to the local economy.  To 

118/7  
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approve this plan is to put the Motorsport Park in jeopardy as seen at 
Western Springs. 

  It is not stated how long the no complaint covenant would be in place, nor 
the provisions of the covenant.  If this covenant were to lapse after say, 5 
years, the submitter envisages that the Motorsport Park would begin to 
receive complaints immediately, and inevitably be stopped from 
functioning.  This would be a huge loss to the Cromwell area. 

118/8  

  There will be education and retirement facilities in the development; and 
people of younger and elderly ages will be more sensitive to allow noise 
in the area. 

118/9  

  The submitter questions the economic viability of the subdivision.  She 
finds it unlikely that people would buy in this residential area knowing 
there is a Motorsport Park next door, and that they are unable to 
complain about the noise, assuming some form of covenant is in place. 

118/10  

    

 
119. Ross James Flynn 

 
Oppose 

  

  The submitter objects to another subdivision being developed along the 
main road and Sandflat Road. 

119/1 Decline Plan Change 13. 

  What concerns the submitter is the effect it will have on Highlands and 
the Speedway.  We have seen it all happen before people build around 
these operations then moan and moan until these operations have 
restrictions put on them.  The submitter does not want that. 

119/2  

    

 
120. Jolanda Foale 

 
Oppose 

  

  Against the mixing of dense residential subdivisions amongst orchards 
and motorsport businesses (Highlands & Speedway) and thus 
fragmenting town. 

120/1 Decline Plan Change 13. 

  The reverse sensitivity will negatively impact existing businesses and the 
airfield that contribute hugely to the local economy on a variety of fronts 
(employment, tourism, hospitality etc). 

120/2  

  It is not the type of housing development we want to promote at 
Cromwell – it will become a slum in no time by attracting the wrong type 
of people to the area. 

120/3  

  There are better uses for the land which will protect the surrounding 
businesses and landscapes. 

120/4  
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121. Richard Foale 

 
Oppose 

  

  The density of the proposed residential subdivision will inevitably lead to 
reverse sensitivity to the adjoining Motorsport Park, Speedway, orchards 
and airfield and put these facilities in jeopardy. 

121/1 Decline Plan Change 13. 

  This type of dense development will also end up being a future housing 
shemozzle we don’t need or want in Cromwell. 

121/2  

  There is more suitable use of the land without creating extensive reverse 
negativity directed at existing neighbouring businesses. 

121/3  

    

 
122. Richard Andrew Ford 

 
Oppose 

  

 Proposed RTA Rules 

 Rule 20.7.1ii(b) – a height of 4.5m as a basis to form the recession plane 
is inappropriate in availing solar access to neighbouring properties and to 
the outlook spaces and living areas within each site.  The height to 
boundary rule is too lenient particularly when combined with a 1m 
setback from boundaries in Rule 20.7.1ii(d). 

122/1 Decline Plan Change 13. 

  Rule 20.7.1ii(e) and (f) – while the requirement for both Outdoor Spaces 
and Outdoor Living is a positive measure it also creates a restrictive 
design environment for potential purchasers which creates barriers for 
housing affordability, which is stated as one of the fundamental drivers of 
Plan Change 13 and subsequent development. 

122/2  

  Rules 20.7.1ii(j), 20.7.3ii(e), 20.7.3iii(b) and 20.7.3iv(g) – there is not 
enough carparking being provided within the development. This is a 
function of how people utilise the garage and likely have two working 
parents in today’s society.  This view was commonly held and agreed at 
the recent Cromwell Masterplanning session with local developers and 
invited industry professionals.  The café/community facilities rules seem 
to be asking for an overcrowded carparking situation in the 
Neighbourhood Centre Overlay. 

122/3  

  Rule 20.7.3ii(a) – a 9 metre building height restriction suggests that two 
storey dwellings are likely to be required in the Retirement Centre 
Overlay which will mean stairs to negotiate for older people.  Perhaps a 
single storey restriction would be most appropriate which would in a 
worst case scenario ensure that emergency services will be able to 
manoeuvre around the house in a medical event. 

122/4  
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  Rule 20.7.2iii(b) – the Neighbourhood Centre Overlay has a maximum 
height of 12m and no height to boundary restrictions.  This appears to  
ignore solar access within each cluster and additionally provides the 
opportunity for 3+ floors which in context of the surrounding environment 
is inappropriate. 

122/5  

  Rule 20.7.3viii(d) – there should be a maximum section size provided for 
within the Retirement Centre Overlay.  This raises the bar for any future 
subdivision and makes it extremely unlikely.  Future subdivision of the 
Retirement Centre Overlay should be avoided as it would be on an ad 
hoc basis and above all would create an extremely incompatible 
operation to retirement activities during the construction period.  
Restrictive covenants should also be applied to sections large enough to 
be subsequently subdivided when considering the 400m2 to 1000m2 lots. 

122/6  

  Rule 20.7.3viii(f) – the application of a buffer area is a great measure but 
the submitter disagrees with it being evergreen and consistent 
throughout the development.  The buffer could be broken into landscape 
areas on site or divided between individual properties or development 
clusters.  The buffer could easily consist of a 2 metre high bund with 
planting on top of smaller planting to achieve the same end result. 

122/7  

 Structure & Movement Plan Layouts 

 The connectivity of the open space denoted on the structure plan is 
lacking.  Although the roads and footpaths will allow the ability to link 
open space areas, this will create isolated pockets of open space that are 
essentially redundant for all but those owners of adjoining properties.  
There is opportunity to better utilise the buffer zone around the site to 
allow further separation of traffic and recreational users of the greenway.  
This is particularly relevant when the Education Centre Overlay is 
considered. 

122/8  

  The Structure Plan shows the Neighbourhood Centre Overlay on the 
higher terrace.  This would be better placed on the lower terrace for the 
reasons stated in the submission. 

122/9  

  The submitter takes exception to the Movement Plan showing multiple 
entrances onto Sandflat Road.  Roads B and C with direct access will 
increase vehicle trips by residents using the road as a through road or 
shortcut to other parts of the development. 

122/10  

 Engineering Design 

 Sandflat Road will require upgraded for its entirety.  There are a number 

122/11  
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of options for travel from the development to the existing town centre of 
Cromwell and employment options across the District.  This means that 
connectivity to Bannockburn and the surrounding vineyards and orchards 
for employment is also important.  

  There needs to be a grey water reticulation system integrated into the 
development designed for open space and road berm irrigation purposes 
and for private users to water lawns and gardens with. 

122/12  

  The existing masonry work alongside the state highway does not appear 
to be setback far enough from the carriageway for safety of road users in 
the event of a crash.  Vegetation within the road side buffer needs to be 
frangible, so the masonry should also meet similar requirements rather 
than bringing vehicles to an abrupt stop. 

122/13  

 Reverse Sensitivity 

 Reverse sensitivity should be considered one of the most important 
issues that could affect this proposed plan change and subsequent 
development. 

122/14  

  Highlands is an internationally significant feature for Central Otago and 
alongside the development of the wine industry represents one of the 
major catalysts driving development in Cromwell and the surrounds 
which needs respected with appropriate reverse sensitivity measures.  
The surrounding orchards are also in exactly the same predicament 
particularly neighbouring stone fruit production which is another defining 
characteristic of the Cromwell basin. 

122/15  

  The Speedway is also an existing use that means a significant amount to 
the town of Cromwell and makes up a large part of the community fabric.  
It also draws people from all around New Zealand for various events.  In 
light of recent issues at Western Springs this is particularly pertinent to 
consider. 

122/16  

  While the proposed restrictive covenants go some way to providing 
appropriate protection for the surrounding existing land uses there is 
some shortfall when succession of those surrounding land uses is 
considered.  It is not beyond belief that the existing resource consent 
might be subject to change at some point in the future which may 
become extremely difficult to achieve with up to 900 additional owners 
who may not be fully aware in 50-100 years’ time of the protections in 
place and why they were imposed. 

  

122/17  
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 Assessment of Environmental Effects 

 Landscape effects on the surrounding areas are more than minor 
particularly the Bannockburn Sluicings and tracks on the Cairnmuir 
Mountains and Carrick Range.  Sandflat Road is currently a delineation 
between Cromwell and the rural surrounds and a potential 900 dwelling 
development would have a detrimental effect on the existing landscape 
from publicly accessible vantage points. 

122/18  

  The effect of light pollution on the surrounding environment has also not 
been addressed in the AEE.  With the site visible from many parts of 
Bannockburn and the surrounding roads which are still within the rural 
surrounds of Cromwell, the light spill caused by the development will 
have a detrimental effect on the night sky and the surrounding rural 
character during the hours of darkness.  Strict requirements need to be 
applied to any developments on the rural fringe across the entire Central 
Otago region. 

122/19  

  With up to 900 more dwellings in the location there is an inevitably going 
to be significantly more users of the Kawarau River Track.  This is an 
excellent track which currently meanders through a number of historic 
features.  More users would likely result in requests for improvements of 
the track which will require significant construction through historic 
features.  This is also an active mining area and creates health and 
safety and potential reverse sensitivity issues. 

122/20  

 Further Comments 

 The discussion of the most appropriate land use needs to be addressed.  
In terms of the most productive use of land horticulture would be best 
suited to the site given its proximity to existing orchards.  Should soils or 
availability of water for irrigation mean that this is not appropriate then the 
second consideration should be given to industrial zoning of the land. 

122/21  

  All of the key drivers that make sprawl necessary for residential 
development also affect industrial users of land particularly when being 
hemmed in on both sides by residential activity as would occur with 
approval of this plan change.  This block of land would be a strategic 
advantage for Cromwell to continue to develop in industrial opportunities 
allowing further local employment and reducing vehicle trips of workers 
to/from Queenstown. 

122/22  

  There is also far less issues in terms of reverse sensitivity for industrial 
land in this area.  Both surrounding land uses and future industrial land 

122/23  



Summary of Submissions : Plan Change 13                   P a g e  54 
  

use would gain benefit from their proximity. 
  Long term this would also allow existing industrial land to transition to 

residential land where appropriate under NES investigations and prevent 
Cromwell becoming a disjointed series of town centres. 

122/24  

  The existing rural zone for the parcel of land should be maintained.  
During the next iteration of the District Plan Review there should be 
consultation on the suitability of this land, and other land around the 
District, for appropriateness for horticultural/viticultural use and 
establishing which areas are indeed significant for continued use in this 
manner.  There should also be consultation around the future area of 
industrial land use in Cromwell. 

122/25  

    

 
123. 45 South Group of 

Companies (45 South 
Cherry Orchards Ltd & 
45 South Management 
Ltd) 

 
Oppose 

  

 The submitter owns and operates orchards that have frontages to State 
Highway 6, Ripponvale Road and Ord Road.  The orchards have been 
planted since 1994; and the pack house on State Highway 6 was 
established in 1984. 

123/1 Decline Plan Change 13. 

  In 2017/18 the submitter produced 470 tonnes of fruit with a value of over 
$5.5 million; it is New Zealand’s largest cherry exporter.  It has 40 full 
time staff and employs 400 seasonal workers. 

123/2  

  Orchards are noisy activities.  Sources of noise include the operation of 
machinery, bird scaring, frost fighting and helicopters.  The noise 
generated by the operation of orchards is incompatible with the activities 
proposed for the Plan Change 13 site.   

123/3  

  There are other noisy activities which will impact the Plan Change 13 
site.  Other noise sources include roads, the Speedway and Highlands. 

123/4  

  Noise will lead to reverse sensitivity issues for existing lawfully activities.  
Owners and occupiers of adjacent land cannot and should not be 
expected to cease or modify noise-generating activities or otherwise 
curtail their operations to avoid or mitigate noise effects from noise on the 
Plan Change 13 site.  The rezoning of land will expose people to an 
unacceptable level of noise. 

123/5  

  Expectations of residential amenity cannot be met at the site.  Conflict of 
residential (including retirement living) and educational use with adjoining 
lawful facilities is inevitable if Plan Change 13 is adopted. 

123/6  

  “No complaints” covenants are misconceived.  They do not take away the 123/7  
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noise.  They do not change people’s expectations of residential 
amenities.  They do not affect people’s sensitivity to noise.  They do not 
stop complaints.  They do not stop regulatory responses.  They are 
expensive and in practice difficult, if not impossible, to enforce.  They 
unreasonably place the burden of enforcement on the “beneficiary” of the 
covenant.  They are not an effective planning tool.  

  Orchards using agrichemicals. The use of agrichemicals in proximity to 
residential activities gives rise to further reverse sensitivity issues in 
relation, in particular, to odour and toxicity.  These issues will inevitably 
lead to conflict between residents and existing lawful activities. 

123/8  

  Prunings and trees that have been removed are burnt; and burning is 
desirable for biosecurity reasons.  Fires are another source of land use 
conflict. 

123/9  

  There is insufficient evidence provided to support the development of an 
area for education purposes.  

123/10  

  Approval of Plan Change 13 will lead to a significant increase in traffic 
volumes on State Highway 6 and other parts of the roading network.  
This effect cannot be adequately avoided, remedied or mitigated by the 
developer, or by future landowners.  Increased traffic will make the State 
Highway 6/Ord Road intersection more dangerous. 

123/11  

  The Traffic Assessment supporting PC 13 considers that traffic will likely 
use State Highway 6 to travel to and from Cromwell.  The high speed 
environment of State Highway 6 and the increasing delays as the PC 13 
site becomes more fully developed will lead to more traffic using Sandflat 
Road/Pearson Road/Bannockburn Road to travel to and from Cromwell.  
The Transport Assessment recommends upgrading part of Sandflat 
Road only.   

123/12  

  No assessment of the current suitability of the southern part of Sandflat 
Road and the other rural roads which serve as alternative routes to 
Cromwell have been provided. 

123/13  

  Part of Sandflat Road is not sealed so the effects of increased traffic on 
this part of the road network could be significant. 

123/14  

  The Transport Assessment contends that pedestrian and cycle 
connections to Cromwell are unnecessary due to distance.  The proposal 
aims to include a portion of affordable housing and will continue to rely 
on the amenities and commercial services provided in the Cromwell 
Town Centre.  On that basis, safe pedestrian and cycle routes are 

123/15  
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essential. 
  If the Plan Change 13 site is not close enough to the Cromwell Town 

Centre to warrant pedestrian and cycle infrastructure, it is not a suitable 
location for urban development, and affordable housing. 

123/16  

  State Highway 6 is unsuitable for pedestrian and cyclist travel to and 
from Cromwell. 

123/17  

  Part of the Plan Change 13 site is suitable for horticultural activities.  
Adoption of Plan Change 13 will remove its productive potential. 

123/18  

  The proposed objective, policy and rule framework are deficient.  By way 
of example Policy 20.4.11 (Reverse Sensitivity) is not strong enough to 
prevent adverse effects on existing lawfully established activities; and 
Rule 20.7.3(viii)(f) requires a 2 metre wide vegetation buffer for sites on 
the boundaries of the Plan Change 13 site which appears to be in 
response to the NZ Standard for the Management of Agrichemicals.  It 
appears that these requirements relate to shelterbelts.  There is no 
certainty that a 2 metre high vegetation buffer is capable of providing the 
shelter envisaged by the Standard. 

123/19  

  The NPSUDC promotes integrated urban environments.  The documents 
supporting PC 13 only focus on the urban environment being created 
within the plan change area, and not the wider environmental context. 

123/20  

  The site is unsuitable for residential use and will not provide for the 
wellbeing of its residents. 

123/21  

  Plan Change 13 relies on the amenities and services of the Cromwell 
township but the site is a significant distance from the town centre, and 
no attempt has been made to provide for connections back to the 
Cromwell township, except by private vehicle using State Highway 6. 

123/22  

  The NPSUDC requires decision makers to consider the effects of urban 
development at the local, district, regional and greater scale.  Both the 
horticultural industry and Highlands have a significant economic benefit 
to the Cromwell area and beyond.  This proposal has the potential to 
severely compromise the viability of these lawfully established activities 
and reduce their social and economic contribution to the community. 

123/23  

  Plan Change 13 is not required or justified by the NPSUDC. 123/24  

  PC 13 is contrary to the purpose and principles of the RMA. 123/25  

  PC 13 is contrary to and does not give effect to the Operative Regional 
Policy Statement, in particular 5.4.1, 5.4.2, 5.5.2, 5.5.3, 5.5.4, 9.4.1, 
9.5.2, 9.5.3, 9.5.4 and 9.5.5. 

123/26  
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  PC 13 is contrary to and does not have regard to the Proposed Regional 
Policy Statement, in particular Chapter 1, Objective 3.1, Policy 3.1.7, 
Objective 4.3, Objective 4.5, Policies 4.5.1 to 4.5.3, Objective 5.3 and 
Policy 5.3.1. 

123/27  

  PC 13 is contrary to the objectives and policies of the Central Otago 
District Plan, in particular Objectives 4.3.1 and 4.3.7, Policies 4.4.3, 
4.4.6, 4.4.8, 4.4.9 and 4.4.10, Objectives 6.3.1, 6.3.2, 6.3.3, 6.3.4 and 
6.3.6, Policies 6.4.1, 6.4.2 and 6.4.4, Objectives 7.1.1 and 7.1.2, Policy 
7.2.1, Objectives 13.3.1, 13.3.2 and 13.3.5, Policy 13.4.2, Objectives 
16.3.1, 16.3.2, 16.3.4 and 16.3.5 and Policies 16.4.1, 16.4.3 and 16.4.7. 

123/28  

  Spot rezoning of the kind contemplated by PC 13 is undesirable and 
inappropriate.  Expansion of Cromwell should take place in a rationale, 
orderly and comprehensive manner.  The Masterplan process is to inform 
the systematic and orderly development of the township.  That process 
and related initiatives should not be pre-empted by the adoption of PC 
13. 

123/29  

  Any expansion of the township should be carried out in a careful, 
strategic and co-ordinated manner.  PC 13 does not represent a careful, 
strategic or co-ordinated extension of the township.   

123/30  

  The proposed development is disconnected from the Cromwell Town 
Centre and does not represent a logical extension of the township. 

123/31  

  The PC 13 site does not readily connect with or integrate into the existing 
urban area of Cromwell. 

123/32  

  PC 13 is an unjustified and ad hoc urban encroachment into the Rural 
Resource Area. 

123/33  

  The PC 13 site is inappropriate for the proposed form, density and type 
of land development and use. 

123/34  

  There is current sufficient land available for residential purposes in 
Cromwell without adopting PC 13. 

123/35  

    

 

124. Charlae Cherie Foster 
 

Oppose 
  

  The submitter totally disagrees with the whole plan change.  Should be 
kept rural. 

124/1 Decline Plan Change 13.  
Keep it Rural. 

  Scrap proposal totally, the submitter sees no advantages for Cromwell as 
a town to benefit.  It destroys our rural aspect also our children’s future 
prospects and grandchildren’s. 

124/2  
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125. Brent Andrew Fraser 

 
Oppose 

  

  The specific provision of the proposal that the submission relates to are 
noise complaints. 

125/1 Decline Plan Change 13. 

  Building dwellings next to the Speedway and Highlands being facilities 
that are established is only going to cause issues in future. 

125/2  

    

 
126. Freshmax NZ Limited 

 
Oppose 

  

  The submitter buys fruit for the export market from selected growers 
within NZ.  This includes fruit grown on land adjoining the proposed plan 
change. 

126/1 Decline Plan Change 13. 

  Horticulture activities involve long hours, many workers, loud noise and 
sometimes agrichemical sprays.  These are acceptable within the rural 
environment and the plan provides for them. 

126/2  

  The land adjoining the plan change produces in excess of 7% of the NZ 
cherry export crop along with some for the NZ market and other varieties 
of fruit for both local and export markets.  Horticulture is a significant 
employer of staff in the local market. 

126/3  

  The submitter has serious concerns with the proposed plan change 
eroding the ability for growers to continue their lawful horticulture 
activities at this location.  This location represents a special mix of local 
soil conditions, suitable microclimate and local district rules that are 
present on only a very small amount of land within the District and cannot 
be replaced by alternative land.   

126/4  

  There is an inherent incompatibility between horticultural activities and 
residential activities. 

126/5  

  There is inadequate recognition within the plan change documents about 
the effect of horticulture and other rural activities on the receiving 
environment.  Significant areas of the Plan Change 13 land will be 
subject to horticultural sprays and to noise levels above those generally 
accepted to be appropriate for residential activity on a day and night 
basis.  All of the land will be exposed to high noise levels when frost 
fighting and harvesting is occurring on the site. 

126/6  

  Plan Change 13 fails to protect the existing rural activities being 
undertaken on surrounding horticultural land from reverse sensitivity 
effects. 

126/7  
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  The Plan Change 13 site is surrounded by non-residential noise sources 
(Highlands, Speedway, orchards and state highway).  Many residents will 
be subjected to noise from multiple sources throughout the day and 
night.  This will result in poorer residential amenity.  Horticultural activities 
in this area utilise wind machines which can be in operation from mid to 
late August until January.  There are no normal operating hours for these 
machines.  Helicopters are also used at different times during the season 
to assist with frost fighting and to remove excess water, and bird control 
activities are undertaken.  Other orchard machinery is also operated on 
the site all year round.  Harvesting can generate significant noise also. 

126/8  

  It is inevitable that residents will seek to limit their exposure to these 
effects by trying to reduce the noise generating activities of adjoining land 
through controls on land use activities. 

126/9  

  Horticultural spraying is subject to strict operating guidelines which have 
specific setback from residential land and neighbour notification 
requirements.  Spraying regulations have the potential to get stricter, 
which could increase the setback distances required from residential 
activities.  If residential is established on the Plan Change 13 site this 
may limit grower’s ability to spray their trees and effect their ability to 
produce quality fruit for the export of local markets. 

126/10  

  There is also inadequate recognition of the value of the shelterbelts 
planted as windbreaks near the boundaries of the existing horticultural 
properties.  These shelterbelts are an important tool to manage airflow 
into the orchard and may cause significant shading to adjoining land. 

126/11  

  The only mechanics promoted in Plan Change 13 is a no complaints 
covenant.  This is wholly inadequate and transfers responsibility for 
managing reverse sensitivity effects to the surrounding rural land uses 
and Council.  Evidence from other locations demonstrates that no 
complaints covenants are not overly effective particularly as time passes 
and the original developer moves on. 

126/12  

  Horticulture is a significant contributor to the Cromwell and Central Otago 
District economy.  Development of high density residential activity in such 
close proximity is entirely incompatible with horticultural activities, other 
surrounding rural activities and existing consented activities occurring in 
the surrounding environs.  There are other more appropriate locations for 
the type of development proposed to be located, which would have less 
effects on surrounding landowners. 

126/13  
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  There is no consideration given to the security of the adjoining tree crops 
from residential activities increasing the number of people in the 
environs.  Theft of the very valuable crops from established fruit trees is a 
real concern.  With any increase in numbers of people within the vicinity 
of the crop, the risk of fruit theft increases.  

126/14  

    

 
127. Geoffrey John Friend 

 
Oppose 

  

  Locating this type of high density residential activity in close proximity to 
the Speedway, Highlands and the orchards is very poor resource 
management and an entirely inappropriate use of the land.  The existing 
activities are not compatible with high density residential. 

127/1 Decline Plan Change 13. 

  Residents will be subjected to noise during the day and night from the 
Speedway, Highlands, State Highway 6 and the orchards.  It will be an 
unpleasant place to live and people will be unhappy.  Unhappy 
neighbours effect business. 

127/2  

  The proposed zone has included almost no controls to protect the 
Speedway, Highlands and other existing activities. 

127/3  

  There are far more appropriate areas to develop for residential purposes.  
The proposed site will be more appropriate for industrial or commercial 
development. 

127/4  

  Cromwell is currently under a District Plan Review and the Council is 
developing a Masterplan for Cromwell – a process the submitter is 
supportive of.  The reality is though that should this plan change be 
successful the Speedway is in jeopardy.  Precedent shows that any 
motorsport facility that has residential built around it suffers.  Rules are 
changed and innovation and investment suffers with ultimate decline and 
closures.  Western Springs’ announced closure today is a prime example 
of this. 

127/5  

  The Speedway has been in operation for longer than the submitter can 
remember and he strongly believes that combined with Highlands, they 
have made a huge contribution toward making Cromwell motorsport 
central. 

127/6  

  The submitter and his wife owned a café in Cromwell and relied heavily 
on the patronage from the Speedway, which they supported whole 
heartedly.  They are sure many businesses in Cromwell could say the 
same. 

127/7  
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  The considerable investment that the Speedway and Highlands has 
made to the area is in the submitter’s opinion an asset worth protecting. 

127/8  

  It is the submitters strong opinion that protection controls need to be 
placed around existing businesses ie. the Speedway, Highlands and the 
orchards – new subdivisions should strengthen the town structure, not be 
a money grabbing exercise. 

127/9  

    

 
128. Christine Margaret 

Galbraith 

 
 
Oppose 

  

  No consent should be given for residential activity in this area.  It would 
not make sense on many levels and would negatively affect existing 
businesses and activities already consented and in place and would 
detract further from the already fractured town centre. 

128/1 Decline Plan Change 13. 

  This area should be set aside for any future industrial or recreational 
activities. 

128/2  

  Every effort should be made to protect those in that area who financially 
enhance our town. 

128/3  

    

 
129. Kenneth Stuart Galbraith 

 
Oppose 

  

  Both Highlands and the Speedway bring cash flow into Cromwell.  When 
Highlands was being built it saved a lot of business from going under 
because of the recession (worldwide).  Cromwell has a 1st class visitor 
attraction with Highlands and Speedway and will be nothing without 
them. 

129/1 Decline Plan Change 13. 

  Restrictions on both these places would not make it viable to stay open 
or invest more cashflow (ie. $40 million) to be spent on golf course: local 
contractors also miss out on this. 

129/2  

  Fragmenting Cromwell resubdivisions, retail, schools etc. 129/3  

    

 
130. Adam Gent 

 
Oppose 

  

 LATE – RECEIVED 21 
JUNE 2018 

 The submitter has been involved with the Speedway for almost 30 years 
and is concerned at the potential operational constraints that could exist 
if a new housing development was to proceed next door. 

130/1 Decline Plan Change 13. 

  The Speedway has brought a large amount of financial gain. 130/2  
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131. Simon John Douglas 

Giles 

 
 
Oppose 

  

  Highlands is a world class facility.  As an apartment owner in the complex 
the submitter regularly brings guests and friends to the Cromwell area to 
enjoy the facility and spend money in the local area. 

131/1 Decline Plan Change 13. 

  Since opening in 2013 Highlands has gained an excellent reputation 
throughout the motorsport and wider community. 

131/2  

  A residential development nearby is not an appropriate use of the land.  
Commercial light industrial would be appropriate. 

131/3  

  The continued success of Highlands is important to the economy of the 
Cromwell and should not be subjected to residential noise limits which 
would be imposed if a residential development were to go ahead. 

131/4  

  Highlands continues to grow in reputation.  Its success is closely linked to 
the advancement of the whole community with economic and lifestyle 
opportunities for the majority of the population. 

131/5  

  The loss of Highlands would be a very sad and negative eventual 
outcome of close residential development. 

131/6  

    

 
132. Sam G Graham 

 
Oppose 

  

   The submitter is a regular visitor, a track user and competitor at 
Highlands. 

132/1 Decline Plan Change 13. 

  Highlands contributes to Central Otago through motorsport track 
resource, spectator’s facility, economic spin-off along with a varied 
amenity package.  The submitter would not like to see Highland’s future 
restricted, investment compromised by residential development in close 
proximity. 

132/2  

    

 
133. Liam Connor Grant 

 
Oppose 

  

  Highlands is good for Cromwell and the Cromwell community as it brings 
tourists into the community, it also brings money in and creates jobs for 
people of the community. 

133/1 Decline Plan Change 13. 
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134. Stephen Paul Gray Oppose 
 LATE – RECEIVED 25 

JUNE 2018 
 The submitter cannot see how it would be a nice place to live ie. next 

door to a speedway, motor racing circuit and an orchard. 

134/1 Decline Plan Change 13. 

  There will be large opposition to current activities if this goes ahead.  The 
community would suffer if any of the current activities were to shut down 
– even the airport would be a target as this area is a flight path. 

134/2  

    

 
135. Stephen Green 

 
Oppose 

  

  The submitter opposes building a new subdivision opposite to iconic 
Cromwell tourist attractions. 

135/1 Decline Plan Change 13. 

  The Speedway and Highlands are a valuable asset to the Cromwell 
community and need protection from future developments on the 
surrounding land. 

135/2  

    

 
136. Kerri Lynne Gregory 

 
Oppose 

  

  Highlands is hugely beneficial to Cromwell and surrounding areas, also 
very supportive of the Cromwell community. 

136/1 Decline Plan Change 13. 

  Any threat of constraint on the future operations of Highlands would be 
very detrimental to everyone and there are many more options for this 
housing to go elsewhere. 

136/2  

    

 
137. John Patrick Hancock 

 
Oppose 

  

  As a local business owner and member of Highlands along with an 
apartment owner at Highlands the submitter would not want to see the 
operation constrained. 

137/1 Decline Plan Change 13. 

  Since Tony Quinn’s investment Cromwell has had a huge economic 
boom that has got Cromwell on the map. Without Highlands we would 
not have grown our company. 

137/2  

  Highlands investment to the community should not be constrained, this 
would be devastating for the community. 

137/3  

    

 
138. Kylie Harrington 

 
Oppose 

  

  The submitter opposes rezoning the land – this area needs to retain rural 
or industrial zoning. 

138/1 Decline Plan Change 13. 
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  Changing to Residential is unsupported due to existing motorsport 
activities. 

138/2  

    

 
139. Steve Hartendorf 

 
Oppose 

  

  Highlands is a valuable asset to Cromwell and should not have its 
operation constrained in any way. 

139/1 Decline Plan Change 13. 

  A lot of time and money has been invested in Highlands and this needs 
to be recognised. 

139/2  

    

 
140. Simon Haslett 

 
Oppose 

  

  This is an entirely inappropriate use of the land.  The existing activities 
are successful and bring valuable income and value to the region and are 
not compatible with high density residential. 

140/1 Decline Plan Change 13. 

  The race track and associated activities are world class and should be 
encouraged to grow not be impacted or restrained by a poor resource 
management decision of this proposed nature. 

140/2  

    

 
141. Matthew Hawkins 

 
Oppose 

  

  Highlands has made Cromwell.  It is a professional entity that brings 
millions of dollars to the area and gives it a sense of being unlike a drab 
old town.  Cromwell will die if Highlands does. 

141/1 Decline Plan Change 13. 

    

 
142. Douglas John Hay 

 
Oppose 

  

  Changing the plan to Residential is not going to benefit the Cromwell 
community. 

142/1 Decline Plan Change 13. 

  With 860 planned sections noise would be an issue and the residents 
would complain about the noise from the Speedway, Highlands and the 
motor cross track. This could lead to operational constraints or closure of 
Cromwell’s Motorsport Park. 

142/2  

    

 
143. Margaret Joy Hay 

 
Oppose 

  

  The economic and community benefits since Highlands has been here is 
huge for Cromwell. 

143/1 Decline Plan Change 13. 
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  It has been proven that when housing is built next to venues such as this 
plus the Speedway and Motorcross there will be complaints re noise.  
The orchard that has been there for years will have complaints re bird 
guns and spraying. 

143/2  

  The proposed high density of the sections will lead to “flatting” situations 
therefore many vehicles parked outside one small home. 

143/3  

  Leave it as Rural – that is why Highlands was put there in the first place 
so why change it to Residential when there is still plenty more coming up 
in the township of Cromwell. 

143/4  

  The submitter is a business owner-accommodation and needs attractions 
and events such as Highlands and Speedway so she can earn her living. 

143/5  

    

 
144. Highlands Motorsport 

Park Limited (Highlands) 

 
Oppose 

  

 Highlands operates the Highlands Motorsport Park facility at the corner of 
Sandflat Road and State Highway 6 in Cromwell.  Highlands has been 
operating since 2013 and has evolved into a premium tourism and 
motorsport facility.  It currently operates pursuant to RM 150225 and 
offers a wide range of experiences as listed in the submission. 

144/1  Decline Plan Change 
13, or, 

 If not declined amend 
the Plan Change 13 
provisions as set out 
in Appendix 1 to the 
submission, and, 

 Any other 
consequential relief 
required to give effect 
to the relief sought in 
Appendix 1 
 

[See Appendix 1 to 
submission 144 for the 
detailed amendments 
promoted to Plan 
Change 13 as an 
alternative relief]. 

  Since opening in 2013 Highlands has gone from strength to strength.  In 
2017 turnover exceeded $6 million; and Highlands employs 30 local staff. 

144/2 

  The original Highlands resource consent (RM 070149) created some 
ambiguity about the types of activity and level of noise that Highland’s 
day to day activities could generate.  As a result there were numerous 
complaints and allegations that Highlands was operating in breach of the 
original resource consent conditions.  In 2015 Highlands applied for a 
new resource consent to reauthorise the activities and clarify the areas of 
ambiguity within the original consent.  Highlands conducted extensive 
public consultation to understand what aspects were causing surrounding 
residents concerns; and where possible Highlands made changes to 
address those concerns.  In the last 12 months Highlands received no 
complaints. 

144/3 

  Noise management is a significant aspect of the operations at Highlands.  
The start-up phase and reconsenting process has provided Highlands 
with a first hand understanding of the risks associated with the residential 
activity in close proximity to it.   

144/4 

  Locating high density residential activity and associated noise sensitive 144/5  
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activities in such close proximity to a motorsport park is extremely poor 
resource management and is an entirely inappropriate use of the Plan 
Change 13 land. 

  There is inherent incompatibility between motorsport facilities and high 
density residential activities.  A number of examples exist in New 
Zealand that demonstrate the incompatibility of motorsport and noise 
sensitive activities including at Ruapuna in Christchurch and the recently 
announced closure of Western Springs in Auckland. 

144/6  

  Plan Change 13 fails to protect Highlands from reverse sensitivity effects 
and as such PC 13 fails to avoid, remedy or mitigate the effects of this 
urban development on existing physical resources. 

144/7  

  There is inadequate recognition within the introduction, objectives and 
policies of PC 13 about the effect of Highlands and other activities on the 
receiving environment.  Significant areas of the PC 13 land will be 
subject to noise levels above those accepted to be appropriate for noise 
sensitive activities on a day to day basis; and this land will be exposed to 
high levels during the 16 Tier 2 days and during Speedway events. 

144/8  

  The PC 13 site is surrounded by non-residential noise sources 
(Highlands, Speedway, orchards, state highway) meaning residents will 
be subjected to noise from multiple sources and throughout the day and 
night.  This will result in poor residential amenity and is likely to ultimately 
have effects on the health of residents. 

144/9  

  Acoustic advice provided to Highlands concludes that a significant 
number of residents will be highly/significantly annoyed by levels of noise 
experienced within the site day to day.  Motorsport noise has a distinctive 
character which tends to polarise people.  Levels of irritation and 
annoyance increase with noise levels. 

144/10  

  With respect to Tier 2 and Speedway noise there are no methods that 
can be employed to sufficiently mitigate the effects of noise on the 
outdoor amenity of residents.  The noise levels they will be exposed to 
are simply too high for any mitigation methods to be effective. 

144/11  

  This will be exacerbated by the other noise generating activities around 
the site (such as orchard activities in the state highway), resulting in 
cumulative noise effects and significantly compromised residential 
amenities. 

144/12  

  Noise effects will also combine with other “inconveniences” associated 
with events at the Speedway and Highlands such as traffic management.  

144/13  



Summary of Submissions : Plan Change 13                   P a g e  67 
  

It is inevitable that residents will seek to limit their exposure to these 
effects by trying to reduce the level of activity at Highlands and other 
surrounding land uses. 

  PC 13 includes no building controls to manage effects of Highlands on 
residents or to ensure that internal noise environments avoid adverse 
health effects for residents. 

144/14  

  The only mechanism promoted by PC 13 is a no-complaints covenant.  
Highlands consider this to be wholly inadequate and transfers the 
responsibility for managing reverse sensitivity effects to Highlands and 
the Council.  No complaints covenants are not overly effective particularly 
as time passes and the original developer moves on. 

144/15  

  Highlands is a significant contributor to Cromwell and Central Otago 
District.  Development of high density residential activities and associated 
noise sensitive activities in such close proximity is entirely incompatible 
with Highlands, the Speedway and other surrounding rural land uses.  
There are more appropriate locations for the type of development 
proposed to be located. 

144/16  

    

 
145. Brent Morris Hill 

 
Oppose 

  

  The submitter is an active racing and supportive member of Highlands 
since 2013.  Highlands is not only a race track, it is a huge asset to the 
Cromwell area offering locals and tourists the opportunity to experience 
motorsports, hands on, and view NZ motor sporting history in a first class 
facility.  Highlands is so much more than just a race track. 

145/1 Decline Plan Change 13. 

  For Cromwell to lose this asset due to Residential development on its 
doorstep is devastating not only on the racing fraternity, but Central 
Otago as a whole.  Look at the impact of high density housing on 
Western Springs, closing a long established motorsport track. 

145/2  

  Racing at Highlands with the current operation constraints is just 
achievable and something all members are actively monitoring ie. noise.  
If these constraints were increased due to the proposed high density 
housing, the impact would be to make racing at Highlands unachievable 
and not only Highlands but the whole District would be the losers. 

145/3  

  We need to ensure the surrounding areas of Highlands and the 
Speedway is not zoned Residential to protect these existing established 
assets of our community. 

145/4  
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146. Greg & Ros Hinton 

 
Oppose 

  

  If approved the resulting scale and intensity of development would 
detract from the rural/rural residential amenity enjoyed by the submittters. 

146/1 Decline Plan Change 13. 

  There will be the loss of land available for horticultural production, which 
is consistent with the existing zoning of the PC 13 site. 

146/2  

  PC 13 represents undesirable and ad hoc expansion of the Cromwell 
township. 

146/3  

  Adoption of PC 13 pre-empts the comprehensive and logical approach to 
managing the development of Cromwell, promoted by the Council when it 
initiated the “Eye to the Future” Masterplan. 

146/4  

  The traffic assessment supporting PC 13 considers that traffic will likely 
use State Highway 6 to travel to and from Cromwell from the plan change 
site.  SH6 is unsuitable for pedestrian and cyclist travel to and from 
Cromwell; there will be increased congestion on SH6. 

146/5  

  There will be a significant increase in traffic volumes on Pearson Road, 
State Highway 6 and Bannockburn Road.  The high speed environment 
of State Highway 6 and the increasing delays as the PC 13 site becomes 
more fully developed will lead to more traffic using Sandflat 
Road/Pearson Road/Bannockburn Roads to travel to and from Cromwell.  
The transport assessment recommends upgrading part of Sandflat Road 
only. 

146/6  

  No assessment of the current state and suitability of the southern part of 
Sandflat Road and the other rural roads which serve as alternative routes 
to Cromwell have been provided.  Part of Sandflat Road is not sealed so 
the effects of increased traffic on this part of the road network could be 
significant. 

146/7  

  The PC 13 transport assessment contends that pedestrian and cycle 
connections to Cromwell are unnecessary due to distance.  The proposal 
aims to include a portion of affordable housing and will continue to rely 
on the amenities and commercial services provided in the Cromwell 
Town Centre.  On that basis safe pedestrian and cycle routes are 
essential. 

146/8  

  If the PC 13 site is not close enough to the Cromwell Town Centre to 
warrant pedestrian and cycle infrastructure, it is not a suitable location for 
urban development, and affordable housing. 

146/9  
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  The proposed objective, objective and rule framework are deficient.  By 
way of example only Policy 20.4.11 is to manage reverse sensitivity 
effects on nearby activities; this is not strong enough to prevent adverse 
effects on existing lawfully established activities.  The policy should be to 
avoid adverse effects of the gravity of those effects, particularly reverse 
sensitivity effects. 

146/10  

  Also Rule 20.7.3(viii)(f) requires a 2m width vegetation buffer for sites on 
the boundaries of the plan change site.  This appears to be a response to 
the NZ Standard for the Management of Agrichemicals.  The NZS relates 
to shelterbelts.  The rule requires a minimum height of planting of 2m, 
however there is no minimum height at maturity specified for the buffer.  
There is no certainty that a 2m high vegetation buffer is capable of 
providing the “shelter” envisaged in the NZS. 

146/11  

  The National Policy Statement for Urban Development Capacity seeks 
effective and efficient urban environments that enable people to provide 
for their social, economic, cultural and environmental wellbeing.  It 
promotes urban environments that are integrated with each other.  The 
PC 13 documents only focus on the urban environment being created 
within the plan change area, not the wider environmental context.   

146/12  

  The PC 13 site is unsuitable for residential use and will not provide for 
the wellbeing of its residents. 

146/13  

  PC 13 relies on the amenities and services of the Cromwell township, but 
the PC 13 site is a significant distance from the town centre, and no 
attempt has been made to provide for connections back to the Cromwell 
township, except by private vehicle using State Highway 6. 

146/14  

  The NPS also requires decision makers to consider the effects of urban 
development at the local, district, regional and greater scales.  Both the 
horticultural industry and Highlands have a significant economic benefit 
to the Cromwell area and beyond.  This proposal has the potential to 
severely compromise the viability of these lawfully established activities 
and reduce their social and economic contribution to the community. 

146/15  

  PC 13 is not required nor justified by the NPSUDC. 146/16  

  PC 13 is contrary to the purpose and principles of the Resource 
Management Act. 

146/17  

  PC 13 is contrary to and does not give effect to the Operative Regional 
Policy Statement and does not have regard to the Proposed Regional 
Policy Statement [specific objectives and policies cited in submission]. 

146/18  
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  PC 13 is contrary to the objectives and policies of the Central Otago 
District Plan [specific objectives and policies cited in submission]. 

146/19  

  Rezoning of the kind contemplated by PC 13 is undesirable and 
inappropriate.  Expansion of Cromwell should take place in a rational, 
orderly and comprehensive manner.  The Eye to the Future Masterplan is 
to inform the systematic and orderly development of the township; and 
that process and related initiatives should not be pre-empted by adoption 
of PC 13. 

146/20  

  PC 13 does not represent a careful, strategic or co-ordinated extension 
of the township. 

146/21  

  The proposed development is disconnected from the Cromwell Town 
Centre and does not represent a logical expansion of the township. 

146/22  

  The PC 13 does not readily connect with or integrate into the existing 
urban area of Cromwell. 

146/23  

  PC 13 is an unjustified and ad hoc urban encroachment into the Rural 
Resource Area. 

146/24  

  The PC 13 site is inappropriate for the proposed form, density and type 
of land development and use. 

146/25  

  There is currently sufficient land available for residential purposes in 
Cromwell without adopting PC 13. 

146/26  

    

 
147. Phillip James Horn 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
the change from “Rural Resource Area” to “Rural Terrace Resource 
Area” and the impact on nearby amenities and businesses. 

147/1 Decline Plan Change 13. 

  The proposed development is in the wrong location being too close to 
existing businesses eg orchards, stock car track, Highlands etc.   

147/2  

  As a member of Highlands the submitter is aware of the tremendous 
economic benefits it has brought to the area as an event centre/museum 
and tourist attraction. 

147/3  

  The submitter is also aware of the complaints by a few people inhibiting 
the park reaching its full potential. 

147/4  

  The proposed River Terraces development is too close and too intensive 
essentially setting up a small town in competition to Cromwell. 

147/5  

  Some residents will undoubtedly complain about noise from 
orchards/vineyards and stock car event plus Highlands activities vis Paul 

147/6  
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Keast in Alexandra – a relative newcomer to the area now complaining 
about the noisy environment he voluntarily moved into.  Are any of the 
residents of the proposed retirement village which is in close proximity to 
stock cars and Highlands likely to complain?  Undoubtedly. 

    

 
148. Milne William Horne 

 
Oppose 

  

  The submitter has been a member of Highlands for the last 4 years and 
believes that Highlands as it is today has brought significant economic 
and community benefits to the region which has encouraged tourism and 
local entertainment. 

148/1 Decline Plan Change 13. 

  The submitter believes having a retirement, high density housing area 
developed next door will only lead to more operational constraints to 
Highlands.  The submitter has already spent personally a significant 
amount of money to restrain the noise levels on his race cars but 
believes this will still long term annoy any new resident. 

148/2  

    

 
149. Robert Glen Horne 

 
Oppose 

  

  The submitter questions how will the developer deal with the social and 
health issues this development will bring also the increased crime rate 
that will affect the rural properties around the proposed build.  Can the 
developer 100% guarantee no environmental effect to the aquifer which 
travels through the proposed build. 

149/1  Reduce speed limit to 
80 kph on Sandflat and 
Pearson Roads. 

 No high density 
housing at all. 

 Increase in police/ 
medical /schooling 

  High density in Cromwell is ridiculous let alone in a rural area.  Our 
sewage and other amenities are not up to this development.   

149/2 

  The increase in traffic will be huge.  The social problems this 
development will bring to Cromwell is not acceptable (drug and alcohol). 

149/3  

    

 
150. William David Horrell 

 
Oppose 

  

  The adverse effect on the Highlands and the Speedway alongside it will 
limit the submitter’s enjoyment when he visits these facilities which he 
sees as being of more benefit to the Cromwell community. 

150/1 Decline Plan Change 13. 
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151. Horticulture New 

Zealand 

 
Oppose 

  

 The value of the horticulture industry is $8.8 billion; and the industry 
employs approximately 60,000 people across New Zealand. Food 
production provides a platform for long term sustainability of 
communities, through the provision of food security. 

151/1 Decline Plan Change 13. 

  There are approximately 76 growing operations in the Central Otago 
District; the combination of soil and climate means that Central Otago is 
especially suited to growing high quality crops.  Stone fruit such as 
cherries, apricots, peaches and nectarines; and pip fruits (predominantly 
apples) are dominant crops.  Figures are provided from the 2012 
Agriculture Census in the submission. 

151/2  

  The supply and use of land suitable for quality horticultural production is 
under pressure from urban development across New Zealand.  Land 
fragmentation and reverse sensitivity issues are inhibiting horticultural 
operations.  Where horticulture is established on production land, a 
considerable limiting factor to high production of quality fresh produce are 
the reverse sensitivity effects of urban encroachment.  The Council must 
consider and provide for appropriate planning provisions that will be 
necessary to continue production to meet current and future food 
demand. 

151/3  

  A key planning consideration that is often overlooked is the reverse 
sensitivity effects on horticulture from urban encroachment.  This can 
have the effect of imposing economic burdens and operational limitations 
on the existing activity or use thereby reducing their viability. 

151/4  

  Land is being developed for housing, to the detriment of viable 
horticulture operations.  Reference is made to the “Our Land 2018” report 
released by the MFE that has highlighted the impact of urban sprawl; and 
to the Minister for the Environment’s direction to start work on a NPS for 
Versatile Land and High Class Soils. 

151/5  

  District Plans often lack appropriate separation distances between urban 
and rural activities, forcing growers to then create a buffer within their 
own productive land. 

151/6  

  Horticultural production may involve many workers, loud noise and 
sometimes chemical sprays.  These effects are acceptable within a rural 
environment and plan provisions generally provide for them.  
Unfortunately reverse sensitivity issues arise when urban dwellers expect 

151/7  
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a different level of amenity to what they experience when living on the 
urban-rural interface. Hort NZ is of the view that appropriate reverse 
sensitivity mitigation should be created within the urban land being 
developed, and not within the productive rural land. 

  The PC 13 land is bordered by the Ripponvale horticulture area; and PC 
13 directly impacts 20 growing operations. More than 30 varieties of 
cherries and small amounts of plums are grown and packed for both 
export and domestic markets in the Ripponvale area.  Annually 
approximately 1860 tonnes of cherries are packed at 45 South regional 
packhouse, established in 1984.  This will increase with additional cherry 
trees being planted.   

151/8  

  45 South is New Zealand’s largest cherry exporter and sends its finest 
fruit all over the world.  There is approximately 217 hectares of orchards 
in the Ripponvale area – including 82 ha of cherries and 135 ha of other 
fruit namely cherry plums, plums, peaches, nectarines, apricots, apple 
and pears.  The value of the fruit produced in the Ripponvale area last 
season was approximately $19.2 million. The 45 South regional 
packhouse also supports a further 147 ha of cherry plantation within the 
wider Cromwell growing area.  The value of last season’s crop for these 
orchards was approximately $7 million.  The Ripponvale horticultural 
area therefore produced and/or packed a $26.2 million crop last season. 

151/9  

   

  Reverse sensitivity from the urban encroachment proposed by PC 13 will 
have a significant impact on the future potential of crops, both grown and 
packed, in the Ripponvale area.  As the Ripponvale orchards employ 
many workers and are a strong contributor to the local economy, this will 
impact the wider community.   

151/10  

  The PC 13 evaluation does not adequately assess the actual and 
potential adverse effects on the significant horticultural operations in the 
immediate environment – including the environmental, economic and 
social impacts on the horticulture. 

151/11 

  PC 13 does not meet the sustainable management purposes or 
principles of the RMA. 

151/12  

  PC 13 gives inappropriate weight to the importance of the NPSUDC.  
Central Otago is not a medium or high urban growth District, and 
therefore the NPS is not relevant. 

151/13  

  PC 13 does not give effect to the relevant objectives and policies of the 
Otago Regional Policy Statement and Proposed Regional Policy 

151/14  
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Statement [Objectives and Policies cited in submission]. 
  PC 13 is contrary to the relevant objectives and policies of the Central 

Otago District Plan [Objectives and Policies cited in submission]. 

151/15  

  The AEE does not adequately assess the actual and potential reverse 
sensitivity effects on horticulture; and fails to adequately assess the 
environmental, economic and social impact on significant horticultural 
operations as a result of the proposal. 

151/16  

  A no complaints covenant is not appropriate mitigation or sustainable 
management for a development of this scale.  It will not result in the 
adverse effects of adjoining rural activities being avoided or mitigated. To 
say that people can choose not to live here is an unacceptable mitigation 
measure to avoid reverse sensitivity.  Hort NZ strongly believes that 
reverse sensitivity effects on horticulture will not be avoided or mitigated 
by PC 13. 

151/17  

  The disconnection from Cromwell Town Centre and promoting a new 
neighbourhood centre will be to the detriment of Cromwell town, 
particularly the retail centre of the town.  High density living and 
retirement living should be located close to the existing town centre, not 
within the rural environment.  This location is inappropriate and does not 
represent good urban design. 

151/18  

    

 
152. Mark William Hourigan 

 
Oppose 

  

 LATE – RECEIVED 25 
JUNE 2018 

 The specific parts of the proposal the submission relates to are the entire 
proposed plan change and the density of residential activity next to 
Highlands. 

152/1 Decline Plan Change 13. 

  The submitter is a regular visitor and club member to Highlands.  The 
submitter, family and friends are also avid spectators of all events held 
there.  The submitter has seen the growth in visitor numbers attracted to 
this facility since its completion and is concerned this density of 
development will have major ongoing effects to Highlands operations and 
attractions it offers. 

152/2  

  The submitter believes development at this density will restrict Highlands 
ability to continue developing its tourist attractions which will also have a 
negative effect on the economic benefits it has proved to bring to 
Cromwell and Queenstown. 

152/3  
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153. Helen Elizabeth 

Hucklebridge 

 
Oppose 

  

 The submitter is totally against PC 13.  An 840 section subdivision in that 
area would be totally wrong and would soon cause problems with 
adjacent orchards, Motorsport Park and Speedway. 

153/1 Decline Plan Change 13. 

  Cromwell does not want or need a subdivision of this size in this location. 153/2  

    

 
154. Neville Hucklebridge 

 
Oppose 

  

  The submitter is opposed to this plan change as the proposal is contrary 
to sound town planning and would not fit with existing commercial and 
fruit growing activities. 

154/1 Decline Plan Change 13. 

  Allowing the proposed subdivision to proceed may adversely affect 
adjoining operations by way of reverse sensitivity, relating to motor sport 
activities and orchard operations. 

154/2  

    

 
155. Gary Carl Hyndman & 

Deborah Lee Hyndman 

 
Oppose 

  

 The submitters believe PC 13 is currently unnecessary, will negatively 
impact on existing successful businesses in this area and will negatively 
impact on lifestyle properties that exist in this rural location. 

155/1 Decline Plan Change 13; if 
the proposed development 
is still to go ahead the 
submitters seek the 
following: 

 A green area of 10 
metres between 
existing neighbours 
and the proposed 
development. 

 A planted mound 
suitable as a 
visual/sound barrier 
be located on the 
green area between 
existing neighbours 
and the proposed 
development. 
 

  The submitters are concerned at the medium and high density residential 
property development proposed.  The land is currently zoned Rural and 
when they purchased their property at 131 Pearson Road, Cromwell, it 
was on the understanding that the property located next to them was 
zoned such. 

155/2 

  The submitter’s property is zoned Rural Residential meaning that they 
live on a 2.2 hectare block that they are unable to subdivide, even if they 
wanted to.  Their property is located down a long driveway and much of 
its appeal is that it is away from the noise of the road and other 
residences. 

155/3 

  The submitters operate a small homestay on their property and the 
overwhelming comments by guests are that they love the peace and 
quiet that they enjoy at their property. 

155/4 

  The submitters are concerned that the development of high density 
housing on the land located next to them is going to bring with it the 
noise and dust that is associated with such a development; causing loss 

155/5 
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of privacy and enjoyment as well as income from their homestay.  The 
submitters anticipate that this noise and dust could exist for a number of 
years until the land is fully developed. 

 The proposed planted 
mound to be created 
and maintained by the 
developer; and,  
 

The submitters, on behalf 
of well- established 
businesses in the area, 
seek also: 

 provision is made that 
no complaints can be 
made in relation to 
noise. 

 Provision is made that 
no complaints can be 
made in relation to 
orchard activities. 

 Provision is made that 
no complaints can be 
made in relation to 
every day farm 
activities such as the 
slaughtering of 
livestock, burning of 
orchard prunings or 
any other activities 
relating to the 
functioning of the 
businesses that are 
already existing. 

  The submitters are also concerned about issues of air pollution, noise, 
the loss of privacy and security with having a large number of buildings 
located right next to the eastern boundary. 

155/6 

  The submitters have a large number of implements/machinery 
associated with an orchard that they run on their property; and they have 
concerns re the security of that property as well as the health and safety 
issues with having families with children living next door and having easy 
access onto their property during their absence. 

155/7 

  The proposed development appears to be suggesting that building 
platforms could be as close as a metre to the boundary fence and that 
properties will only be separated by a hedge that the developer is going 
to plant (and maintain?). 

155/8 

  The submitters purchased their property 8 years ago to live in a private 
quiet area and on the understanding that the land in question was only 
ever going to be used for horticulture/viticulture. 

155/9 

  In the submitter’s opinion to change the zoning from “Rural” to “Medium 
and High Density Housing” is a drastic and unnecessary proposal which 
lacks any sort of consideration for the residential and business properties 
that have existed in this area for some time. 

155/10 

  The development will negatively impact on the residential properties by: 
loss of privacy; increase in noise; security concerns; noise and dust 
caused throughout construction/development process; loss of income; 
loss of small intimate community feeling; increase in air pollution; 
increase in traffic; complaints from residences re existing rural activities 
such as the use of machinery, chainsawing, slaughter of livestock, pest 
eradication, electric fencing and the regular burning of orchard prunings; 
problems with urban dogs worrying livestock; and decrease in property 
values. 

155/11 

  The submitters also believe that there will be issues with existing 
businesses such as noise complaints against Highlands, the Speedway, 
the local water bottling plant and Jones Orchards; complaints about bird 
scaring/firearm use by Jones Orchards; noise complaints re machinery 
and vehicle use on Jones Orchard and at the submitters orchard; and 
complaints about chemical sprays being used at Jones Orchard and the 

155/12  
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submitters orchard.  These businesses are all well established and 
create employment for Cromwell locals. 

  The submitters are concerned that a large property development located 
amidst these businesses would have a detrimental effect and could 
potentially result in the closing of such businesses, and the loss of local 
jobs. 

155/13  

  Highlands is a major complex which brings a lot of visitors to Cromwell 
and has been instrumental in influencing a number of motor enthusiasts 
to either move to Cromwell or to purchase holiday homes in Cromwell.  It 
does not make sense to place a housing development directly across the 
road from a noisy motorsport park and Speedway despite proposed 
clauses to prevent complaints about noise. Closing down Western 
Springs is a clear indication on how residential complaints will eventually 
“win the day”. 

155/14  

  There is not a need for a high density housing development at this 
location as Cromwell currently has a number of other housing 
developments underway at present.  The submitters believe it makes 
more sense for housing development to be completed at these other 
locations before considering this drastic zoning change.  More suitable 
housing development areas are Gair Avenue, Wooing Tree, The Chalets 
and Alpha Street. 

155/15  

  These developments are all better located to be part of the Cromwell 
township expansion and would be more likely to be supporting local 
shops and services than if they were located at essentially a satellite 
township of Cromwell. 

155/16  

  In the submitters opinion the proposed high density housing development 
beside Sandflat Road would probably become an affordable housing 
area for workers from Queenstown, and would be of very little benefit to 
Cromwell. 

155/17  

  Cromwell already has two fairly substantial retirement complexes as well 
as an arguably under-utilised shopping mall, two primary schools and a 
secondary school.  The submitters do not believe that a proposed 
retirement facility located across the road from the Motorsport Park is a 
logical proposition. 

155/18  

  Apart from the noise issues the location is remote from Cromwell 
township and its facilities.  It is not in the interest of the existing Cromwell 
retail community for a shopping centre to be created in this satellite 

155/19  
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township. 
  The submitters do not consider that the proposed school is a serious 

proposition. 

155/20  

  It appears that the developer has already spent a considerable amount of 
money in landscaping the boundary of the proposed development 
situated closest to State Highway 6.  Hedging has also already been 
planted around the property owned and occupied by Rex Edgar despite 
concerns that he has raised with the developer.  These actions infer that 
the developer seems to believe that the proposed plan change is a “done 
deal” and he has planted his hedge round the Edgars’ property in spite of 
Mr Edgar’s protestations. 

155/21  

  The submitters are concerned that a property developer may be more 
concerned about making a profit that co-operating and considering the 
impact on the local and extended Cromwell community. 

155/22  

  In the developers submission at 6.1.3 “Bell and Hopper Shaft” there is a 
blatant mistake – the current landowner of 131 Pearson Road confirmed 
that he has never seen any evidence of the Bell and Hopper Shaft on the 
ground surface.  As the current landowners of 131 Pearson Road the 
submitters would like to know exactly who the developers or their 
representatives spoke to in order to be able to state the above.  They 
have not spoken to the submitters. 

155/23  

    

 
156. Andrew John Iremonger 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
location; services (water, wastewater etc); effects on neighbouring 
properties; and effects on other Council [plans]. 

156/1 Decline Plan Change 13. 

  Await the outcome of the Cromwell Masterplan. 156/2  
    

 
157. Brandon Ken Jackson 

 
Oppose 

  

  The submission is reasons why you would not want Highlands operation 
constrained in the future.   

157/1 Decline Plan Change 13. 

    

 
158. Mark Jackson 

 
Oppose 

  

  The submitter is a current member of Highlands and a supporter of the 
Speedway and opposes the specific provisions in their entirety. 

158/1 Decline Plan Change 13. 
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  Highlands is a top class attraction in Cromwell bringing jobs, visitors and 
local and international tourists to the town and region. 

158/2  

  Highlands has greatly increased both domestic and international 
exposure to Cromwell and the region. 

158/3  

  PC 13 will diminish the viability of the business bringing the possibility of 
Highlands ceasing to operate in its present form. 

158/4  

    

 
159. Tim James 

 
Oppose 

  

  The application does not follow RMA or established District Plan 
procedures as this area has not been through a notified structure plan 
process. 

159/1 Decline Plan Change 13. 

  The application is for an inappropriate zone. 159/2  
    

 
160. Blair John Jenkins 

 
Oppose 

  

  A huge mistake! A lot of community groups get much needed and very 
hard to get funding from helping run, or be involved with, Highlands 
events!! 

160/1 Decline Plan Change 13. 

  Ridiculous that plan changes can happen to curtail existing business and 
club operations that have been exactly where they are for up to decades! 

160/2  

  Huge tourist attraction down the toilet if this plan change goes ahead. 160/3  
    
 

161. Harrison Alexander 
Frederick Jenkins 

 

Oppose 
  

 The submitter is 16 years old and has just joined the local Central Otago 
Motorsport Club with the hope of improving his driving skills in the safest 
environment possible – training and events at Highlands. He questions 
how he, or his friends, will get the chance to if they close (no local 
defensive driving facilities). 

161/1 Decline Plan Change 13. 

    
 

162. Leeanne Marie Jenkins 
 

Oppose 
  

  Speedway and Highlands are not just focal points for car racing, but are 
also community focal points, with local functions held there by way of 
fundraising. 

162/1 Decline Plan Change 13. 

  Having housing areas too close will mean noise control will be effected 
and some car racing may be forced to stop. 

162/2  

  Don’t make Queenstown’s problems, Cromwell’s problems. 162/3  
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163. Greig Johnston 

 
Oppose 

  

  The submitter is part of the Speedway and is opposed to the entire plan 
change. 

163/1 Decline Plan Change 13. 

  The submitter has been involved with the Speedway for 12 years and is 
concerned at the potential operational constraints that could exist if a 
new housing development was to proceed next door. 

163/2  

  The Speedway has brought a large amount of financial gain, enjoyment 
to competitors, spectators and to the Cromwell community. 

163/3  

    

 
164. DJ Jones Family Trust 

and Suncrest Orchard 
Limited 

 
Oppose 

  

 The DJ Jones Family Trust (the Trust) owns the adjoining orchard to the 
west of the subject plan change property; and the Trust began planting 
this orchard in 1981.  The orchard consists predominantly of plantings of 
cherries, but also includes plantings of nectarines, peaches, apples, 
pears and plums.  These plantings have been undertaken to utilise the 
unique micro climate and soil conditions and are currently managed by 
Suncrest Orchard Limited (Suncrest). 

164/1  Decline Plan Change 
13, or, 

 If not declined amend 
the Plan Change 13 
provisions to protect 
the existing use rights 
of the Trust and 
Suncrest and provide 
a 100 metre buffer 
along their boundary to 
reduce their future 
complexity in 
undertaking their 
ongoing orcharding 
activities and the no 
complaints covenant 
should contain 
something similar to 
the following: 
 
“Any sites created by 
subdivision are 
required to have a 
restrictive covenant 

 Horticulture activities involve long hours, many workers, loud noise and 
sometimes agrichemical spraying.  These are acceptable within the rural 
environment and the plan provides for them. 

164/2 

  The Trust orchard produced 9.75% of the total NZ cherry export crop in 
2017/18 and 9.8% of the NZ domestic cherry market crops.  In addition 
other fruit types are produced for the NZ domestic market and the Jones 
Family Fruit Stall. 

164/3 

  Suncrest is a significant employer of staff in Cromwell with gross wages 
for 2016/17 being $3,343,642 and for 2017/18 $3,571,901.  Suncrest 
also utilises the services of a large number of local independent service 
providers. 

164/4 

  The Trust owns the Jones Family Fruit Stall which is located on the 
orchard on State Highway 6 and is Cromwell’s largest international tourist 
attraction.  Tourists visiting in the summer can undertake orchard tours 
and sample the fruit from the trees.  To be able to pick the cherries off 
the trees is the highlight of their visit.  Jones Family Fruit Stall has been a 
major player in putting Cromwell on the international tourist map. 

164/5 
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  The Trust and Suncrest have serious concerns with the proposed plan 
change eroding the ability to continue the lawful horticulture activities 
currently undertaken at this location.  This location is unique with a 
specific mix of local soil conditions, available water supply and an ideal 
micro climate that provides suitable winter chilling and dry summer 
conditions that are essential for summer fruit growing.  There is a limited 
amount of land such as this, with appropriate local district zoning, 
available in the Cromwell Basin. 

164/6 registered against the 
certificate of title(s) 
acknowledging the 
operation of orchards 
and other rural 
activities on land in the 
vicinity and requiring 
the owner and 
subsequent owners, 
not to bring any 
proceedings for 
damages, negligence, 
nuisance, trespass or 
interference arising 
from the reasonable 
and responsible use of 
lands in the vicinity for 
orchard operations 
and other rural 
activities, so long as 
those operations are 
carried out in 
accordance with 
relevant District Plan 
provisions, or those of 
any replacement 
Plan.” 

  The Trust has invested huge amounts of capital, effort and time in 
developing and maintaining the orchard and would have serious 
reservations about the risk of setting up their business at this location 
had they known that residential land could be potentially established on 
adjoining land in the future.  The reason for this is the risk of reverse 
sensitivity from adjoining residential landowners. 

164/7 

  There is an inherent incompatibility between horticultural activities and 
residential activities. 

164/8 

  There is inadequate recognition within the introduction, objectives and 
policies of the plan change document about the effect of horticulture and 
other rural activities on the receiving environment.  Significant areas of 
the PC 13 development will be subject to the effects of general orchard 
duties including horticulture spraying, bird control and to noise levels 
above those generally accepted to be appropriate for residential activity 
on a day and night basis.  All of the PC 13 site will be exposed to high 
noise levels when frost fighting and harvesting is occurring on the site. 

164/9 

  PC 13 fails to protect the existing rural activities being undertaken on the 
Trust land by Suncrest from reverse sensitivity effects. 

164/10 

  The PC 13 site is surrounded by non-residential noise sources 
(Highlands, Speedway, orchards and state highway) meaning residents 
will be subjected to noise from multiple sources throughout the day and 
night.  This will result in poor residential amenity for residents.  Suncrest 
operates 8 existing wind machines on the orchard adjacent to State 
Highway 6, which can be in operation from mid to late August through 
until January.  These machines start automatically when the critical 
temperature is reached.  There are no normal operating hours for these 
machines that can operate at any time day or night.  Helicopters are also 
used at different times during the season to assist with frost fighting and 
to remove excess water from fruit after a rain event to prevent fruit 

164/11 
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splitting.  Other orchard machinery is operated on site all year round.  
When harvesting up to 150 people can be present within the orchard, 
and these picking teams can generate significant noise also. 

  It is inevitable that future residents would seek to limit their exposure to 
these effects by trying to reduce the noise generating activities of 
adjoining land through controls on land use activities. 

164/12  

  Horticultural spraying is subject to strict operating guidelines which have 
specific setback from residential land and neighbour notification 
requirements.  Spraying regulations are updated over time and have the 
potential to get a lot stricter, which could increase the setback distances 
required from residential activities.  This may restrict the ability to 
manage existing horticultural crops.  If residential is established on the 
PC 13 site, this will limit Suncrest’s ability to spray their trees and affect 
their ability to produce quality fruit. 

164/13  

  There is also inadequate recognition of the value of the shelter belt 
planted as windbreak, planted on the boundary between the properties.  
This shelterbelt is an important tool to manage airflow into the orchard.  
This shelterbelt causes significant shading to adjoining land. 

164/14  

  The only mechanics promoted by PC 13 is a no complaints covenant.  
The Trust and Suncrest consider this to be wholly inadequate and 
transfers responsibility for managing reverse sensitivity effects to the 
surrounding rural land users and Council.  Evidence from other locations 
demonstrates that no complaints covenants are not overly effective 
particularly as time passes and the original developer moves on. 

164/15  

  The Trust and Suncrest are significant contributors to Cromwell and 
Central Otago District.  Development of high density residential activities 
in such close proximity is entirely incompatible with the established 
horticulture activities, other surrounding rural activities and existing 
consented activities occurring in the surrounding environs.  There are 
other more appropriate locations for the type of development proposed to 
be located, which would have less effects on surrounding landowners. 

164/16  

  There is no consideration given to the security of the adjoining tree crops 
and orchard property from residential activities increasing the number of 
people in the environs.  Theft of the very valuable crops from established 
fruit trees is a real concern along with vandalism and people encroaching 
within orchard boundaries which compromises the health and safety 
management of the business.  With an increase in numbers of people in 

164/17  
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the vicinity of the orchard, these risks increase. 
  The Trust and Suncrest have concerns about increased traffic volume on 

the surrounding roads created by the proposed zoning change to 
residential, and believe that the developer has not addressed the 
significant increase in traffic flows from River View Terrace and the 
effects on SH 6 as this will significantly increase the number of road 
users in the immediate environs. 

164/18  

    

 
165. Jocelyn & Noel Jones 

 
Oppose 

  

  The specific provisions of the plan change that the submission relates to 
are the proposed subdivision being developed near Highlands and the 
Speedway. 

165/1 Decline Plan Change 13. 

  If this subdivision goes ahead there should be a clause in the purchase 
agreement of section sales that says they agree that Highlands and the 
Speedway are near at hand and that they understand and accept there 
will be noise. 

165/2  

  The submitter seeks a decision that the subdivision does not go ahead 
near Highlands as long term the submitters have seen it happen in other 
areas with quite serious consequences. 

165/3  

    

 
166. Simon Jones 

 
Oppose 

  

  The submitter would not like to see what happened to Western Springs 
Speedway happen to Highlands and the Speedway as they were there 
first. 

166/1 Decline Plan Change 13. 

    

 
167. Kawarautrust Orchard 

Limited 

 
Oppose 

  

 If approved the resulting scale and intensity of development would 
detract from the rural/rural residential amenity enjoyed by the submittters. 

167/1 Decline Plan Change 13. 

  There will be the loss of land available for horticultural production, which 
is consistent with the existing zoning of the PC 13 site. 

167/2  

  PC 13 represents undesirable and ad hoc expansion of the Cromwell 
township. 

167/3  

  Adoption of PC 13 pre-empts the comprehensive and logical approach to 
managing the development of Cromwell, promoted by the Council when it 
initiated the “Eye to the Future” Masterplan. 

167/4  
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  The traffic assessment supporting PC 13 considers that traffic will likely 
use State Highway 6 to travel to and from Cromwell from the plan change 
site.  SH6 is unsuitable for pedestrian and cyclist travel to and from 
Cromwell; there will be increased congestion on SH6. 

167/5  

  There will be a significant increase in traffic volumes on Pearson Road, 
State Highway 6 and Bannockburn Road.  The high speed environment 
of State Highway 6 and the increasing delays as the PC 13 site becomes 
more fully developed will lead to more traffic using Sandflat 
Road/Pearson Road/Bannockburn Roads to travel to and from Cromwell.  
The transport assessment recommends upgrading part of Sandflat Road 
only. 

167/6  

  No assessment of the current state and suitability of the southern part of 
Sandflat Road and the other rural roads which serve as alternative routes 
to Cromwell have been provided.  Part of Sandflat Road is not sealed so 
the effects of increased traffic on this part of the road network could be 
significant. 

167/7  

  The PC 13 transport assessment contends that pedestrian and cycle 
connections to Cromwell are unnecessary due to distance.  The proposal 
aims to include a portion of affordable housing and will continue to rely 
on the amenities and commercial services provided in the Cromwell 
Town Centre.  On that basis safe pedestrian and cycle routes are 
essential. 

167/8  

  If the PC 13 site is not close enough to the Cromwell Town Centre to 
warrant pedestrian and cycle infrastructure, it is not a suitable location for 
urban development, and affordable housing. 

167/9  

  The proposed objective, objective and rule framework are deficient.  By 
way of example only Policy 20.4.11 is to manage reverse sensitivity 
effects on nearby activities; this is not strong enough to prevent adverse 
effects on existing lawfully established activities.  The policy should be to 
avoid adverse effects of the gravity of those effects, particularly reverse 
sensitivity effects. 

167/10  

  Also Rule 20.7.3(viii)(f) requires a 2m width vegetation buffer for sites on 
the boundaries of the plan change site.  This appears to be a response to 
the NZ Standard for the Management of Agrichemicals.  The NZS relates 
to shelterbelts.  The rule requires a minimum height of planting of 2m, 
however there is no minimum height at maturity specified for the buffer.  
There is no certainty that a 2m high vegetation buffer is capable of 

167/11  
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providing the “shelter” envisaged in the NZS. 
  The National Policy Statement for Urban Development Capacity seeks 

effective and efficient urban environments that enable people to provide 
for their social, economic, cultural and environmental wellbeing.  It 
promotes urban environments that are integrated with each other.  The 
PC 13 documents only focus on the urban environment being created 
within the plan change area, not the wider environmental context.   

167/12  

  The PC 13 site is unsuitable for residential use and will not provide for 
the wellbeing of its residents. 

167/13  

  PC 13 relies on the amenities and services of the Cromwell township, but 
the PC 13 site is a significant distance from the town centre, and no 
attempt has been made to provide for connections back to the Cromwell 
township, except by private vehicle using State Highway 6. 

167/14  

  The NPS also requires decision makers to consider the effects of urban 
development at the local, district, regional and greater scales.  Both the 
horticultural industry and Highlands have a significant economic benefit 
to the Cromwell area and beyond.  This proposal has the potential to 
severely compromise the viability of these lawfully established activities 
and reduce their social and economic contribution to the community. 

167/15  

  PC 13 is not required nor justified by the NPSUDC. 167/16  

  PC 13 is contrary to the purpose and principles of the Resource 
Management Act. 

167/17  

  PC 13 is contrary to and does not give effect to the Operative Regional 
Policy Statement and does not have regard to the Proposed Regional 
Policy Statement [specific objectives and policies cited in submission]. 

167/18  

  PC 13 is contrary to the objectives and policies of the Central Otago 
District Plan [specific objectives and policies cited in submission]. 

167/19  

  Rezoning of the kind contemplated by PC 13 is undesirable and 
inappropriate.  Expansion of Cromwell should take place in a rational, 
orderly and comprehensive manner.  The Eye to the Future Masterplan is 
to inform the systematic and orderly development of the township; and 
that process and related initiatives should not be pre-empted by adoption 
of PC 13. 

167/20  

  PC 13 does not represent a careful, strategic or co-ordinated extension 
of the township. 

167/21  

  The proposed development is disconnected from the Cromwell Town 
Centre and does not represent a logical expansion of the township. 

167/22  
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  The PC 13 does not readily connect with or integrate into the existing 
urban area of Cromwell. 

167/23  

  PC 13 is an unjustified and ad hoc urban encroachment into the Rural 
Resource Area. 

167/24  

  The PC 13 site is inappropriate for the proposed form, density and type 
of land development and use. 

167/25  

  There is currently sufficient land available for residential purposes in 
Cromwell without adopting PC 13. 

167/26  

    

 
168. Christopher Bede Kean 

 
Oppose 

  

  The submitter has been a Highlands member since the facility opened 
and highly values its “stand alone style” site.  

168/1 Decline Plan Change 13. 

  The submitter sees this as how it should continue with say a 
business/industrial zoning on the said land. 

168/2  

  Highlands has really put Central Otago on the map by massive 
community support. 

168/3  

  A totally “separate satellite suburb” is completely undesirable and the 
land is not suitable for residential or retirement use. 

168/4  

    

 

169. Paul Keegan 
 

Oppose 
  

  The specific provisions of the proposal that the submission relates to are 
not considering the impact on our major tourist attraction at Highlands or 
the Speedway. 

169/1 Decline Plan Change 13. 

  This will impact on how motorsport in Cromwell can operate in the short 
term and turn Cromwell into an accommodation town rather than a place 
to visit. 

169/2  

  Declining the plan change is the only way to protect Cromwell’s growth 
as a destination in Central Otago. 

169/3  

    

 
170. Wayne Andrew Keenan 

 
Oppose 

  

  A residential zone in an area surrounded by commercial, industrial and 
horticultural businesses would be unpleasant to live in and is likely to 
adversely affect all of the surrounding businesses. 

170/1 Decline Plan Change 13. 
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171. Rod Keillor for Little 
Quail Ltd 

Oppose 

 The basis for the submitter’s objection is reverse sensitivity against 
existing land use; loss of character in region close to river and area of 
orchards and vineyards; housing too close to road; and urban drift to 
river, which needs protecting. 

171/1 Decline Plan Change 13. 

 LATE – RECEIVED 22 
JUNE 2018 

  

 
172. John Joseph Kemna 

 
Oppose 

  

  The zoning of the area subject to PC 13 should remain the same. 172/1 Decline Plan Change 13 
and inform the directly 
affected parties, 
neighbours and boundary 
owners by letter rather 
than by public notification, 
whenever there are 
changes to a zone or plan. 

  The surrounding areas are industrial and rural and have existing 
separate owners that already operate and use their land under the 
existing zone.  These areas are in the nature and benefit of the character 
of Central Otago and the immediate area of Cromwell.  The area 
depends on rural activity and the industrial zone to continue its 
development and stay in the nature of Central Otago. 

172/2 

  The encroachment of residential land near to industrial and rural and the 
problems that this brings to those uses happens all too often in this 
District Council.  The prior use and existing users should always have 
entitlements over and above developers of different users without making 
it a difficult process for them to carry on in their respective use of the 
land. 

172/3 

  Provision in the District Plan should be made to make it a requirement 
that the existing users of the zone or their neighbours be notified directly 
by letter of any proposed changes that directly affect them or affect their 
boundaries.  Significant changes such as zone changes should be more 
than publicly notified. 

172/4  

    

 
173. Nicholas Kiddle 

 
Oppose 

  

  As a member of Highlands the submitter fears that the proposal would 
jeopardise the operations of the race track (and the adjoining Speedway) 
because it would create inevitable tensions between persons seeking to 
establish a peaceful residence and those using the neighbouring motor 
racing facilities for recreational purposes.  If this were to occur PC 13 
would detract from existing community amenities. 

173/1 Decline Plan Change 13. 

  PC 13 will not deliver the quality of life that people expect from a 
residential development without impinging on the freedom of others to 
enjoy the community amenities in Highlands world class motor racing 

173/2  
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circuit. 
  Economic gains to the region generated by the operation of Highlands 

would be lost. 

173/3  

  The submitter’s personal enjoyment of the race track facility is also likely 
to be lost, causing damage to the quality of life he enjoys in the region 
and causing the financial loss of his investment in Highlands. 

173/4  

  PC 13 would likely cause an overall downturn in Cromwell tourism. 173/5  

    

 
174. Allan Douglas Kirk 

 
Oppose 

  

  The submitter doesn’t belong to the Speedway Club but has raced there 
since the early 1980s and has never missed Christmas, New Year and 
Easter meetings. 

174/1 Decline Plan Change 13. 

    

 
175. Gary John Kirk & Ali 

Timms 

 
Oppose 

  

 The submitters are currently building their new home at Silverstone Drive 
in Highlands Park.  They are very excited at the prospect at living within 
this unique facility and community.  A large part of their decision to build 
their dream home here is its proximity to, and the ability for them to easily 
access, the Highlands race track facilities. 

175/1 Decline Plan Change 13. 

  Gary Kirk is a member of Highlands and enjoys the significant 
membership benefits that result.  These include easy access to the track, 
commercial opportunities from hiring out ground floor garage/workshop, 
membership benefits on public race day events and personal and 
business relationships and opportunities from being part of the Highlands 
community. 

175/2  

  The location of Highlands at Cromwell was one of the reasons the 
submitters chose to move to Cromwell after living in Southland for the 
majority of their lives.  It is a special and unique business, recreational 
and residential facility which brings substantial economic and social 
benefits to Cromwell and the wider Central Otago District.   

175/3  

  The submitters are therefore extremely concerned that PC 13 contains 
no objectives, policies or rules to protect Highlands from reverse 
sensitivity effects.  Highlands is an existing, legitimately established 
activity with effects on amenity values which are not currently recognised 
by PC 13. 

175/4  
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  There is also no provision made within PC 13 to recognise the potential 
cumulative effects on noise levels from legitimately established activities 
at Highlands, the Speedway and other current permitted rural activities 
occurring within this rural residential zone. 

175/5  

  The submitters love living in New Zealand’s fastest growing town and 
want to see that the Council ensures that residential development occurs 
in a way that enhances the town’s sense of community and residents 
easy access to existing and potentially new retail, service and 
recreational facilities within the current Cromwell township boundaries. 

175/6  

  As ratepayers the submitters recognise that the development of services 
and infrastructure required as the town grows will impact on their rates 
and they support this within reason.  However the submitters do not 
support any rate increases which are subsidising the cost of services to 
what has been described as a “satellite suburb” of Frankton and 
Queenstown if PC 13 is approved.   

175/7  

  If approved PC 13 will have a huge impact on the submitters’ future 
home, its current and future value and their social, recreational and 
business lives. 

175/8  

  The submitters are equally concerned about negative economic, 
recreational and social impacts that PC 13 will have on the local 
Cromwell and wider Central Otago community. 

175/9  

    

 
176. Anton William Kirkbeck 

 
Oppose 

  

  The submitter’s family and he regularly visit events at Highlands.  This 
facility is fantastic and one of the main reasons for Cromwell’s growth.  
The submitter believes that PC 13 could compromise the existing 
motorsport park and its operations. 

176/1 Decline Plan Change 13. 

    

 
177. Christopher John 

Kirkwood 

 
Oppose 

  

 The submitter has been involved with the Speedway for many years.  
The submitter is very concerned about the potential operational 
constraints that would exist if a residential development goes ahead on 
Sandflat Road. 

177/1 Decline Plan Change 13. 

  We are noisy and the submitter believes it will only be a matter of time 
before complaints are raised by the new residents and the Speedway 

177/2  
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could face serious issues. 
  The Speedway brings a lot of visitors to Cromwell which in turn use 

accommodation, buy groceries, fuel and eat out at Cromwell’s 
restaurants.   

177/3  

  The submitter does not believe a new residential development is in the 
best interests for the Speedway, the neighbouring orchard or Highlands. 

177/4  

    

 
178. Brendon Stephen 

Kitching 

 
Oppose 

  

 The specific provisions of the proposal that the submission relates to are 
the development of urban activities and higher density residential activity. 

178/1 Decline Plan Change 13. 

  The submitter is against changing the area into a residential area.  It has 
been proven in many other places around NZ that residential and 
industrial areas don’t mix.  The submitter believes the future of the 
businesses in the area will be tarnished due to noise. 

178/2  

    

 
179. Helen Clare Koopu 

 
Oppose 

  

  There are several areas within Cromwell’s residential area awaiting the 
development of hundreds of sections now. 

179/1 Decline Plan Change 13. 

  Cromwell will become too spread out. 179/2  

  Council was elected by the community to determine what plan the town 
should take.  It appears in this case that it is developers who stand to 
gain financially who are making these decisions!  By beginning to 
develop before consent is given should mean an automatic no.  This 
would prevent similar cases in the future. 

179/3  

    

 
180. Roberta Hannah 

Laraman 

 
Oppose 

  

 Development of high density residential housing in this area should not 
be allowed.  The future of any development proposed has the potential to 
cause untold problems in the future.  This proposal is short sighted and 
pure folly. 

180/1 Decline Plan Change 13. 

  The lack of informed information as to this proposal does not do CODC 
any favours and the submitter would very much like to have her failing 
confidence restored by more input from the Cromwell community being 
allowed on these matters.  Please do not allow yet another satellite town 
to crop up. 

180/2  
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181. William Latta 
 LATE – RECEIVED 21 

JUNE 2018 

 
Oppose 

  

 If Highlands closed or operation was constrained this would have a great 
negative impact on Cromwell.  Highlands has done wonders for 
Cromwell’s economy. 

181/1 Decline Plan Change 13. 

    

 
182. Le Fresh International 

Limited 

 
Oppose 

  

 The submitter buys fruit for the export market from selected growers 
within NZ.  This includes fruit grown on land adjoining PC 13. 

182/1 Decline Plan Change 13. 

  Horticulture activities involve long hours, many workers, loud noises and 
sometimes agrichemical sprays.  These are acceptable within the rural 
environment and the Plan provides for them. 

182/2  

  The land adjoining the plan change produces in excess of 10% of the 
total NZ cherry export crop along with some for the NZ market and other 
varieties of fruit for both the local and export markets. 

182/3  

  Horticulture is a significant employer of staff in the local markets. 182/4  

  The submitter has serious concerns with PC 13 eroding the ability for 
growers to continue their lawful horticulture activities in this location.  This 
location represents a specific mix of local soil conditions, suitable micro 
climate and local district rules that are present on only a very small 
amount of land within the District and cannot be replaced by alternative 
land. 

182/5  

  There is an inherent incompatibility between horticultural activities and 
residential activities. 

182/6  

  There is inadequate recognition within the introduction, objectives and 
policies of the plan change document about the effect of horticulture and 
other rural activities on the receiving environment.  Significant areas of 
the PC 13 development will be subject to the effects of general orchard 
duties including horticulture spraying, to bird control and to noise levels 
above those generally accepted to be appropriate for residential activity 
on a day and night basis.  All of the PC 13 site will be exposed to high 
noise levels when frost fighting and harvesting is occurring on the site. 

182/7  

  PC 13 fails to protect the existing rural activities being undertaken on 
surrounding horticultural land from reverse sensitivity effects. 

182/8  

  The PC 13 site is surrounded by non-residential noise sources 182/9  
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(Highlands, Speedway, orchards and state highway) meaning residents 
will be subjected to noise from multiple sources throughout the day and 
night.  This will result in poor residential amenity for residents.  
Horticulture activities in this area utilise wind machines which can be in 
operation from mid to late August through until January.  These 
machines start automatically when the critical temperature is reached.  
There are no normal operating hours for these machines that can 
operate at any time day or night.  Helicopters are also used at different 
times during the season to assist with frost fighting and to remove excess 
water from fruit after a rain event to prevent fruit splitting.  Other orchard 
machinery is operated on site all year round.  When harvesting up to 150 
people can be present within the orchard, and these picking teams can 
generate significant noise also. 

  It is inevitable that future residents would seek to limit their exposure to 
these effects by trying to reduce the noise generating activities of 
adjoining land through controls on land use activities. 

182/10  

  Horticultural spraying is subject to strict operating guidelines which have 
specific setback from residential land and neighbour notification 
requirements.  Spraying regulations are updated over time and have the 
potential to get a lot stricter, which could increase the setback distances 
required from residential activities.  This may restrict the ability to 
manage existing horticultural crops.  If residential is established on the 
PC 13 site, this may limit growers ability to spray their trees and affect 
their ability to produce quality fruit. 

182/11  

  There is also inadequate recognition of the value of the shelter belts 
planted as windbreak, planted near the boundaries of the existing 
horticultural properties.  These shelterbelts are an important tool to 
manage airflow into the orchard.  These shelterbelts cause significant 
shading to adjoining land. 

182/12  

  The only mechanics promoted by PC 13 is a no complaints covenant.  
The submitter considers this to be wholly inadequate and transfers 
responsibility for managing reverse sensitivity effects to the surrounding 
rural land users and Council.  Evidence from other locations 
demonstrates that no complaints covenants are not overly effective 
particularly as time passes and the original developer moves on. 

182/13  

  Horticulture is a significant contributor to Cromwell and Central Otago 
District economy.  Development of high density residential activities in 

182/14  
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such close proximity is entirely incompatible with the established 
horticulture activities, other surrounding rural activities and existing 
consented activities occurring in the surrounding environs.  There are 
other more appropriate locations for the type of development proposed to 
be located, which would have less effects on surrounding landowners. 

  There is no consideration given to the security of the adjoining tree crops 
from residential activities increasing the number of people in the 
environs.  Theft of the very valuable crops from established fruit trees is a 
real concern.  With an increase in numbers of people in the vicinity of the 
orchard, these risks increase. 

182/15  

    

 
183. Hilary Anne Lennox 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
the effects arising from increased traffic movements; the inadequate 
assessment of effects on the submitter’s property; the lack of mitigation 
offered; and errors in the AEE and supporting material. 

183/1 Decline Plan Change 13 
unless an alternative 
access onto SH6 can be 
obtained and specific 
alterations to the new SH6 
intersection can be 
provided, such as a 
roundabout and speed 
restrictions. 

  PC 13 is opposed in its entirety on the grounds that potential adverse 
effects on the submitter’s property have not been adequately assessed, 
there are errors in the AEE and supporting documents, and inadequate 
measures have been proposed to avoid/manage/mitigate likely adverse 
effects arising from increased traffic movements. 

183/2 

    

 
184. Pierre Vincent Leyser 

 
Oppose 

  

  The submitter has been involved with the Speedway for 27 years and is 
concerned at the potential operational constraints that could exist if a 
new housing development was to proceed next door. 

184/1 Decline Plan Change 13. 

  The Speedway has brought a large amount of economic benefit to 
Central Otago and a large amount of enjoyment to people as 
competitors/drivers, and spectators.  The submitter would not want this 
changed. 

184/2  

    

 
185. Pierre Vincent Leyser 

 
Oppose 

  

  The submitter has been involved with Highlands for 6 years and is 
concerned at the potential operational constraints that could exist if a 
new housing development was to proceed next door. 

185/1 Decline Plan Change 13. 
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  Highlands has brought a lot of benefit to Cromwell and has located here 
so it could operate to its capacity.  

185/2  

    

 
186. Michael Limbrick 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
building homes in close proximity to an established commercial 
enterprise that will inevitably create noise. 

186/1 Decline Plan Change 13. 

  This noise will then lead to complaints and the Council will be required to 
then put restrictions on the race track which is there now!! 

186/2  

  Do not allow a residential development that is in conflict with existing use. 186/3  

    

 
187. Heather Lindsay 

 
Oppose 

  

  The submitter has strong concerns regarding how the proposed 
development can be a realistic option with a motorsport park, Speedway 
and orchards on its doorstep.  The development has made little effort to 
protect the surrounding businesses that it intends to be neighbours with.   
Highlands, the Speedway and the surrounding orchards all stand to be 
affected if the proposed development goes ahead. 

187/1 Decline Plan Change 13. 

  The submitter hopes that the Council has the foresight to see that this 
development cannot live harmoniously with its neighbours in the 
proposed location.  There will be a flow on effect to these businesses 
which are already operating legally and within their consents and 
continue to promote the growth of the Cromwell area. 

187/2  

  Highlands is a fantastic employer and because of the submitter’s 
employment there, she has been able to afford to stay in the Central 
Otago area.  As a single mother bringing up three school age children, it 
is sometimes difficult to keep a head above water especially in a region 
experiencing such rapid growth.  With property prices constantly on the 
rise, finding a reasonable priced rental property that is affordable on one 
wage is next to impossible let alone trying to get on the property ladder 
herself. If it were not for working at Highlands and receiving the 
competitive pay that she does, she believes that she would need to look 
to relocate out of Central Otago to be able to provide a reasonable 
lifestyle for her kids. 

187/3  

  Highlands is a strong supporter of many local causes and has donated 187/4  
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countless services to locals looking to fundraise for their club or event.  
The submitter refers to sponsorship of her younger daughter; and to the 
strong support of Highlands for Central Otago children, along with 
donations. 

  Highlands has spent considerable time and money building a reputable 
business in Cromwell and continues to grow from strength to strength.  
Highlands is constantly striving to find ways to bring more visitors to the 
region. 

187/5  

  The Speedway is another long term feature of the region which looks to 
be disadvantaged by the proposed development.  The Speedway brings 
so many fans to the region for each race meeting they hold and is always 
a crowd pleaser.  They provide a family friendly atmosphere that many 
locals enjoy and brings many people into the area. 

187/6  

  The Council has an obligation to the current surrounding businesses to 
decline PC 13 in its entirety. 

187/7  

    

 
188. Ross & Karen Lindsay 

 
Oppose 

  

  PC 13 is being processed during the development of the District Plan 
which the submitters understand won’t be completed until 2019.  
Decisions should be deferred until after the District Plan is completed on 
the basis that they will undermine the value of community consultation. 

188/1 Decline Plan Change 13. 

  PC 13 is inappropriate for reasons of established adjacent and nearby 
land use. 

188/2  

  Orchards (namely Jones Family Orchard and Sarita) seem to be 
downplayed by River Terrace Developments for the potential impact on 
residents and their importance to local and national economies.  Jones 
Family Orchard alone accounts for 7% of NZ cherry exports.  With their 
noise (wind machines and low level helicopters using rotor downdraughts 
to displace rainwater) and spray over-drift, orchards are not a compatible 
fit with high density housing.  Caveats about noise, overspray etc would 
almost certainly prove toothless when put to the test.  Orchards would be 
forced to close down and there would be land used for yet more housing 
development. 

188/3  

  Motorsport (namely Highlands and the Speedway) is inescapably noisy 
and crowd attracting.  Highlands is a $32 million private investment in 
daily operation that has had a massive and positive impact on Cromwell 

188/4  
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and the whole of Central Otago (and well beyond).  It certainly 
contributes to local accommodation, retail and other businesses.  The 
Speedway is not just a spectator and participation asset to Cromwell but 
for the whole of Central Otago.  Opened at the beginning of 1981 it is 
hugely popular, especially among families, and being regarded as one of 
the country’s top speedway tracks brings visitors into Cromwell and also 
fans and car owners investing in Cromwell housing.  Meetings are held 
from late afternoon to 10:00pm some 10-12 times from October to Easter 
– and is now very much family orientated.  Speedway drivers range in 
age from 12 to 70+.  The Speedway generates noise and depending on 
track conditions, dust. 

  The submitters’ overriding concern for the future of Highlands and the 
Speedway is that caveats lack teeth and can be easily manipulated 
(example having friends lodge noise complaints).  Equally the agreement 
made by Council to allow the speedway to operate until 2025 could be 
overturned.  The loss of either or both driven by NIMBY’s would not just 
impact the local community but also the Central Otago region and 
beyond.   

188/5  

  PC 13 is divisive in terms of changing the physical and cultural character 
of Cromwell by creating a self-contained satellite with a proposal of 
dwellings, shops, school and retirement living.  The satellite would impact 
adversely on plans to revitalise the town centre around The Mall.  It also 
leapfrogs commercial development leaving nowhere for it to go.  
Queenstown values the ease of building commercial buildings in 
Cromwell and the towns “hub” status on transport routes.  Commercial 
development in Sandflat Road would seem far more compatible with 
existing use and also create employment. 

188/6  

  PC 13 calls for dwellings on sections that will be as small as 160m2 with 
only one carpark; the second vehicle (the norm for the vast majority of 
Cromwell and New Zealand homeowners) and boats, caravans and 
trailers to be parked on what the submitters understand will be narrow 
roads.  This raises issues that include fast and easy access by 
emergency services.  Motor vehicles, boats, caravans and trailers will 
immediately create the cluttered, crowded look of an urban ghetto so 
very much out of place in the wider open spaces of Central Otago. 

188/7  

  PC 13 would appear to ignore that Cromwell already has large housing 
projects in the pipeline (Top 10, Wooing Tree, Shortcut Road area, Gair 

188/8  
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Avenue) that in themselves will be putting incredible stress on 
infrastructure eg. wastewater pond capacity.  Housing development on 
this large scale also creates issues such as entertainment facilities for its 
residents (the Speedway is the only true family entertainment along with 
the very small Arthurs Cinema).  This large scale housing boom also puts 
pressure on and would likely require increases in emergency services, 
policing and social services.  There are also issues of transport and 
potential for Frankton-style traffic congestion on the State Highway 6 
straight and in the Kawarau Gorge. 

    

 
189. Basil John Lister 

 
Oppose 

  

  Highlands is the most significant venture from an economic perspective 
to have come to Central Otago since the Clyde Dam. 

189/1 Decline Plan Change 13. 

  PC 13 will put this in danger even if there are “no complaint” covenants 
put on the titles (these have been shown to lose effectiveness over time). 

189/2  

  There is also the Speedway and surrounding orchards to consider 
(spraying next to houses). 

189/3  

  This is not the place for a satellite town. 189/4  
    

 
190. Richard Gray Lord 

 
Oppose 

  

  The submitter totally opposes this area being zoned residential as it may 
well impact on the Highlands racing track in time which will be grossly 
unfair, and it will unnecessarily fragment urban Cromwell. 

190/1 Decline Plan Change 13. 

    

 

191. Julene Ludlow 
 

Neither Support nor Oppose 
  

  The requestor states that PC 13 will “contribute to fulfilling the demand 
for more – and more affordable – housing in the short to medium term.”  
The submitter questions how such provision is to be made and whether 
there is a definition of affordable buried deep in the request.  There is no 
CODC requirement for developers to provide a percentage of “affordable” 
stock and there is no exact formula for the provision of such housing.  
Should the developers or the Council be looking at this part of a plan 
change? 

191/1 The submitter wishes that 
the Council considers the 
matters raised in the 
submission when 
considering the request for 
Plan Change 13. 

  The submitter is concerned that the outskirts of Cromwell is losing its 
rural character because of urban development.  Creating a mini town in 

191/2  
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this area will be an eyesore.  The maximum height restrictions in PC 13 
are all too high, normal residential heights in urban residential areas in 
the CODC are only 7.5m, and these ones should be no different.  

  Travellers accommodation is a restricted discretionary activity in 
Residential Sub Areas A and B meaning a large block of units with a 
maximum height of 9 metres can be built right beside a residential house 
without an application being publicly or limited notified, even to the next 
door neighbours.  The submitter would like Council to amend PC 13 to 
make it mandatory to get the approval of adjacent neighbours specifically 
for travellers accommodation applications. 

191/3  

  The submitter could find no mention of any controls or restrictions on the 
proposed type of street lights. Lights bring in glare and implications for 
road safety and visual amenity.  Council must require street lighting to be 
shielded so they emit no light horizontally or upwards, but only down to 
the ground where the light is needed.  Such lights (called full cut-off 
luminaires) are used in Tekapo, enhancing views of the night sky. 

191/4  

  The submitter could not find any traffic movement analysis in the request 
document or anything from NZTA about the effects of increased traffic at 
the intersection.  There are six vehicle access roads proposed for 
entrance and exit from Sandflat Road.  Who will pay for Sandflat Road to 
be upgraded and tar sealed, due to the increased traffic flow.  Is it not 
prudent, given the volume of traffic that use the state highway, to insist 
on a roundabout for the intersection of Sandflat Road and State Highway 
6, not deceleration lanes.  Also is there any provision for a formed cycle 
way from the development into Cromwell. 

191/5  

  The submitter supports the proposed restrictive no complaint covenant 
with regards to the Speedway, Jones Orchard and Highlands, but queries 
just how effective they will be.  A covenant can be lifted from a title on 
application to a District Court; and those with deep pockets can do this, 
then complain ad nauseum about noise and traffic until finally CODC 
would have no choice but to impose very restrictive conditions on their 
consents/lease or close down these iconic businesses.  The Speedway 
and Highlands can generate noise that can be heard in Cromwell 
depending on wind direction but they are integral to attracting visitors to 
town, and are not daily occurrences.  The submitter refers to Western 
Springs in Auckland. 

191/6  

  An unknown number of bores are proposed to supply irrigation to the 191/7  
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greenways; who will be responsible for the operation and maintenance of 
these bores, and of meeting conditions of an ORC water permit to drill 
bores and extract water.  The existing water pipes do not have the 
capacity to supply potable water to the proposal.  An upgrade to the 
Council reticulated supply could cost upwards of $3.5 million – who is 
going to pay for that?; and if it falls to Council, then that is going to affect 
the submitter as a ratepayer. 

  Proposed soakpits for each residence and business are not and should 
not be the “usual method for development in Cromwell”.  The Paterson 
Pitts report states that there is no reticulated stormwater system in the 
Cromwell area – this is untrue as the submitter lives in Cromwell and her 
household stormwater is collected into pipes that flow into a network 
administered by the CODC.  Reticulation of stormwater should be the 
norm now as we should all be doing our best to protect the receiving 
environment.  The submitter questions whether stormwater runoff will 
affect the quality of the bore water that the Alpine Water Bottling Plant 
extracts and bottles, located immediately adjacent to PC 13. 

191/8  

  As the existing wastewater pipe doesn’t have enough capacity if this 
proposal goes ahead, then who will pay to upgrade the wastewater 
connection from the land to Bannockburn Road and the two wastewater 
pump stations that will be required.  It is not stated if the current 
wastewater treatment ponds have the capacity to process the expected 
sewage from PC 13.  If the treatment ponds need upgrading again that it 
is going to affect the submitter as a ratepayer. 

191/9  

  There has not been mention at all in the proposal apart from a small one 
liner, stating that the proposal will meet the ORC’s Air Plan.  Air quality in 
Cromwell already regularly breaches NES standards, would it not be 
prudent for the Council, if PC 13 is approved, to insist the same 
conditions as at Lake Hayes Estate; that there are no domestic or 
commercial fires at all, and that heating is only from electricity, diesel or 
gas? 

191/10  

  The submitter has found it difficult to find any positive environmental 
effects of PC 13. 

191/11  

    

 

192. Alfred J Lustenberger 
 

Oppose 
  

  The proposed development of a highly intensive residential area with 
education/health and elderly people homes cannot exist as a “friendly” 

192/1 Decline Plan Change 13. 
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neighbourhood next to existing motorsport facilities (Speedway and 
Highlands) and with the surrounding orchard operations. 

  Motorsport activities and residential development in direct neighbourhood 
does not work anywhere in the world without conflicts and unnecessary 
restrictions on either side. 

192/2  

  About 6 years ago CODC approved a very successful development next 
to the existing Speedway – Highlands.  Right from the start Highlands 
has proven to be a highly successful addition to Cromwell and the wider 
region.  Highlands has placed Cromwell onto the map as a national 
beneficiary tourist location.  It provides much needed credits to the 
Cromwell community as well as to the whole region. 

192/3  

  Approving PC 13 is creating a killing conflict between the new private 
development and the operations and utilisation of the existing Speedway, 
Highlands plus the surrounding orchard operations.  It will further stop 
additional multi-million investment of the Motorsport [Park] owner for 
example the proposed golf resort. 

192/4  

  Residents, education, health and elderly people services will be 
subjected to noise during the day and night from Highlands, Speedway, 
orchards and State Highway 6.  It will be unpleasant and disturbing to live 
and people will be unhappy.  Highlands has experienced how unhappy 
neighbours can affect their business. 

192/5  

  Approving such a big scale private plan change before completing the 
medium and long term development plan for Cromwell and the region is 
far from a good example of consent management.  It just makes no 
sense. 

192/6  

    

 

193. David Ian McAlpine 
 

Oppose 
  

  The submitter is concerned at the impact of PC 13 on the viability of the 
Speedway and Highlands in future due to reverse sensitivity of 
Residential development across the road. 

193/1 Decline Plan Change 13. 

    

 
194. Keith Noel McArley 

 
Oppose 

  

  Such a development will be impacted (noise) by Highlands and inevitable 
restrictions will impact the viability of the venture which has had $10’s of 
millions invested in good faith by Mr Quinn.  We can’t endanger this type 
of investment.  We are not a “banana republic”. 

194/1 Decline Plan Change 13. 



Summary of Submissions : Plan Change 13                   P a g e  101 
  

    

 
195. Florence Anne McAuley 

& Lawrence John 
McAuley 

 
Oppose 

  

 The specific provisions of the proposal that the submission relates to are 
Section 32 – The Alternatives; retain status quo; and await District Plan 
Review.  

195/1 Decline Plan Change 13. 

 The current Rural Resource Area should be retained as this is valuable 
agricultural/horticultural land; this particular project fragments Cromwell 
township; and this project threatens the future of existing operations eg. 
Highlands, the Speedway and adjacent orchards – all successful “major 
contributors” to Cromwell area. 

195/2  

  Retain the Rural Resource Area designation and await the District Plan 
Review and give priority to developing residential areas closer to the 
town centre. 

195/3  

    

 

196. Duncan John McCrostie 
 

Oppose 
  

  The submitter is one of the original members of Highlands; and as a 
result of this he has moved his entire family to Cromwell (including 3 
school aged children). 

196/1 Decline Plan Change 13. 

  The submitter believes that a high density residential subdivision sited 
next to, and downwind, of two existing consented businesses and 
motorsport facilities makes no sense whatsoever as both facilities involve 
activities which by their very nature create noise. 

196/2  

  This will create inevitable complaints which will over time result in closure 
of both Highlands and the Speedway. 

196/3  

  Both current consented facilities create huge economic benefits to 
Cromwell and indeed the greater Central region.  As previously stated 
Highlands was the reason the submitter’s family chose Cromwell to move 
to and add their activities to the local economy. 

196/4  

  Highlands has put Cromwell on the international map and thus employs 
at least 30 people. 

196/5  

  This huge investment made by the Quinn family will be in grave jeopardy. 196/6  
    

 

197. Michelle Jane 
Macdonald 

 

Oppose 
  

 The submitter is a member of Highlands.  There has been much 
development over the years with significant money spent in order to 

197/1 Decline Plan Change 13. 
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establish the facility.  This facility is enjoyed by the wider community of 
Cromwell and also brings in tourists to the area, who are fascinated by 
what the park offers. 

  The proposed development is entirely inappropriate in that it is in 
significant conflict with the surrounding establishments including 
Highlands, the Speedway and other industrial facilities.  While there is a 
no complaints covenant proposed, the submitter believes this would not 
provide adequate protection to any residents involved in the proposed 
development and what is of more concern any children that may attend 
any such school.  It is preposterous to propose that the area become 
residential and be expected to blend into the current environment as it 
stands.  Further there are no building controls offered in the proposal in 
order to mitigate noise effects of Highlands, the Speedway and other 
industrial establishments. 

197/2  

  This will cause significant conflict between the current landowners and 
new residents and the effects this will have on the community as a whole, 
not to mention the new residents’ health, is of major concern.  These 
kinds of issues can cause all sorts of community divisions of those with 
differences of opinions prevailing, protests and pecuniary loss for those 
involved.  These effects can be far reaching and last for a long period of 
time which can turn a perfectly happy and thriving community into one of 
conflict and discord. 

197/3  

  When considering this proposal the significant amount of money spent on 
Highlands, the positive effect it has had on the area and tourists it brings 
in are paramount considerations.  The park is exceptional and offers 
something special that cannot just be found anywhere.  This is such a 
positive and unique experience that Cromwell has to offer and any 
conflict arising or potential attempts to limit its operations would have 
devastating effects for the community. 

197/4  

  While there are apartment buildings at Highlands these are owned by 
motorsport lovers who welcome the noise and activities Highlands offers.  
It is quite different to have other residents in the area who have no love 
of the sport or desire to hear the noise Highlands can emit.  Further, the 
apartments of Highlands offer accommodation for the area, thus drawing 
in more tourists, who would otherwise suffer a lack thereof. 

197/5  

  Any failure to consider health implications that could result from the noise 
and other effects of the industrial establishments could have on residents 

197/6  
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of the proposed development would be negligent. It is extremely 
concerning to the submitter that the possibility of a school being located 
there is being mooted.  Children are far more vulnerable and susceptible 
to such health effects.  Highlands has already battled the right to be 
established in such an area and to open them up to the possibility of 
future attacks would be inappropriate, especially considering the money 
invested in establishing the park. 

  While it is suggested that all bases would be covered by a no complaints 
covenant the submitter does not believe this is correct.  Precedent shows 
in scenarios like this that complaints always eventuate and likely result in 
detrimental effects to facilities emitting the noise.  Further, the health and 
safety implications for any employees working on site of the development 
need to be considered as it would be inappropriate for them to be 
exposed to potential health effects. 

197/7  

    

 
198. Cameron Peter 

McDonald 

 
Oppose 

  

 Prior to visiting Highlands in 2015, the submitter had no intention of 
investing in Central Otago, as an Australian citizen living and working in 
China.  This changed on seeing the absolutely world class 
implementation of Highlands in Cromwell.  Both the facility and the 
manner in which it is run is a credit to Highlands and the CODC.  The 
tourism interest and energy the facility generates is easy to see among 
all who visit, drawing in many visitors, with associated tourist expenditure 
benefits to surrounding business and the greater Cromwell community. 

198/1 Decline Plan Change 13. 

  Such a great facility, set in an area blessed with remarkable natural 
beauty, is truly unique, an opportunity causing one to reassess long term 
investment and life plans. As such the submitter has become a member 
of Highlands in order to participate in such a brilliant development 
planning to base himself in Cromwell long term. 

198/2  

  Upon researching the growth demands and trends of the area, both in 
terms of local residents and tourism, it was clear Cromwell would have a 
central role to play, as both Queenstown and Wanaka have been 
developed in very similarly unbalanced ways.  Through several 
discussions with locally based friends, one common factor repeatedly 
arose – the common sense approach and ease of dealing with the 
CODC, as opposed to the QLDC.  This led the submitter to investigate 

198/3  
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Cromwell and Alexandra in greater detail, where he learned of the 
Council’s plans for the airport in Alexandra.  Such a plan is certainly a 
breath of fresh air, countering the unbalanced, short term focus found 
elsewhere, with regard to infrastructure investment and protection.  The 
submitter has signed a long term lease at the airport, with ongoing 
construction plans in progress, as he completely agrees with the 
Council’s balanced outlook and the lands usage for all residents in that 
particular development. 

  Such a balanced outlook for Cromwell is critical, for all residents 
continued enjoyment of the area, avoiding a repeat of the mistakes found 
elsewhere.  Large infrastructure projects such as airports and motorsport 
facilities are extremely difficult, if not impossible to replace once lost.  
Unfortunately in the submitter’s professional career as a pilot, he has 
seen many airports lost, due to residential encroachment, allowed by 
poor planning and rezoning.  Almost invariably this results in noise 
complaints, causing restrictions on operating type and/or hours or 
complete closure in the long term. 

198/4  

  With regard to noise, in his experience Highlands has been particularly 
considerate to the wider community.  Imposing 80dB noise limits on 
members cars (substantially lower than road limits, almost unheard of for 
a motorsport facility, with limits 6-8 times higher in normal practice).  
Although this proved a challenge to meet, the submitter was encouraged 
that Highlands had created such a long term, community responsible 
policy.  However motorsport does invariably produce some noise, and 
residential development on the boundary is not in anyone’s interest.  

198/5  

  The submitter sincerely hopes the CODC will show continued, long term, 
sound decision making for Cromwell; allowing the area to grow to meet 
residents demands, without losing any of the magic that makes it so 
unique, and such a lovely place to live. 

198/6  

    

 
199. Graham Russell 

McDougall 

 
Oppose 

  

 As a member of Highlands the submission is provided from a perspective 
of a potential affected party. 

199/1 Decline Plan Change 13. 

  PC 13 is a private plan change request that has not been generated as 
part of the normal CODC strategic planning process, but rather has been 
developed from a perspective of generating a development opportunity 
for the developers/current landowner(s).  It is therefore necessary to 

199/2  
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provide a higher level of scrutiny (from those evaluating PC 13) that 
takes into account the long term effects/impacts/benefits and dis-benefits 
and overall strategy of such a plan change rather than a “quick fix” that in 
later years may be seen as less than ideal for the Cromwell community. 

  The submitter challenges the following assumptions/objectives in PC 13: 
the development is an efficient coordinated and integrated greenfields 
development and is compatible with surrounding activities (stated 
objectives); the development is part of the CODC long term strategy 
(implied); and there is no other land available and/or strategy that can 
provide for the expected population growth of approximately 6% p.a. in 
the Cromwell area (implied). 

199/3  

  PC 13 has been presented with a neighbourhood centre, open spaces, 
schools etc, simply because it is effectively isolated from the already 
developed Cromwell township facilities that are currently underutilised 
and/or are capable of being enhanced and upgraded for the benefit of all 
(rather than creating new ones).   

199/4  

  The proposed development needs the development of an entirely new 
horizontal infrastructure system that requires new systems or substantial 
long line connections to the existing infrastructure. 

199/5  

  The request states that it is compatible with the surrounding activities 
(including the Motorsport Park) which is at odds with the common 
understanding of that relationship. The request acknowledges that there 
is a mismatch or incompatibility with the close proximity by the provision 
of a land covenant that would prevent any landowner complaining about 
or taking any measures to prevent or hinder the motorsports and related 
activities from being lawfully carried out.  The covenant has a subclause 
which effectively disables it by stating “assuming the relevant landowners 
agree to the registration of the covenant”.  This clause would not prevent 
lessees (for example retirement village occupants) from complaining 
which the CODC would be obliged to listen to …. so long term this 
proviso appears to be designed to fail and certainly would prevent further 
development of the motorsport park facilities or operations. 

199/6  

  The request (with high density housing) was not part of the long term 
strategy of the CODC strategic plan otherwise it would never have 
provided a consent for the motorsport park in its current (relatively 
remote) location away from high density housing.  The CODC at the time 
imposed sound restrictions clearly acknowledging the issue. 

199/7  
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  The Motorsport Park provides Cromwell with significant tourist visitation 
numbers which coupled with the wine tour business places Cromwell as 
a tourist destination point (rather than simply passing through to 
Queenstown or Wanaka).  This provides Cromwell with a profile beyond 
its industrial and service classification for Queenstown and Wanaka, 
which brings a new and positive dimension.  If PC 13 goes ahead it not 
only sends mixed messages to significant future tourist investors in 
Cromwell on the basis that the Council cannot be trusted to not 
undermine that investment in the future but also is likely to significantly 
damage the long term current tourist destination the motorsport park 
provides by the potential (and likely) long term dissatisfaction and hence 
future curtailment high density development will impose on the 
Motorsport Park. 

199/8  

  The predicted 6% (medium) population growth is less than that which has 
occurred in Queenstown and Wanaka over the last 10 years.  The 
strategy of the QLDC has been to site and encourage appropriate 
development in new areas and focus on infill of existing residential areas.  
In Cromwell the CODC (up until now it seems) has delineated the 
commercial and residential development with space between and there is 
ample opportunity to infill that would enhance existing property values 
(and hence rate income for the Council at lower costs).  This would feed 
improved utilisation and vibrancy of the existing town centre.  PC 13 does 
little to follow or enhance these positive aspects. 

199/9  

  The CODC should adopt a revised strategy to provide for growth. 199/10  
    

 

200. Brian McEwan 
 

Oppose 
  

  The submitter has been involved with the Speedway for many years and 
is concerned at the potential operational constraints that could exist if a 
new housing development went through. 

200/1 Decline Plan Change 13. 

  The Speedway is a community sport and is enjoyed by many.  200/2  
    

 

201. Trudi McEwan 
 

Oppose 
  

  The submitter is involved with the Speedway and is concerned of the 
impact at the Speedway with potential operational constraints that could 
apply if a new housing development was to proceed. 

201/1 Decline Plan Change 13. 

  The Speedway is a huge part of the Cromwell community.  201/2  
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202. Ross William 
MacFadgen 

 

Oppose 
  

 The effects of Plan Change 13 on near, and further away,  neighbours 
will be much more than minor.  The submitter has attached an article 
from the Otago Daily Times dated 9 June 2018 that refers to “WW3” 
noises on orchards as not being acceptable (one man’s complaint).  
Multiply this by 900 households and we will have a Western Springs 
problem. 

202/1 Decline Plan Change 13. 

  The submitter seeks an alternative Section 32 evaluation report; retention 
of the current Rural Resource Area (with part subject to the Rural 
Residential notation); and await the District Plan Review. 

202/2  

    

 
203. Amanda McFarlane 

 
Oppose 

  

  PC 13 will negatively affect the rural lifestyle properties in this location.   203/1 Decline Plan Change 13. 

  It will increase traffic flow down Pearson Road which has inadequate 
footpaths for cyclists and walkers/runners. 

203/2  

  The submitter is concerned that the medium and high density residential 
proposal will deem the rural properties in the surrounding area no longer 
rural. 

203/3  

  The submitter anticipates the increase in road traffic will make the road 
more hazardous along Pearson Road for horse riders, cyclists and 
runners. 

203/4  

  Existing businesses will be impacted by the proposal as there will be 
issues with noise complaints; farm machinery; spray; and bird 
scaring/firearm use. 

203/5  

  The submitter does not believe that the houses will be owned by local 
workers but more likely Queenstown workers who will not regularly use 
the Cromwell Supermarket or shops as they have the ability to use 
Queenstown ones on their way home. 

203/6  

  If the proposal is still to go ahead the submitter would like the existing 
businesses in the area have provisions that there be-  
- No complaints towards orchard activities be made. 
- No complaints towards frost fighting via windmill or helicopter be 

made. 
- No complaint towards other rural activities ie. burning of prunings, 

pest eradication be made. 

203/7  
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204. Mark McFarlane 
 

Oppose 
  

  PC 13 will impact negatively on existing businesses and properties in this 
area. 

204/1 Decline Plan Change 13. 

  The massive increase in traffic will directly affect the submitter and all 
other current residents in the surrounding area and if it were to go ahead 
it would become affordable housing for Queenstown workers and be of 
no benefit to Cromwell community. 

204/2  

  The submitter is concerned about likely complaints from high density 
residents in the proposed development, affecting current activities eg. 
Motorsport Park and Jones Orchard and other activities done by current 
existing rural residents eg. chainsawing, spray application, stock noise 
and smell. 

204/3  

    

 

205. Donald Andrew 
MacKenzie 

 

Oppose 
  

 The specific provisos of the proposal that the submission relates to are 
that we are struggling with infrastructure now – this is only going to put 
extra pressure on resources. 

205/1 Decline Plan Change 13. 

  PC 13 is going to fragment the town of Cromwell.  We are not ready for a 
satellite town as there are more than enough sections available in 
Cromwell now. 

205/2  

    

 
206. Jean Mackenzie 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
roading, traffic noise, density, town planning – dividing Cromwell 
township. 

206/1 Decline Plan Change 13. 

  The submitter thinks at this stage there are other areas to be used for 
residential building.  The submitter would not like to see Cromwell 
become disjointed. 

206/2  

    

 
207. Allan Ronald Mackersy 

 
Oppose 

  

  As no building controls are in place residents of the proposed 
development will be severely affected by excessive noise which will 
cause high levels of annoyance in conjunction with potentially adverse 
health effects. 

207/1 Decline Plan Change 13. 
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  These issues would impact and constrain the future economic viability of 
Highlands which has contributed significantly to Cromwell and Central 
Otago region. 

207/2  

    

 
208. Trevor Stanton McKinlay 

& Jackie Elaine McKinlay 

 
Oppose 

  

 The submitters are concerned about the abruptness of the proposal: not 
enough time for informed debate by Cromwell people.  This change is 
based on a 500 page document which needs time to be unpacked and 
digested. 

208/1 Decline Plan Change 13 
or await the District Plan 
Review. 

  The submitters are concerned about the size of the proposal: 900 
accommodation units represents a massive increase in the total number 
of existing houses in Cromwell. That needs a close, measured look, not 
fast tracking!  There has been no public debate about an optimum size 
for Cromwell. 

208/2  

  The submitters are concerned about the ghetto danger: housing built on 
sections as small as 160m2??  Cromwell needs more housing units at 
affordable prices, but not large volume, high density!  Is there a plan to 
avert the dangers of the social problems that could arise from them? 

208/3  

  The submitters are concerned about impact on current provisions for 
roading: no mention of the obvious need to tar seal Sandflat Road, nor 
how traffic might by directed into the existing part of Cromwell.  Will 
National Roads authorities even allow such large volumes of traffic onto 
State Highway 6? 

208/4  

  The submitters are concerned about how this proposal sits with the 
motorsport park owners, right across Sandflat Road.  Their investment in 
Cromwell has without doubt been the biggest in the area’s history.  The 
submitters have no interest in motorsport, but they respect the 
contribution Highlands has made and will continue to make.  Will they 
have to suffer unending objections to the noise of cars on their tracks 
because Council now chooses to allow residential development close 
by? 

208/5  

  The submitters are concerned at how the proposal impacts upon the 
shape of Cromwell as it is now.  MOW Cromwell was added to Old 
Cromwell, then the industrial area was developed.  What about all the 
other land unoccupied between the industrial area and this area?  What 
about land between Cromwell and Lowburn?  Are we being asked to 

208/6  
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agree to the current proposal because the developers could afford the 
land, and found a willing seller, all because it’s good for Cromwell? 

  The submitters are concerned about whether the social (= human) fabric 
of Cromwell is ready for this virtual doubling in demand.  Social services 
are stretched now.  Baby boomers are coming in droves.  They will get 
older and needier by the year.  Which of the consultants used by CODC 
specialise in this vital area?  Has there been any contribution by the 
developer to the necessary social research? 

208/7  

  The submitters are concerned about the lack of clarity about the extent of 
– and no doubt the limits to - the developer’s intentions around provision 
for infrastructural needs in support of such a large number of housing 
units.  What is the deadline for such infrastructure?  Who will pay?  
Cost/benefit for CODC ratepayers?   

208/8  

    

 
209. Jason Kyle McLachlan 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
noise from Highlands and the Speedway on future potential neighbouring 
properties; and traffic increase & insufficient infrastructure to cope. 

209/1 Decline Plan Change 13. 

  The submitter is concerned at potential noise complaints from future 
residents who purchase sections at PC 13 on Highlands day to day 
activities. 

209/2  

  The submitter believes the residential development is in the wrong place 
and that other areas for development should be considered instead. 

209/3  

    

 
210. Ross Edward Maclean 

 
Oppose 

  

  The submitter doesn’t agree with the plan change – it should stay zoned 
Rural. 

210/1 Decline Plan Change 13. 

  The proposed subdivision would not fit in with the Cromwell town plan or 
community – the size of the sections seems ridiculous. 

210/2  

    

 
211. Keri Macleod 

 
Oppose 

  

  The submitter has been employed by Highlands for the last 12 months 
and is also a long term resident of Central Otago.   

211/1 Decline Plan Change 13. 

  Since being employed at Highlands it didn’t take her long to work out 
what this business contributes to not only our local community but also 

211/2  
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the wider community.  Highlands creates opportunities – not only for 
Highlands but for all its employees, our customers, all of our members 
and our wider community with sponsorship and donations.  The 
contribution financially of high end groups into Highlands and the tourist 
industry it is marketed to, would greatly affect our local market without 
this financial injection into our District. 

  Highlands is a high end landmark facility, not only in Central Otago but 
throughout NZ and offers the opportunity for amazing growth within this 
community. 

211/3  

    

 
212. Denise Anne McNabb 

 
Oppose 

  

  Re General Standard 20.7.1(vi) – Reverse Sensitivity – the restrictive no 
complaint covenant is too scant on detail to suffice for a zone change 
consideration.  It says it is binding on the house owner and successors.  
The request gives no information about the legality of this covenant, its 
durability and what would happen if an owner sold a house in the 
development without including the covenant.  This rule and its 
implications need more detail and explanation before the zone change is 
considered, as the Motorsport Park is a $32 million development that 
benefits Cromwell greatly and needs to be protected from future 
complaints against the noise levels from its premises when racing events 
are being staged.  The same goes for the Speedway. 

212/1 Decline Plan Change 13 
until the points raised in 
the submission are 
considered and answered 
satisfactorily. 

  Re 20.2.4 – ensuring compatibility with surrounding activities.  The 
request states that methods should be adapted to ensure that activities 
are compatible.  The obvious nearby activities are Highlands, the 
Speedway and Jones Orchard.  A zone change should not be considered 
until the “methods” are spelt out. 20.2.4 is vague and dismissive, when it 
is of utmost importance to the immediate neighbours that they are clear 
and unambiguous. 

212/2  

  Re 20.4.11B & C – these need to be spelt out.  More than mention in the 
request about trees planted next to the orchard addressing spray drift – 
on what advice has this decision been made? 

212/3  

  P63 Table 1 re potential options and discussion – the second option is to 
await the Council’s Review of the District Plan.  Since then a Cromwell 
Masterplan has also been initiated.  The second option has been 
dismissed as not “reasonably applicable” and not “considered further in 

212/4  
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this evaluation”.  It says because of the pressure on the Cromwell 
housing market it wishes to proceed with the proposal now rather than 
wait for the Council review.  This statement by the developers gives no 
evidence of the market circumstances or pressure on the Cromwell 
housing market to substantiate dismissing the reasons to wait for the 
plan review.  Not only does it make sense to wait for the plan review to 
see how such development would fit in but this decision is serving the 
developers, not the people of Cromwell and future residents, it would 
seem.  Elsewhere in the request there is an opaque referral to 
Department of Statistics figures to back the argument for Cromwell’s 
future growth.  There are no specifics and no evidence of surveys that 
back this forecast about the future population of Cromwell.  Before a 
zone change is considered evidence needs to be produced. 

  On page 68 of the request under Objectives 20.3.9 – Educational 
Precinct, where is the feedback from the Ministry of Education about 
whether or not a school would be allowed or needed. 

212/5  

  In Section 4 on effects in relation to traffic – a left turn lane onto State 
Highway 6 needs an opinion from the appropriate government authorities 
before a zone change is considered. 

212/6  

    

 
213. Graham Allan McNabb 

 
Oppose 

  

  PC 13 is a totally inappropriate development close to an existing 
motorsport facility (Highlands and Speedway) and close to existing 
orchards. 

213/1 Decline Plan Change 13. 

  The development of Highlands has been one of the most beneficial 
developments to have happened to Cromwell (and the wider Central 
Otago District).  It employs a lot of people and has added value to the 
area as well as attracting many people to visit from outside the area. 

213/2  

  To have a residential development in such close proximity would be a 
long term mistake.  Up to 900 residential sections supporting a 
population of 2000+ people will no doubt lead to, in the future sometime, 
the District Council coming under a lot of pressure to mitigate noise from 
the motorsport facilities and orchards close by, even if covenants are in 
place regarding non-complaints from owners.   

213/3  

  It is very easy for the developers to initiate such covenants but it will be 
the CODC that has to deal with the long term fallout. 

213/4  
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214. Nicola McNamara 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
environmental and social. 

214/1 Decline Plan Change 13. 

  This land should not be zoned for residential – and residential living 
should not be built here. 

214/2  

  Cromwell is a community and needs to support and value the community 
events (Highlands and Speedway).  Residential land would conflict with 
already existing community establishments. 

214/3  

  With the other proposed developments (Gair Estate, Camping Ground, 
Wooing Tree) already catering for small sections and close living areas; 
the submitter feels that this is not a positive move for Cromwell. 

214/4  

  This land would be better utilised as industrial or for more community 
areas that support the already valuable Highlands. 

214/5  

  If this land becomes residential the submitter feels it would negatively 
impact Highlands and the Speedway and that these community assets 
should be protected! 

214/6  

    

 
215. Brian Francis McNulty 

 
Oppose 

  

  Highlands has an important part to play in promoting the Central Otago 
District as well as economic and community benefits.  PC 13 is 
detrimental to Highlands and the whole Cromwell District. 

215/1 Decline Plan Change 13. 

    

 
216. Heather McPherson 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
the change of plan/zoning to high density in Sandflat Road is not 
appropriate on the outskirts of Cromwell. This will allow 900 residential 
units some on minimum section sizes of 160m2. 

216/1 Decline Plan Change 13. 

  The submitter opposes the plan/zoning change as there is still vacant 
land within Cromwell off Waenga Drive and State Highway 6.  Highlands, 
the Speedway, and the orchards work because they are located on the 
outskirts of the town – no noise issues. 

216/2  

  Protective covenants tend to be overturned after a few years once 
residents buy up – do we want to lose these businesses? 

216/3  



Summary of Submissions : Plan Change 13                   P a g e  114 
  

  Retain the current Rural Resource Area and wait the District Plan 
Review.  This will allow people time to have some input into future 
planning and development of Cromwell. 

216/4  

    

 
217. Bradley McTaggart 

 
Oppose 

  

  The submitter is a member of and has been involved with the Speedway 
for many years.  The submitter is concerned at the potential operational 
constraints that could exist if a new housing development was to proceed 
next door. The Speedway has brought a large amount of financial gain 
and enjoyment to competitors, spectators and to the Cromwell 
community. 

217/1 Decline Plan Change 13. 

    

 
218. Des McTaggart 

 
Oppose 

  

  The submitter is a member of and has been involved with the Speedway 
for many years.  The submitter is concerned at the potential operational 
constraints that could exist if a new housing development was to proceed 
next door. The Speedway has brought a large amount of financial gain 
and enjoyment to competitors, spectators and to the Cromwell 
community 

218/1 Decline Plan Change 13. 

    

 
219. Nathan Manning 

 
Oppose 

  

  This area should stay zoned Rural.  Cromwell does not need this 
subdivision and/or the plans of the development are not suitable. 

219/1 Decline Plan Change 13. 

    

 
220. Arthur Markus 

 
Oppose 

  

  The submitter is a lifelong motorsport enthusiast, observer, competitor 
and, from 1982 to 1997, one of the UK’s leading motorsports journalists.  
He is a frequent visitor to Highlands as a spectator and competitor.  His 
concerns are for the long term future and viability of Highlands. 

220/1 Decline Plan Change 13. 

  To non-enthusiasts motor racing is a noisy nuisance.  Consequently 
virtually every motor racing circuit in existence is subject to noise 
complaints from nearby residents.  In many cases the most vociferous 
objectors are those who have acquired their properties long after the 
circuit has been in operation. Although the circuit may provide pleasure 

220/2  
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and entertainment to tens of thousands of people, the objections of a 
small vocal and determined minority of residents will often threaten its 
existence.  The recent decision to close Western Springs after 90 years 
is a classic example. 

  Siting a large residential development capable of housing 2000-3000 
people in such close proximity to an existing race track, therefore, must 
be regarded as supreme folly.  As PC 13 is apparently a serious 
proposal, we are required to treat it seriously. 

220/3  

  The submitter has taken a keen interest in the development of Highlands 
since his arrival in the area in 2004.  Highlands represents a huge 
financial investment, and the rumoured cost of $30-40 million is very 
plausible.  The submitter has visited or driven on a great number of 
circuits throughout the UK and Europe, and Highlands is one of the very 
best; a truly world class facility.  As a result it has become a major tourist 
attraction, an enormous asset to the community, and something which 
everyone in the District can be proud. It also provides employment for a 
considerable number of locals. 

220/4  

  There is no credible reason, other than a desire of the PC 13 proponents 
to maximise profit potential, why this land should be considered for 
residential development.  As there is substantial commercial and light 
industrial property nearby it is clearly more suitable to 
commercial/industrial usage.  Other sites must be considered as much 
more suitable to residential development.  The establishment of a 
residential area right alongside Highlands will threaten the existence of 
one of the District’s most successful attractions, but most probably the 
Speedway and several of the long-established orchards in the vicinity 
also. 

220/5  

  During the design and construction phase Highlands took great pains to 
mitigate any noise concerns : among other things, the creation of 
embankments and planting of vegetation to deflect the sound; the 
orientation of the circuit to take sound away from the township; strict 
limits being placed on noise outputs; and severe limitations imposed on 
the number of race days the circuit can operate.  It is difficult to envisage 
what more can be done.  The circuit operators have “jumped through the 
hoops” to assuage the concerns of residents living nearby.  To now 
propose new homes and residents in such close proximity threatens to 
undo all the good work done in this regard. 

220/6  
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  If the development is allowed to proceed, in the fullness of time the 
developers will walk away to count their money, leaving the residents and 
circuit operators to battle away for as long as both wish to fight on with 
the Council a reluctant referee.  Given that this can so easily be avoided, 
is this really what we want? 

220/7  

    

 
221. Hadley Donald Marriott 

 
Oppose 

  

  Highlands is an asset to our community and Cromwell surely benefits 
economically from its operations.  Any changes to its current operation 
would be detrimental to our community. 

221/1 Decline Plan Change 13. 

    

 
222. Shane Martin 

 
Oppose 

  

  The submitter has a young family which he regularly takes to Highlands 
and the Speedway and the kids love it.  Due to recent events in Auckland 
with Western Springs the submitter could see this adversely affecting one 
of our ritual family outings. 

222/1 Decline Plan Change 13. 

    

 
223. Lindsay Mathers 

 
Oppose 

  

  The submitter is a shareholder and employee of a cherry orchard.  The 
Ripponvale Flats contain the most successful cherry growing area in New 
Zealand, growing a large proportion of NZ total export crop.  There are 
tens of millions of dollars invested in the cherry industry on the 
Ripponvale Flats.  They are substantial employers and have a large 
economic impact on the area. 

223/1 Decline Plan Change 13. 

  The submitter’s employment and the future of this industry will suffer and 
may disappear if this application is granted.  Residential development 
and intensive orchard operators do not mix.  The applicants acknowledge 
this but say that non-complaint covenants and shelter trees can solve the 
problem.  They are wrong. 

223/2  

  There are several activities that will cause complaints from neighbours : 
wind machines; bird scaring; use of helicopters; spraying; and use of 
diesel engines.  These activities will not be tolerated by urban neighbours 
and eventually the industry will be lost. 

223/3  

  In the event of an unwanted pest eg. Queensland Fruit Fly getting into 223/4  
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the area the presence of 900 more houses would impede eradication 
efforts. The area would almost certainly be within the MPI exclusion zone 
with all the inconvenience that entails. 

  The soils of the Ripponvale Flats need to be protected. This application 
will not do that. 

223/5  

  Other activities such as the Speedway and Highlands will also have the 
same problem. All of these industries and businesses will be at risk if this 
application is granted. 

223/6  

  The way in which Cromwell grows should be determined by a plan review 
not be adhoc planning such as this.  

223/7  

    

 
224. Kumiko Matsuya 

 
Oppose 

  

  Highlands provides many job opportunities for the Central Otago 
community.  Highlands benefits the economy positively and brings many 
tourists to Cromwell and other local businesses. 

224/1 Decline Plan Change 13. 

    

 
225. John May and Phillip 

Smith 

 
Oppose 

  

 The submitters are members of Highlands and the owners of an 
apartment within this facility.  

225/1 Decline Plan Change 13. 

  The PC 13 request and associated Section 32 analysis fails to 
adequately address reverse sensitivity effects.  PC 13 has the very real 
potential of imposing reverse sensitivity effects on Highlands.  Highlands 
operates under existing consents that allows for its lawful operation 
including emitting noise.  Lawful noise emissions will be readily apparent 
within the PC 13 site and will significantly diminish the amenity of future 
residents.  These noise effects will be further exacerbated by the existing 
Speedway and rural activities in the vicinity. 

225/2  

  The proposed reverse sensitivity covenant in no way mitigates the noise 
effects of Highlands on future residents, it may limit but not necessarily 
prevent complaints.  Even with the registration of such covenants 
complaints are still often received. These complaints need to be 
responded to (taking time and costing money) and over time can force 
restrictions on activities within the Motorsport Park.  This will adversely 
affect the future economic viability of Highlands and compromise the 
investments that have been made in the development of Highlands to 
date.  Since opening Highlands has contributed significantly to the 

225/3  
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Cromwell community and Central Otago District.  It is important these 
positive effects for the District and community are protected and 
preserved. 

  Central Otago is currently undertaking a District Plan Review and the 
Council is also developing a Masterplan for Cromwell.  Any development 
of the PC 13 site should be cohesively assessed within these processes 
rather than as a standalone plan change.  Otherwise the effectiveness of 
the District Plan Review and Masterplan exercise is diminished.  For 
clarity the submitter does not oppose the redevelopment of the PC 13 
site to a land use more compatible with Highlands, such as an industrial 
zone.  Amenity expectations within an industrial zone would be more 
consistent with effects created by Highlands. 

225/4  

  As it stands PC 13 does not promote or give effect to Part 2 of the RMA 
(the Act); does not meet Section 32 of the Act; is contrary to the purpose 
and provisions of the Act and other relevant planning documents; is 
inappropriate and inconsistent with the purpose and principles of the Act; 
and is not the most appropriate method for achieving the objectives of 
the District Plan having regard to its efficiency and effectiveness and 
taking into account the costs and benefits.   

225/5  

    

 
226. Scott Mayo 

 
Oppose 

  

  The submitter’s family are keen motorsport enthusiasts.  They are keen 
to move to Central Otago and their preferred location is Cromwell.  The 
primary motivations are the outdoor environment for their children, the 
people, the lakes but also the newly built motorsport park (plus the Otago 
Rally). 

226/1 Decline Plan Change 13. 

  Having been an Auckland resident and attendee of Western Springs the 
submitter knows what happens to local motorsport amenities when the 
populace encroaches on a nearby motorsport facility.  It’s death by 1000 
cuts and we have seen the final outcome both at Western Springs and 
Bay Park in Tauranga.  Cromwell has the opportunity to be the most 
stunning international motorsport destination.  Please don’t ruin it now! 

226/2  

  The submitter would like the Council to reconsider their plan to allow 
housing in the current form.  The submitter wants housing he can afford 
in Cromwell but he doesn’t want it at the cost of Highlands as this is a 
key driver in attracting him to the area.  If you allow this to go ahead you 

226/3  
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condemn the biggest investment in Cromwell in recent times to a slow 
and agonising death. The submitter has visited Highlands many times 
(from the North Island and bringing guests each time) for the museum 
and fast laps. 

  Please consider the longevity of Highlands as your primary concern.  A 
secondary option would be to put some sort of covenant on the 
development to prevent the right to complain about noise from the park.  
The submitter would happily live near the Motorsport Park as long as it 
can make as much noise as often as it would like.  Triple glazing would 
solve a lot of problems! 

226/4  

    

 
227. Mayshiel Properties Ltd 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
the absence of controls of any substance in relation to the 
dwelling/buildings to protect them from noise associated with the 
Motorsport Park with the exception of a no complaints covenant. 

227/1 Substantially amend PC 
13 to place Highlands in a 
positon where they have 
similar or same rights that 
were available prior to all 
changes 

  The proposed rules suggest an acoustic insulation standard for 
residential buildings or buildings containing activities sensitive to road 
noise within 80 metres of State Highway 6.  This rule needs further 
amending as follows- 
- An acoustic insulation standard for residential buildings or buildings 

containing activities sensitive to both road noise and motorsport noise 
within 125 metres of State Highway 6 and within 125 metres of 
Sandflat Road. 

227/2 

  Erection of sound barriers in the form of motorway style fences/bunds 
with plantings to absorb or deflect road noise and motorsport noise. 

227/3  

  PC 13 fails to adequately recognise Highlands and in particular the 
principal activities that it undertakes together with any possible future 
developments or expanded operations. 

227/4  

  PC 13 fails to protect Highlands from reverse sensitivity effects. 227/5  

  By the very nature of a motorsport park as a neighbour, the receiving 
environment (residents/occupants) as encapsulated in River Terrace will 
in all likelihood be subjected to higher levels of noise than those that may 
be normally anticipated in a residential area not located adjacent to a 
motorsport park.  PC 13 clearly fails to acknowledge this in the specified 
rules. 

227/6  
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  Historically Highlands has received complaints from existing neighbours 
that relate to activities of both a motorsport nature as well as on site 
hospitality.  While these have not resulted in any compliance breaches 
there has been considerable time and cost to effectively defend the 
position of innocence. 

227/7  

  The economic benefit of Highlands to the region is well documented and 
must be preserved and enhanced wherever possible. 

227/8  

    

 
228. Peter John Mead & 

Alastair David Stark as 
trustees of the McKay 
Family Trust 

 
Oppose 

  

 The Trust owns a 20 hectare block of rural land on the northern side of 
the junction of State Highway 6 and Sandflat Road.  The property is 
therefore a neighbour of the subject land and is separated only by the 
state highway.  The property is not simply a lifestyle property but is a fully 
functioning orchard currently comprising 8 hectares of sweet cherries, 
with about 11 hectares of very suitable land for orchard expansion.  
When fully planted the orchard will be approximately 50 metres from the 
subject property boundary. 

228/1 Decline Plan Change 13. 

 PC 13 if granted has the potential to cause substantial effects on the 
surrounding land uses to such an extent that it may eventually see these 
activities having to cease.  The subject land is immediately south and 
east of very intensive orchard operations which represent what must be 
considered the most successful cherry growing area in NZ, known as 
Ripponvale Flats.  The Ripponvale Flats are to cherry growing what 
Felton Road is to the Central Otago Pinot Noir industry.  They produce a 
very high proportion of the entire NZ cherry crop.  There is an enormous 
amount of capital tied up in the area and the gross turnover and labour 
requirements are immense.  The area has a considerable impact on the 
local economy.  The future of this industry will suffer and may disappear 
if PC 13 is granted. 

228/2  

 Urban development and intensive orcharding do not mix.  The requestor 
actually acknowledges this but says that covenants and a row of shelter 
trees can solve the problem.  They are wrong.  Throughout NZ 
horticulture is constantly compromised by urban development.  
Neighbours of orchardists do complain.  The submitter attaches a recent 
article from the ODT which shows exactly what can happen and how it 
evokes sympathy from urban dwelling councillors. 

228/3  
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 Cherry growers use wind machines at night (sometimes right through the 
night for up to 10 hours, and on consecutive nights).  While the best 
machines are used and the noise complies with the plan, it is not a nice 
experience.  We live amongst it and do not like it but understand its 
necessity.  Urban dwellers will complain bitterly when they cannot sleep 
and need to get up early in the morning. 

228/4  

  The use of bird scaring devices and other means of eliminating birds will 
become an issue.  Currently in the rural areas no one sees or hears what 
goes on at close distance. This will change and it will become a problem. 

228/5  

  We fly helicopters at low altitudes after rain in the harvest season.  
Sometimes they are used for frost fighting right through the night. This 
will also become problematic due to noise. 

228/6  

  We have to spray our trees with a variety of spray products.  There are 
certain windows of time where these sprays have to be applied.  The 
scale of the orcharding operation on the Ripponvale Flats is such that 
during some periods the sprayers are going all hours of daylight.  This 
creates noise and there is also the issue of spray drift.  The drift is 
predominantly to the south.  Even the slightest breeze will cause drift 
which in rural areas does not have a great effect.  With urban 
development there will simply not be enough time with still air to spray all 
of the trees when we need to. 

228/7  

  Imagine an unwanted pest getting past our border controls.  If for 
instance, Queensland Fruit Fly got here large perimeter areas would 
need to be sprayed.  Imagine that with 900 houses next door! 

228/8  

  Some people use diesel engines for irrigation.  These can go all night – 
this will lead to complaints. 

228/9  

  The use of covenants will not stop complaints.  Complaints will not just 
be to Council.  They will be to such bodies as OSH, CAA, RSPCA.  
Slowly but surely we will be put out of business – please don’t let this 
happen. 

228/10  

  There is a requirement under the RMA to protect soil for agriculture.  The 
granting of this application will not do that. 

228/11  

  There are other activities adjoining the subject land that will also be lost if 
urban development occurs.  We are referring to the Speedway and 
Highlands.  Both these activities contribute to the local economy.  They 
should not be put at risk.  We know better than anyone of the noise that 
is experienced.  There will be ongoing complaints until the businesses 

228/12  
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eventually give up. 
  The submitter accepts that Cromwell will continue to grow and that the 

town needs to expand.  His view is that it should grow outwardly from 
Cromwell, not with piecemeal developments such as this.  The direction 
that Cromwell grows should be dealt with in the District Plan Review – 
not by ad hoc planning such as this.  A plan review should identify the 
areas and direction in which the town should grow so people can plan 
accordingly.  In no circumstances should an urban area be put beside an 
orcharding area.  If there is no alternative it should be a deferred zone so 
that we can see years in advance and plan our business accordingly. 

228/13  

  The submitter has read the traffic engineers report and is concerned it 
takes no account of the submitter’s access onto the highway and the 
effects of the application on that.  The submitters are of the view that the 
intersection is not suitable as it is, especially because of the increase of 
traffic that will occur.  If PC 13 is granted sooner or later someone will be 
paying for a roundabout. 

228/14  

  There is considerable visual effect of the application for the submitter.  
They choose to live with a rural outlook.  This would change with what is 
proposed. 

228/15  

    

 
229. Peter John Meadows 

 
Oppose 

  

  The submitter has invested a considerable amount of money and time to 
support Highlands and the local Cromwell community.  To have this 
under threat from a poor Council decision to allow what can only be 
described as a totally unacceptable development in this particular area, 
the submitter finds appalling.   

229/1 Decline Plan Change 13. 

  We all get tired in NZ of developers just trying to make a quick buck on 
others who had the foresight, in this case to put Cromwell on the map 
with a world class race track and amenities that Highlands is.  The 
submitter has been involved in motor sport for nearly 50 years and every 
time this happens with the developer looking to cash in on others hard 
working motor sport suffers.  Bay Park in Tauranga is a strong reminder 
of this.  A fantastic track which brought millions into the local economy 
over its life was, in the end, pushed out.  The developers built a road right 
up one side and then carried it on the other side then sold the sections 
telling everyone they would make a considerable gain when the track 
closed down, all they had to do was complain about noise traffic until the 

229/2  
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Council used its position to get is closed.  The submitter also refers to 
Western Springs. 

  Highlands was built out of town so just this didn’t happen.  We don’t need 
all this cheap housing that in the end will be a fortune to buy into. 

229/3  

  Let’s not stab Tony Quinn and Highlands in the back.  He has put 
Cromwell on the map and the only reason the developers want to come 
next door is Cromwell has been given a fresh new future by him and 
Highlands. 

229/4  

  The submitter moved here because of this race track to get away from 
developers and the like and never thought this could possibly come 
under threat. 

229/5  

  Careful growth of Cromwell and the Otago Region needs to be managed.  
PC 13 needs to be seen as what it really is, nothing more than to take the 
money and run. 

229/6  

    

 
230. Richard Bruce Golding 

Mehrtens 

 
Oppose 

  

 The submitter is a Highlands motorsport member.  The facility is an 
important attraction and provides activities and an employer for the 
Cromwell area.  It has significant proven community and economic role 
and benefits.  It must not be constrained so it can continue. 

230/1 Decline Plan Change 13. 

    

 
231. Graham Mercer 

 
Oppose 

  

  PC 13 is detrimental to existing investment and development in the 
adjacent area and CBD. 

231/1 Decline Plan Change 13. 

    

 
232. Irene Mavis Mercer 

 
Oppose 

  

  PC 13 is detrimental to existing investment and development in the 
adjacent area and CBD.  

232/1 Decline Plan Change 13. 

    

 
233. Lloyd James Merchant 

 
Oppose 

  

  As a member of Highlands the submitter is concerned that allowing a 
high density residential development to be constructed on the proposed 
land would ultimately lead to the demise of the Highlands facility. 

233/1 Decline Plan Change 13. 
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  History has shown throughout New Zealand that allowing even low 
density housing adjacent to race tracks (eg. Levels Raceway) results in 
many noise complaints and eventually restricted use of the facilities. 

233/2  

  Highlands brings a lot of money into the District through both 
international and domestic tourism and also employs many locals. 

233/3  

  As a Highlands member who lives in Christchurch the submitter now 
visits the area regularly and stays in the local motels, eats at the local 
restaurants, buys petrol at the local service station, swims at the local 
pool etc so there are many other Central Otago businesses that benefit 
from Highlands attracting people like himself to the area. 

233/4  

  Since being a member of Highlands the submitter has also introduced 
many friends and family members to the area as well. 

233/5  

  The submitter thinks it would be a great loss to the Central Otago 
community if due to a poorly positioned residential development, 
Highlands operations were constrained or at worst closed altogether. 

233/6  

    

 
234. Tanya Marie Merchant 

 
Oppose 

  

  As a member of Highlands the submitter is concerned at allowing a high 
density residential development to be constructed on the proposed land 
would ultimately lead to the demise of the Highlands facility. 

234/1 Decline Plan Change 13. 

  History has shown throughout New Zealand that allowing even low 
density housing adjacent to race tracks (eg. Levels Raceway) results in 
many noise complaints and eventually restricted use of the race track 
facilities. 

234/2  

  Highlands brings a lot of money into the District through both 
international and domestic tourism and also employs many locals. 

234/3  

  As a Highlands member who lives in Christchurch the submitter now 
visits the area regularly, staying in the local motels and using the café, 
swimming pool, service station and other Cromwell facilities.  There are 
many Cromwell businesses that benefit from people like her, who are in 
the area while visiting Highlands. 

234/4  

  Since being a member of Highlands the submitter has also introduced 
many friends and family members to the area as well. 

234/5  

  The submitter thinks it would be a great loss to the Central Otago 
community if due to a poorly positioned residential development, 
Highlands operations were constrained or at worst terminated. 

234/6  
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235. John Stanley Milburn 

 
Oppose 

  

 LATE – RECEIVED 21 
JUNE 2018 

 This subdivision is an inappropriate use of land given the 
noise/disturbance potentially created by existing immediate neighbours 
including Highlands, the Speedway and orchards. 

235/1 Decline Plan Change 13. 

  Any conditions potentially imposed on inhabitants/owners within the 
proposed subdivision to prohibit complaints regarding noise/disturbance 
from existing neighbours are likely to be ineffective and provide no 
certainty of existing use for these immediate neighbours. 

235/2  

    

 
236. Dean Miller 

 
Oppose 

  

  The submitter has been going to the Speedway for over 20 years as a 
spectator with his family; and now for the last 6 years as a competitor.  
The Cromwell community has huge financial gains as drivers, crew and 
family come to town and stay for days/weeks on end.  Accommodation, 
meals, fuel etc.  This becomes a family holiday for many. 

236/1 Decline Plan Change 13. 

    

 
237. Ashley Graeme Milliken 

 
Oppose 

  

  The placement of housing developments too close to motorsport facilities 
is a bad idea.  The submitter holds a strong view based on past 
experiences and documented history, that housing development near 
motorsport facilities and airports inevitably will lead to noise/nuisance 
objections from the new residents resulting in lengthy and expensive 
Environment Court battles with the circuit owners.  Sometimes this leads 
to the closure of the facility, at best having it operate on restricted hours. 

237/1 Decline Plan Change 13. 

  Despite assurances given at the time by developers, there will inevitably 
be noise objections especially as there are retirement living 
developments within the proposed project. 

237/2  

  The submitter’s premise is based on past experience with the South 
Canterbury Car Club of which he a life member.  Their race circuit has 
tight restrictions placed on it under the RMA despite being established 
long before the “lifestyle block” phenomena occurred. 

237/3  
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238. Murray Allen Mills Oppose 
  If allowed to proceed it will limit Highlands use of the track. 238/1 Decline Plan Change 13. 
    
 

239. Ministry of Education 
 

Neither Support Nor Oppose   

  The Ministry is particularly interested in the provision of educational 
facilities which it appears will be enabled by the proposed Education 
Overlay shown on the structure plan.  It is noted that there is an 
objective, policy and rules relating to the Education Overlay and that it 
appears that the anticipated educational facilities could include a primary 
school (years 1-8). 

239/1 That the Ministry’s 
submission be taken into 
consideration as deemed 
appropriate by the consent 
authority when making its 
decision on PC 13. 

  The Ministry is the government’s lead advisor on the education system 
and, amongst other matters, has responsibility for managing all education 
property owned by the Crown.  The Ministry is therefore a considerable 
stakeholder in terms of educational facilities and assets in the Central 
Otago District, and has a strong interest in the provision for educational 
facilities in the Central Otago District Plan in a general sense. 

239/2  

  The Ministry is neutral in respect of PC 13 and in particular the provision 
of educational facilities as part of the plan change.  The level of 
development anticipated in PC 13 is insufficient to justify a state school in 
the locality with PC 13 estimated to yield approximately 150 students 
(year 1-8) which is below the threshold for a new school.  It is also noted 
that the PC 13 area does not adjoin any existing or zoned urban area. 

239/3  

  The Ministry considers that any additional demand for school facilities 
can be provided at the existing school sites of Cromwell Primary School 
and Goldfields Primary School in Cromwell.  Both of these schools have 
around 300 students each and these sites have capacity to 
accommodate future growth generated from PC 13 and other areas in 
Cromwell.  Students from the proposed development would need to 
travel to the existing schools.  Cromwell College also has the potential for 
expansion to meet future demand. 

239/4  

  The Ministry does not have any plans to establish a school on the site. 239/5  
    
 

240. Cody Ethan Mitchell 
 

Oppose   

  The land should not be changed to Residential. 240/1 Decline Plan Change 13. 

  There has been a lot of investment in the area, Motorsport Park, 
Speedway and orchards – that contribute so much to Cromwell and will 
be affected greatly. 

240/2  

  Dismiss PC 13 as bad planning for the community. 240/3  
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241. Adrien Louise Moen 

 
Oppose 

  

  The submitter opposes the change from the Rural Resource Area to a 
development for urban activities. 

241/1 Decline Plan Change 13. 

  The submitter considers that the Sandflat Road-State Highway 6 
intersection is dangerous. 

241/2  

  Noise is a constant at Highlands.  The race track is in use throughout the 
year. It can be heard most days in the background within much of 
Cromwell township.  Being close to Highlands and the stock car track will 
be a continual irritation if anyone were to live in the proposed subdivision.  
Those who initially buy the sections may accept this as part of their 
neighbourhood, but pursuant buyers in years to come will expect a quiet 
space, and will complain loud and long about the noise.  This area should 
be kept rural/commercial.  Highlands is unique to our community and 
valued for its presence and its existence depends on a rural setting. 

241/3  

  Proposed houses would be very close to large orchards.  People who are 
not familiar with orchard operations do not realise the large amount of 
spraying which goes on throughout the year in the production of fruit.  
They will buy sections, build houses, and at a later date realise the health 
impacts.  Then they will rightly apportion blame for issues such as 
asthma, eczema etc on the chemical and organic (also harmful) orchard 
sprays and spray drift from the orchards across the fence and over the 
road.   

241/4  

    

 
242. Peter John Moen 

 
Oppose 

  

  The submitter opposes the change from the Rural Resource Area to a 
development for urban activities. 

242/1 Decline Plan Change 13. 

  The submitter considers that the Sandflat Road-State Highway 6 
intersection is dangerous. 

242/2  

  Noise is a constant at Highlands.  The race track is in use throughout the 
year. It can be heard most days in the background within much of 
Cromwell township.  Being close to Highlands and the stock car track will 
be a continual irritation if anyone were to live in the proposed subdivision.  
Those who initially buy the sections may accept this as part of their 
neighbourhood, but pursuant buyers in years to come will expect a quiet 

242/3  
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space, and will complain loud and long about the noise.  This area should 
be kept rural/commercial.  Highlands is unique to our community and 
valued for its presence and its existence depends on a rural setting. 

  Proposed houses would be very close to large orchards.  People who are 
not familiar with orchard operations do not realise the large amount of 
spraying which goes on throughout the year in the production of fruit.  
They will buy sections, build houses, and at a later date realise the health 
impacts.  Then they will rightly apportion blame for issues such as 
asthma, eczema etc on the chemical and organic (also harmful) orchard 
sprays and spray drift from the orchards across the fence and over the 
road.   

242/4  

    

 
243. Darryl Alexander Mora 

 
Oppose 

  

  Orchard, Speedway, State Highway and Highlands are not suitable 
residential neighbours.  The family own an apartment at Highlands. 

243/1 Decline Plan Change 13. 

    

 
244. Tania Nicole Mora 

 
Oppose 

  

  Highlands is not a desirable neighbour to residential properties.  
Highlands gained resource consent so should stay, also neighbouring 
Speedway, orchards, main highway etc. 

244/1 Decline Plan Change 13. 

    

 
245. Bruce James Morton 

 
Oppose 

  

  The submitter believes that we don’t have the infrastructure to 
accommodate 900 sections.  Also we don’t need the town of Cromwell 
split into separate areas.  The town is already moving too fast without 
proper planning. 

245/1 Decline Plan Change 13. 

    

 
246. Jenifer Catherine Morton 

 
Oppose 

  

  No guarantee of no future objections/complaints regarding noise from 
Speedway, Highlands and all facets of orchard production such as 
spraying, helicopters, bird scarers, windmills. 

246/1 Decline Plan Change 13. 

  Potential danger and congestion of traffic coming onto State Highway 6. 246/2  

  Dividing town into two separate areas rather than using land closer to 
town. 

246/3  
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247. Kylie Jane Morton 

 
Oppose 

  

 LATE – RECEIVED 21 
JUNE 2018 

 The economic/community benefit/s that have come to Cromwell as a 
direct result of Highlands being open, this has been great for Cromwell. 

247/1 Decline Plan Change 13. 

    

 
248. MotorSport New Zealand 

 
Oppose 

  

  Highlands is an important part of the motorsport infrastructure in NZ and 
as such needs to continue to be able to operate in its current location 
under the Terms and Conditions of its own resource consent. 

248/1 Decline Plan Change 13. 

  Motorsport, like many other activities, does not always fit well in a 
residential situation and as such when a residential area is established in 
close proximity to a race circuit, complaints result in the activity that 
operates within the limits of its own resource consent and has been there 
for some time is compromised through no fault of its own. 

248/2  

  The location of this type of development next to Highlands and the 
Speedway is entirely inappropriate as existing activities are not 
compatible with high density residential development.  

248/3  

  The submitter would not want to see a situation arise in Cromwell where 
the activities of Highlands were constrained as a result of a neighbouring 
residential development.  The proposed site would in the submitter’s 
opinion be more appropriate for commercial/industrial activity. 

248/4  

  The proposed rezoning makes no attempt to protect Highlands and other 
existing activities. 

248/5  

    

 
249. Mt Difficulty Wines Ltd 

 
Oppose 

  

  The Cromwell community has recently invested in and is undertaking an 
extensive Masterplanning exercise.  One of the elements of the 
Masterplan is to enable spatial planning highlighting the best growth 
options for Cromwell. To ensure effective and meaningful development of 
the Masterplan at the minimum Plan Change 13 should be rejected. 

249/1 Decline Plan Change 13. 

  The ME report within the Plan Change 13 document highlights that 
Cromwell has enough potential for sections for development through to 
the mid 2020s allowing enough time for both the 10 year District Plan to 
be developed and the Cromwell Masterplanning exercise to be 

249/2  
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completed.  There is no time pressure to accelerate development by 
allowing the creation of a special housing resource area as proposed by 
Plan Change 13. 

  Previous town and community planning will be undermined, impact on 
services such as wastewater or other amenities such as playing fields, 
libraries etc do not seem to have been addressed, this will place a 
burden on existing ratepayers.  Due to the significance of an unplanned 
additional 50% of current population Plan Change 13 should be rejected 
or at a minimum additional work needs to be done to calculate what this 
loading to services actually would be and these costs need to be passed 
on through development contributions. 

249/3  

  Plan Change 13 does not include any meaningful staged development 
progression.  As such it has the potential to significantly overload the 
town infrastructure and associated amenities. 

249/4  

  The subdivision will bring additional traffic that will increase the road 
loading between Cromwell and Bannockburn.  This additional traffic on 
Sandflat Road will remove an option for commuters from Bannockburn to 
State Highway 6.  Additionally commuters heading through the gorge to 
Queenstown at the same time will put further pressure on the gorge 
roading network and further degrade the amenity value of living in 
Cromwell. 

249/5  

  Cromwell is already under pressure during peak periods for carparking 
and ability to access the town centre, without any form of public 
transport, and the underlying assumption that Plan Change 13 residents 
are all going to commute to Cromwell.  These access and parking 
pressures are going to grow exponentially, materially impacting on 
community values. 

249/6  

  Plan Change 13 will forever remove what has the potential to be very 
valuable and productive orchard and/or vineyard land.  Although the land 
as currently constituted may not be productive a land use change to 
either orchards or vineyards would have significantly added to the 
productivity of the land and this has not been properly considered. 

249/7  

  Plan Change 13 will have the effect of hemming in the industrial area so 
that it will be surrounded by residential areas, restricting additional 
expansion of this type of land and increasing reverse sensitivity issues 
for industrial uses. 

249/8  

  Plan Change 13 will increase reverse sensitivity issues to an 249/9  
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unmanageable extent for neighbouring orchards.  The right to farm on 
neighbouring vineyards will be compromised.  Activities that are vital for 
the continued successful operation of productive assets that will be 
compromised by the subdivision include crop spraying, tractor 
movements that generate noise (mowing etc), frost fighting (eg wind 
machines or helicopters). 

  Plan Change 13 location right next door to the Speedway, which is a 
demonstrably valuable addition to both the recreational values of the 
community (and broader CODC and QLDC Districts) and a significant 
income generator for the town, will cause additional reverse sensitivity 
issues.  Experience shows that this can lead to assets such as the 
Speedway being closed eg. Western Springs. 

249/10  

  Plan Change 13 location continuous to Highlands is another example of 
poorly conceived reverse sensitivity impacts.  Zoning the land either for 
rural or industrial is a more appropriate use for the land, not high density 
residential.  The proposed zoning has included almost no controls to 
protect Highlands, the Speedway and other existing activities.   

249/11  

  There are other major areas more contiguous to the town centre and 
separated from current land uses which are more appropriate.  These are 
major and material (Wooing Tree and Top 10 Camping Ground) and are 
more appropriate for the Council to accept. 

249/12  

  Visual amenity of the surrounding area will be significantly impacted. Mt 
Difficulty hosts ~ 60,000 domestic and international visitors annually.  
The visual impact from our Cellar Door will be impacted both during the 
day and at night.  The visual amenity from our Cellar Door is one of its 
drawcards.  PC 13 will have a significant impact on the visual amenity 
from our Cellar Door and as such should be rejected. 

249/13  

    

 
250. Ivan James Murdoch 

 
Oppose 

  

  The submitter is a member/driver/volunteer of the Speedway and has 
been for over 10 years.  The submitter is concerned that the proposed 
subdivision would jeopardise our amazing “motorsport hub” including 
Highlands and the community. 

250/1 Decline Plan Change 13. 

  PC 13 would be detrimental to the Cromwell community, saturating the 
market with sections we don’t need and jeopardising our motorsport. 

250/2  

  Cromwell will in the near future have other subdivisions opening up and 250/3  
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becoming available to buyers.  With this and the River Terrace 
subdivision it may saturate the market, dropping prices and leaving 
empty land for years to come. The local infrastructure is already 
struggling with the growth in Cromwell currently. 

  Highlands and the Speedway are both huge assets to the Cromwell area.  
This would be in jeopardy if PC 13 went ahead with complaints then 
restrictions even closure being a huge reality.  As has been in other 
cities/towns over NZ. 

250/4  

  Industry growth for Cromwell has nowhere to go.  The business park and 
other commercial/industrial sections are well into being sold.  Businesses 
are upscaling and moving.  More and more business and industry is 
moving to Cromwell equals where is it proposed our industry grows in the 
future?  This area at River Terrace would be more suited to 
business/industry/recreation/horticultural zoning. 

250/5  

    

 
251. Kylie Louise Murdoch 

 
Oppose 

  

  The submitter’s family are involved with the Speedway and have been for 
many years.  The proposed subdivision would have a huge effect on the 
motorsport hub that Cromwell has become. 

251/1 Decline Plan Change 13. 

  PC 13 will have a detrimental effect to the local community. The area 
would be best suited to industrial, recreational or horticultural consent. 

251/2  

  PC 13 would in no way be of benefit to the Cromwell community! There 
are plenty of other subdivisions going ahead. 

251/3  

    

 
252. Werner Murray 

 
Oppose 

  

  The proposed development is out of centre, not suitable to its surrounds, 
not integrated into the community and above all pre-empts the District 
Plan Review that is a public process that the Central Otago District 
Council are currently undertaking.  The Cromwell community (ratepayers) 
have committed over $1 million to ensuring this process is done right. 

252/1 Decline Plan Change 13. 

  While it is acknowledged that a landowner may request a plan change at 
any time the submitter demonstrates how out of step and inappropriate 
the proposal is with the areas objectives, and that it cannot meet Part 2 
of the RMA. 

252/2  

  A subdivision of 800-900 dwellings is by no means a very large 
subdivision by global standards, but in the Cromwell basin PC 13 will 

252/3  
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grow a small community by almost double its current population. The 
adverse effects of PC 13 on the environment, scarce and hotly contested 
resources (like water and agricultural land) and the cultural impacts on a 
community living within the Cromwell Basin will be significant.  The 
purpose of the Act cannot be met should PC 13 go ahead. 

  Due to the location, and scale of the proposal effects generated by the 
proposal cannot be remedied or mitigated and therefore it is the 
submitter’s view that the proposed uses should be avoided and PC 13 
should be declined. 

252/4  

  The submitter has grouped the issues that arise from the proposal under 
each objective that the requestor has put forward. 

252/5  

  Objectives 20.3.1, 20.3.8, 20.3.9 – efficient, co-ordinated, integrated 
greenfields development – the submitter opposes all policies and rules 
that support this objective – while co-ordinated and efficient greenfields 
development are desirable outcomes for a District Plan, especially in a 
town that is experiencing rapid growth, PC 13 does not achieve this 
outcome as it is not a logical progression for residential development for 
Cromwell; it will result in out of centre development; Cromwell is going 
through a process of Masterplan and a District Plan Review at great cost 
and both time and money to the community and this plan change will 
undermine that process; successful development needs to be supported 
by infrastructure which is not present; and dealing with sequential land 
release could be done in a co-ordinated manner, as in Rotorua.  The 
zone should be left as yet to be determined as this area may well be 
suited to industrial development (pending the outcome of the Masterplan 
and Proposed District Plan). 

252/6  

  Objective 20.3.2 – Diversity of housing product and housing affordability 
– all policies and rules that support this objective are opposed.  
Increased density does not mean affordable housing on its own.  PC 13 
puts forward lot sizes of 160m2 with narrow roads over most of the 
property.  Successful developments of this type typically are based 
around a transport node or retail/service hub, in order to justify the 
development.  In this instance it has been thrown into a paddock 
surrounded by incompatible uses.  Percentages of different typologies 
should make sense from a community building point of view rather than 
being driven by increase in density only (most of the development site is 
Area A which allows for high density residential development (160m2 

252/7  
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lots)). 
  Objective 20.3.3 – Well designed built environment – opposed to all 

policies and rules that support this objective.  The urban design report is 
not sufficient to show that density in this context can be done well.  That 
coupled with the unacceptable carparking and roading provisions mean 
that the urban design objective cannot be achieved.  The submitter also 
refers to the following issues from an urban design point of view that are 
insurmountable problems: PC 13 will create a parking nightmare as PC 
13 is only proposing one carpark per dwelling and the extra cars that 
usually park on the street will not be possible as they are also proposing 
narrow roads; there is no public transport that can be relied on; 
commuters all heading to the gorge at the same time will clog the gorge 
and in turn the Lower Shotover Bridge at Ladies Mile; there are no 
cycling or walking connections to where the development is proposed; 
very little in terms of design guidelines have been offered.  Cromwell has 
become a world class destination – this has come about from a number 
of natural attributes, years of hard work through various industries and 
history of the area, some examples that spring to mind being pinot noir, 
cherries, landscape and open spaces, Bannockburn sluicings being 
included in Landmarks/Whenua Tohunga.  Poor design cheapens that 
basin especially as the entrance for visitors from Queenstown. 

252/8  

  Objective 20.3.5 – Parks and open space network – oppose all policies 
and rules that support this objective.  While some mention has been 
made of greenways there is no park strategy that tie into the wider 
district.  Further there is no assurance offered that the school are/will 
remain in park – it will either turn into a school and then additional 
dwellings or just additional dwellings should no school go ahead.  At a 
minimum all parks land should be granted to Council as stage 1. 

252/9  

  Objective 20.3.6 – Road network – oppose all provisions that support this 
objective.  While the proposed roading typologies look great in the 
drawings provided, they do not work in a Crowell setting.  The submitter 
has completed a parking survey of the recently completed Summerfields 
subdivision in Cromwell and most dwellings have two cars and then 
either a work ute/caravan/trailer/bike present.  People that can’t afford a 
mortgage are renting rooms out in houses with people in those rooms 
having at least 1 car each.  The worst case the submitter encountered 
was in Summerfields on Saturday 16 June at 11 in the morning when 
four cars and a boat all parked outside a 2 space garage.  In short the 

252/10  
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parking and roading provisions are not appropriate or adequate in a 
Cromwell setting. 

  Further, the commute from Cromwell to Queenstown is cumbersome and 
dangerous with weather conditions and tourist drivers.  This would be 
magnified by the increase of commuters that the proposal would bring.  
The safety concerns that this would raise have not been addressed nor 
has the cost of congestion – it would be conceivable that the commute 
could be extended by 20 minutes (each way), which would add 40 
minutes to an already long day, this would have further safety 
implications. 

252/11  

  The roading report lodged with PC 13 should as a starting point be peer 
reviewed by a reputable traffic engineer and then provisions should be 
reviewed again at that point.  However in the interest of saving the 
requestor’s money due to the insurmountable shortcomings of the 
roading and parking provisions in this location and the greater impacts 
that this proposal will have on the roading network, declining PC 13 on 
roading and traffic effects alone would be preferred. 

252/12  

  Objective 20.3.7 – Public infrastructure – oppose all provisions that 
support this objective.  Extending services to this part of the basin at this 
point in time is not economically viable for the community in the long run.  
While it is acknowledged that the developer will indirectly fund the 
installation of the infrastructure (after which it will pass to the new 
homeowners in the land cost), this will then become a Council and 
ratepayer burden.  Further to this: the wastewater ponds capacity have 
not been calculated only speculated, insufficient evidence provided in 
terms of capacity; infrastructure will be too expensive for a satellite 
development and impact on community and services offered – such as 
employment opportunities, libraries, recreation areas, swimming pools 
have not been taken into account.  Cromwell does not have the services 
or conveniences to cater for some (840/3) 2500 people in the town. 

252/13  

  Objective 20.3.10 – Compatibility with surrounding activities – Cromwell 
is in a basin that is constrained for space due to the lake and steep 
mountains.  Add to this the competition for good agricultural land, 
industrial land and land suitable for dwellings.  The CODC has spent 
considerable time and effort in addressing these issues in an appropriate 
and holistic way. PC 13 falls well short of conducting such an in-depth 
study, and is naive in presuming that because the Motorsport Park and 
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adjoining orchards have been dealt with by way of covenant that all 
compatibility issues go away.  The airport has noise effects that extend 
beyond its boundary.  Gas guns that go all day, and helicopter frost 
fighting that starts up from 2-3am onwards have noise effects that reach 
from across the state highway – these have not been considered. 

  Reverse sensitivity from agricultural sprays on residential activities have 
not been adequately addressed. 

252/15  

  None of this considers the integrated way in which the basin functions 
and what impacts this plan change will have on a small community that 
will almost be doubled by this plan change. 

252/16  

  Unlawful subdivision works – works in anticipation for the development 
along the road frontage have been started by the developer.  This shows 
a certain level of disrespect for our community. The submitter notes that 
in his rush to start development he has constructed a wall structure and 
post and rail fence along with plantings of an undetermined mature 
height, which are in breach of the District Plan.  These earthworks, 
construction and planting are all subdivision works – it is best practice to 
assess these works at the time of subdivision application which will only 
be lodged should PC 13 be approved.  An abatement notice is requested 
as part of this submission. 

252/17  

  Industrial land matters – this is a highly valuable resource as QLDC has 
discovered through their plan change process that it is regionally 
significant.  This proposal will box future industrial growth by placing 
residential to the south as well as that already existing to the north.   

252/18  

  PC 13 has not taken into account taking up our valuable soil resource.  
They have said that the farm was not productive when they bought it but 
the assessment should be based on the soil resource as once subdivided 
it will be gone forever. 

252/19  

  Excess light emission is an issue in our District – this has not been 
addressed. 

252/20  

  NPS – UDC is not applicable to Cromwell.  The approach taken by the 
economic assessment in Section 2 of their report is therefore not 
applicable as most issues and effects raised by the proposal may well be 
appropriate in a different location with different timing but do not apply to 
Cromwell in the location specified.  Further to this there is sufficient 
capacity in housing stock for the short to medium term and CODC has 
currently through a Masterplan and District Plan Review process 
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planning for sufficient development capacity. 
  The Section 32 evaluation falls short of looking at all the costs that could 

be attributed to the development.  The report only considers a residential 
option – industrial uses have not been considered nor the potential 
expansion of the industrial area and the cost of this not only to Cromwell 
but also to the greater region over the medium term. 

252/22  

  Rural outlook will be compromised through the window to Cromwell from 
Queenstown. 

252/23  

    

 
253. Stephen Ross Norman 

 
Oppose 

  

  The submitter opposes any residential development within close 
proximity to Highlands as there is a significant adverse risk that future 
purchasers of these residential sites/buildings may complain of noise and 
activities operating at Highlands and therefore reducing operating 
days/hours. 

253/1 Decline Plan Change 13. 

  As a current paying member of Highlands and CODC ratepayer the 
submitter considers that he should be able to enjoy the activities at 
Highlands. 

253/2  

    

 
254. NZ Transport Agency 

 
Support in Part/Oppose in Part 

  

  The table attached to the submission details provisions of PC 13 that the 
submitter supports; as well as recommended amendments. The 
submitter supports Objectives 20.3.5, 20.3.6, 20.3.8 and 20.3.10, Policies 
20.4.6, 20.4.11A and 20.4.11C and Rules 20.7.6(i) and 20.7.8.  The 
submitter promotes that 20.7.7 General Standards be clarified and that 
Rules 20.7.7(ii)(a) and (b) and Rule 20.7.7(vii) be amended. 

254/1 If the Council is of a mind 
to approve PC 13, it does 
so subject to the 
adjustments as outlined in 
the table attached to the 
submission. 

  The submitter recognises that there is significant demand for growth in 
the Cromwell area with a range of areas being considered for rezoning 
and development.  There are a number of aspects to the submitter’s 
interest in land use changes like that proposed through PC 13.  One of 
the submitter’s key roles is to manage the state highway network.  The 
location of the River Terrace Resource Area adjoining SH 6 with the key 
access being through an existing state highway intersection introduces 
the potential for impacts on the operational efficiency and safety of the 
network. 

254/2 
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  The potential for adverse effects on the strategic transport network can 
be mitigated through a development pattern that is well integrated with 
the wider transportation network and supports all transport modes.  The 
current proposal includes a range of measures to promote walking and 
cycling for local trips at least, and provides for local neighbourhood 
facilities which can reduce the impact on the wider transport network by 
reducing short trips. 

254/3  

  For trips further afield there is limited detail on how residents are 
anticipated to connect to the wider Cromwell community and services via 
modes other than the private motor vehicle.  

254/4  

  The requirement to upgrade the SH 6/Sandflat Road intersection 
addresses deficiencies with the current layout given the projected 
increase in traffic volume.  Although there is the suggestion that Sandflat 
Road could be upgraded to provide for the additional traffic using this 
alternative route into Cromwell there is little detail on what is proposed.  

254/5  

  Measures to provide viable transport network and mode choice options 
for residents are supported by the submitter.  These could include 
interventions such as upgrades to Sandflat Road through sealing and 
shoulder improvements, or more direct safe cycle connections.  By 
making the alternative routes and transport modes more appealing the 
wider network can function more safely and efficiently.   

254/6  

  The NZTA’s statutory objective is to undertake its functions in a way that 
can contribute to an effective, efficient and safe land transport system in 
the public interest.  Some of these functions relevant in this case are: to 
promote an effective, efficient and safe land transport system; to manage 
the state highway system, including planning, funding, design, 
supervision, construction and maintenance and operations, in 
accordance with the relevant legislation; and to assist, advise and co-
operate with approved organisations such as TLAs. In submitting on PC 
13 the NZTA is pursuing these statutory functions. 

254/7  

    

 
255. Maureen Frances 

O’Connell 

 
Oppose 

  

 The specific provisions of the proposal that the submission relates to are 
the potential options to achieve the goals of the requested plan change. 

255/1 Decline Plan Change 13. 

  The Central Otago District Plan is due to be reviewed.  The submitter 
believes that the proposed plan change should await the review before 
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being considered.  The potential impact on not only the immediate area 
of Sandflat Road but of future planned developments in and around 
Cromwell is too important to rush into before thorough Council and public 
consultation and review and ideas have had time to be debated and 
considered.  PC 13 is therefore not supported at this time. 

  There is a great deal of public interest in PC 13.  Even just for that 
reason alone the submitter thinks the consultation process should be 
thorough and given time and be seen to be fair and transparent. 

255/3  

    

 
256. Scott O’Donnell 

 
Oppose 

  

  The submitter is a member of Highlands.  Over the last 8 years 
significant investment has gone into developing Highlands and 
establishing it as a national and international attraction.  Highlands has 
become a pivotal economic asset to Cromwell with the single weekend 
Highlands 101 event alone generating over $1.5 million expenditure and 
directly and indirectly creating the equivalent of 26 full time jobs.  The 
overall annual contribution to the Cromwell economy is much greater and 
the facility also provides a valuable social and recreational asset to the 
Central Otago and Lakes Districts. 

256/1 Decline Plan Change 13 
and if this cannot be 
achieved, that no 
residential or other noise 
sensitive activities are 
enabled through PC 13. 

  The events that take place at Highlands have the potential to generate 
high levels of noise and traffic, which is why the facility is ideally located 
in its semi-rural location away from residential development. 

256/2  

  PC 13 proposes to enable the development of up to 900 residential units, 
including retirement units and high density residential sections, on land 
immediately to the east of Highlands.  This has the potential to give rise 
to reverse sensitivity effects relating to Highlands and significant 
consequential economic effects.   

256/3  

  The AEE that forms part of the PC 13 documentation acknowledges that 
there is potential for reverse sensitivity effects arising from the location of 
residential activity near Highlands.   

256/4  

  PC 13 provides for a land covenant that prevents any owner from 
complaining about or taking any measures to prevent or hinder 
motorsports and related activities from being lawfully carried out.  This is 
the sole method proposed to address potential reverse sensitivity effects.  
This approach is woefully inadequate and will not adequately manage the 
reverse sensitivity effects, as is required by proposed Policy 20.4.11C. 

256/5  
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  While a no complaints covenant is useful in terms of principle, it will not 
stop complaints from being made.  Covenants are enforceable primarily 
by the parties to the covenant.  This means the onus will be on Highlands 
to take action against the complainant.  Each time a complaint is made, 
Highlands will have to expend time and money enforcing the covenant.  
This is an inefficient and unjustifiable use of resources. 

256/6  

  The no complaints covenant rule as proposed in PC 13 does not provide 
for any future activities that Highlands may wish or need to undertake in 
order to keep its operation viable (in addition to RC 150225 and RC 
150281).  Establishing around 900 residential units in close proximity to 
the Motorsport Park is likely to negatively impact on the ability of the 
Motorsport Park to further develop.   

256/7  

  The no complaints covenant are a General Standard in the proposed 
rules.  If a General Standard is not complied with then an activity 
becomes a discretionary activity so there is no guarantee for Highlands 
that no complaints covenants will actually be forthcoming.  PC 13 
therefore provides very little security for Highlands. 

256/8  

  No complaints covenants as a sole method will not actually mitigate the 
real effects of noise on the future residents, which has the potential for 
adverse effects on health and wellbeing.  In this regard PC 13 does not fit 
with the purpose of the RMA. 

256/9  

  The PC 13 site is located immediately adjacent to productive rural land 
and has the potential to be developed as a vineyard or orchard in 
conjunction with existing neighbouring activities.   

256/10  

  PC 13 is an inefficient use of productive, rural land and not sustainable 
development in this regard. 

256/11  

  The PC 13 site is an inappropriate location for urban growth.  It is 
disjoined from the existing urban area and is therefore inefficient in terms 
of servicing, infrastructure, sustainable transportation and accessibility. 

256/12  

  A thorough assessment of suitable alternative sites for residential 
development has not been undertaken as part of PC 13.  Given the 
significant reverse sensitivity issues affecting the proposed site, 
alternative locations need to be considered. 

256/13  

  The Central Otago District Plan is about to be reviewed.  This will enable 
a comprehensive review of all available land in and around Cromwell and 
identify appropriate rezoning options.  PC 13 should be rejected at this 
time and an appropriate use for the land should be determined through 

256/14  
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the District Plan Review. 
  Overall the reverse sensitivity effects of PC 13 have the potential to 

undermine the existing and future operations and viability of Highlands.  
Highlands is a valuable asset to Cromwell and the wider region and its 
operations and viability should be protected.  Residential development is 
not compatible with a motorsport park.  

256/15  

  PC 13 is an unsuitable and unsustainable location for urban growth and 
an inappropriate use for productive rural land. 

256/16  

    

 
257. Danny Arthur Omalley 

 
Oppose 

  

  The submitter purchased land in the Highlands Innovation Park as an 
investment in his future.  He is an avid car enthusiast and was delighted 
when Council consented to Highlands activities.  The fact that this 
permissible activity could be in jeopardy due to a high density residential 
development is disappointing.  The submitter has family and friends who 
now visit the region because of Highlands and he believes that the park 
diversified Cromwell’s economic growth and feels this should not be put 
at risk. 

257/1 Decline Plan Change 13. 

    

 
258. Daphne Sharon Omalley 

 
Oppose 

  

  The submitter purchased land at Highlands for family to enjoy their 
motorsports.  With homes being so close this will put the site at risk.  

258/1 Decline Plan Change 13. 

    

 
259. Josh O’Rourke 

 
Oppose 

  

  The submitter is a member and patron of Highlands.  Since established 
Highlands has only brought economic benefits to the community.  Any 
hindrance to Highlands operation is only a backward step, for a growing 
local business. 

259/1 Decline Plan Change 13. 

    

 
260. Tracey Maree O’Rourke 

 
Oppose 

  

  The submitter and her husband are fans of Highlands and have both 
visited events and participated in them.  The submitter feels any further 
development in the area should be of a complementary nature.   

260/1 Decline Plan Change 13. 
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261. Otago Regional Council 

 
Oppose in Part In Respect to Water Services 

  

  The specific provisions of PC 13 that the submission relates to are 
reverse sensitivity; air quality; transport; and water services. 

261/1 Decline Plan Change 13 
unless CODC is satisfied 
the projected demand on 
the reticulated services for 
potable water and 
wastewater is sustainable. 

  Proposed Regional Policy Statement (RPS) - the CODC decision on PC 
13 must give regard to whether PC 13 gives effect to both the Operative 
RPS and Proposed RPS (mediation version).  The submission 
represents the Proposed RPS policies that have been resolved through 
mediation. 

261/2 

  Air Quality – Cromwell is within gazetted Airshed 1, which is considered 
“polluted” by the MFE.  On average Cromwell residents experience over 
30 days during winter where pollution levels breach the national 
standard.  A major source of these particulates is emissions from solid 
fuel home heating appliances.  The proposed development is near 
Cromwell’s Air Zone 1 in the Regional Plan : Air for Otago, and use of 
solid fuel heating systems could exacerbate ambient air quality, both 
within the new development and the existing urban area. 

261/3  

  The use of low or no emission heating systems should be required within 
the PC 13 area; and the CODC should promote the use of low emission 
communal heating systems as developments of this type, ie. medium to 
high density residential housing with anchor community centre activities, 
are particularly suitable to such heating systems. 

261/4  

  Reverse sensitivity – PC 13 proposes a covenant on every title within the 
River Terrace Resource Area to prevent complaints against all lawful 
activities on the neighbouring Highlands Motorsport Park.  The CODC 
should ensure that reverse sensitivity is adequately addressed to give 
effect to the Proposed RPS policies for urban growth and development, 
including its extension into rural areas. 

261/5  

  Transportation – PC 13 documentation states that the distance of the 
proposed development from the existing Cromwell urban area is such 
that most non-car movements (eg. walking, cycling) will be limited to 
within the development’s immediate area.  The plan change does not 
make any assessment against the Otago Southland Regional Land 
Transport Plan.  The submitter requests that CODC gives effect to the 
policies of the Otago Southland RLTP 2018 and the Proposed RPS with 
respect to access, connectivity and safe transport. 

261/6  
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  Water services – PC 13 will rely on connections to the CODC’s 
reticulated services.  In factoring PC 13 population to the projected 
population growth for Cromwell it uses a daily consumption assumption 
of 500L/person/day.  It is unclear if this is exclusive of an irrigation 
component for domestic irrigation needs.  The ORC considers 
200L/person/day to be efficient based on standard residential fixtures in 
accordance with AS/NZS 15417:2000 [sic]. 

261/7  

  In relation to wastewater it is unclear from the PC 13 documentation 
whether the population growth associated with PC 13 is able to be 
accommodated by the consents held by CODC for the Cromwell 
Wastewater Treatment Plant. 

261/8  

    

 
262. Mathew Owen 

 
Oppose 

  

  The site is inappropriate for intensive residential activity.  There is huge 
potential for noise complaints from potential residents due to the close 
proximity of the Speedway and Highlands, also existing orchards. 

262/1 Decline Plan Change 13 
or enforce strict “no noise 
complaints covenant” on 
all titles for existing 
Speedway, Highlands and 
orchard activities. 

    

 
263. Michael & Robyn Gai 

Paardekooper 

 
Oppose 

  

 The establishment of this subdivision is outside the reasonably expected 
boundaries of the Cromwell residential zones.  It will split what is 
currently a well-planned town and will impact current consented activities 
in the neighbouring areas. 

263/1 Decline Plan Change 13. 

    

 
264. Kerry Parker 

 
Oppose 

  

  This land should be industrial or rural usage.  Housing should head north 
and not south. 

264/1 Decline Plan Change 13. 

  Highlands and the Speedway have made an exceptional impact on 
Cromwell for the better with the world class car track and speedway 
track.  The profile it has in NZ and overseas is huge for this area and for 
the businesses reaping the benefits of these two quality motorsport 
attractions.  Businesses have set up in the area because of the 

264/2  
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Motorsport Park and the Speedway. 
  We do not want to see another Western Springs debacle in this area. 264/3  

  CODC will certainly reap the development fees from this housing area 
and the submitter would not like this to influence CODC to make changes 
to the Highlands and Speedway consents. 

264/4  

    

 
265. Mark Alistair Paterson 

 
Oppose 

  

  The submitter opposes PC 13 due to the possible detrimental effects on 
the Highlands facility which has become a major tourist attraction in 
Cromwell. 

265/1 Decline Plan Change 13; 
and that a buffer zone be 
created between 
Highlands and any 
residential development. 

  The submitter is very surprised that the Council is considering PC 13 as 
a viable and workable housing development due to its proximity to 
Highlands and the Speedway. 

265/2 

  The submitter is a member of Highlands and also owns an industrial 
section there and believes that the proposed subdivision if established 
would spell the end of the Motorsport Park within a short period of time. 

265/3  

  The submitter owns an aircraft maintenance business at Taieri Airfield in 
Dunedin and is fully away of the reverse sensitivity issues surrounding 
the airfield since a subdivision was allowed to be developed on its 
boundary recently.  It is likely that the airfield will eventually close due to 
the effects of the aviation activities on the nearby residents and the 
inherent danger that now exists.  The submitter does not feel that it is 
wise that a similar situation should be allowed to develop at Highlands. 

265/4  

  The owners of Highlands have invested a massive amount of private 
money into developing the motorsport facility.  It is one of the best in 
Australasia and is now a major tourist attraction and has created many 
jobs in the area.  Highlands has huge potential for the development, 
testing and construction of motor vehicles from classics to modern race 
cars.  If the proposed subdivision is approved then the potential for 
growth at Highlands will be lost for good. 

265/5  

  It is all very well to place covenants on sections stopping complaints 
about noise etc but such covenants are notorious for not applying to 
subsequent purchasers and over time they lose any real legal force. 
Eventually the residents of a subdivision of 850 residential units would 
gather enough momentum to severely restrict any activity at Highlands. 

265/6  

  The submitter purchased one of the first sections sold at Highlands and 265/7  
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plans to shift his company Coventry Classics to Highlands eventually.  
The submitter restores classic Jaguar cars and constructs toolroom 
copies of classic Jaguar race cars which are exported all over the world.  
The submitter would certainly not go ahead with that plan if 850 
residential units, a school and a commercial retail centre were to be 
established beside Highlands. 

  The submitter finds it very difficult to understand why a residential 
development is even being considered next door to Highlands that has 
cost millions to develop, has put Cromwell on the world map and that has 
such great potential for automotive research and development.  An 
industrial zone would be fine but a residential development makes no 
sense whatsoever.  At the very minimum there should be a substantial 
buffer between Highlands and any residential development, at least 2 km 
to minimise the effects of the Highlands activities on future residents. 

265/8  

  The submitter also suggests that if a further residential development in 
the Cromwell area is urgently needed then specific areas need to be 
allocated under a comprehensive scheme designed by the Council and 
not established piecemeal by allowing developments instigated by 
developers in inappropriate areas.  Sandflat Road is obviously an 
inappropriate area for any residential development for the reasons given 
above.  There must surely be better areas around Cromwell for such 
residential development. 

265/9  

    

 
266. Michael David Paterson 

 
Oppose 

  

  As a member of Highlands the submitter has a significant investment in 
the continued successful running and maintenance of Highlands through 
his membership. 

266/1 Decline Plan Change 13. 

  Highlands has created a unique destination that contributes significantly 
and widely to the local Cromwell community, and having a residential 
development on the boundary, as proposed by PC 13 will undoubtedly 
over time give rise to ongoing noise complaints and issues, regardless of 
the “no noise complaints” covenant. 

266/2  

  Whilst the developers have inserted a “no noise complaints” covenant 
into PC 13, this in no way will diminish the risks to the ongoing success 
of Highlands (or the neighbouring Speedway for that matter) as history 
has shown that over time reverse sensitivity has caused the closure and 

266/3  



Summary of Submissions : Plan Change 13                   P a g e  146 
  

shifting of Western Springs and a raft of noise complaint issues at 
Pukekohe Raceway, to name two. 

  What will happen is that when Highlands ORC noise consents are due 
for renewal there will be a deluge of submissions from “across the road”, 
and while it is unlikely to cause the closure of the motorsport park there is 
a possibility that the ORC may restrict or amend the present operating 
noise levels to satisfy the demands of those submitters who shifted to the 
proposed site.  So while there is a “no noise complaints” rule, it doesn’t 
stop everyone from across the road making submissions to amend the 
existing noise level consent at some point in the future.  Clearly reverse 
sensitivity is totally unacceptable given Highlands considerable 
investment in the Cromwell community, and the membership’s 
investment in Highlands. 

266/4  

  Also the developers have made no mention of the houses, retirement 
village or school requiring to have sound insulating materials as 
compulsory to mitigate any noise issues.  They seem to think that “no 
noise complaints” should cover it! 

266/5  

  As a farmer in the Teviot Valley the submitter can attest to the noise 
generated from neighbouring orchards in the form of orchard sprayers 
(very noisy and spray drift), bird scaring devices, even fruit pickers 
singing too loudly have been known to generate noise complaints from 
neighbours, and as such this proposal will also significantly affect the 
management of the orchard to the west of the proposed development.  
Totally incompatible given the density of sections proposed. 

266/6  

  The submitter requests that PC 13 be turned down in its entirety and that 
any future proposals for the site that contravene the District Plan be put 
on hold, or at least be limited to industrial or commercial use, until the 
Council has finished their future long term Masterplan for the Cromwell 
basin. 

266/7  

    

 
267. Phillippa Jan Pearce 

 
Oppose 

  

  The submitter is an apartment owner at Highlands.  The proposal will 
have adverse implications and seriously restrict the operation of 
Highlands.  This will have a negative flow on economic effect for 
Cromwell and Central Otago.  This area should remain rural or 
commercial zoned. 

267/1 Decline Plan Change 13. 



Summary of Submissions : Plan Change 13                   P a g e  147 
  

    

 
268. Jennifer Betty Perkins 

 
Oppose 

  

  You have such a wonderful community asset in Highlands that brings 
enjoyment to so many people and children and yet you are going to let it 
die a slow death by allowing a residential subdivision to be built right 
alongside it.  Utter madness to even consider such a thing. 

268/1 Decline Plan Change 13. 

    

 
269. Max Perkins 

 
Oppose 

  

  The submitter is a keen motorsport enthusiast with a membership at 
Highlands.  This involved a substantial financial investment on his behalf.  
Highlands not only draws tourists and high spend individuals into 
Cromwell but also supports industries.  Cromwell cannot afford to lose 
such a world class facility, the town will slowly dwindle. 

269/1 Decline Plan Change 13. 

  It is simply unrealistic to assume that these people involved in PC 13 will 
not object to Highlands noise and events.  They may say “no we won’t 
complain” but over time they certainly will. 

269/2  

  This certainly will be a case of Cromwell shooting themselves in the foot 
if they allow a big regional earner like Highlands to be slowly whittled 
down and eventually become a non-viable business due to restrictions 
placed on it. 

269/3  

  Highlands not only markets Cromwell and central to the world but also 
adds a certain established feel to Cromwell.  If climate change continues 
the grape growing may have to leave the region.  If that happens the 
motorsport hub that Highlands sustains will be very welcome and a vital 
earner. 

269/4  

  If anything the restrictions on Highlands should be minimised to allow 
more race meetings per year.  This benefits industry and hospitality and 
the accommodation sectors.  Grow business and earning potential for 
Cromwell this development and plan change does not do this. 

269/5  

    

 
270. Wayne John Perkins 

 
Oppose 

  

  The establishment of Highlands has brought massive economic and 
social benefits to Cromwell.  The entire community has been energised 
by it and now you are contemplating killing the golden goose by allowing 
PC 13. 

270/1 Decline Plan Change 13. 



Summary of Submissions : Plan Change 13                   P a g e  148 
  

    

 
271. Dylan James Petch 

 
Oppose 

  

  Highlands is great for the Cromwell community as it brings tourists, 
money and jobs for the community.   

271/1 Decline Plan Change 13. 

    

 
272. Nigel Peterson 

 
Oppose 

  

  The submitter is a member of the Speedway. He is very concerned that if 
the new housing development goes ahead operational constraints will 
affect the club.  The Speedway is noisy and creates dust and this will in 
time cause complaints from the new residents. 

272/1 Decline Plan Change 13. 

  It would be incredibly unfair if eventually the Speedway had to shut down 
because of neighbours’ complaints.  A residential subdivision does not 
make sense right in the middle of motorsport and orchard work. 

272/2  

  We all give back to the community in terms of financial gain; we have 
hundreds of spectators and locals coming to our events needing 
accommodation, food, fuel etc.  What a big loss to Cromwell if it ceased 
to operate. 

272/3  

  The submitter supports commercial/industrial activity.  272/4  

    

 
273. Brayden Levi Phillips 

 
Oppose 

  

  The submitter is a member at Highlands.  He sees Highlands as a 
training ground to pursue his motor racing career.  He talked his grandad 
into a long term investment for his future as he is only 14 years old and 
he is getting older.  The future would be at risk. 

273/1 Decline Plan Change 13. 

  PC 13 is not suitable for residential and retirement due to the motorsport 
park that they would oppose in the future. 

273/2  

    

 
274. Craig Phillips 

 
Oppose 

  

  The submitter has been racing at the Speedway for 13 years and is very 
concerned at the potential restriction that could exist if a new housing 
development was to proceed next door.  The Cromwell community has 
had a large amount of enjoyment from the Speedway. 

274/1 Decline Plan Change 13. 
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275. Dennis Gordon Phillips 
 

Oppose 
  

  The submitter purchased an apartment in Highlands for enjoyment of the 
track in his retirement and this decision was based on provision for his 
grandson’s future (14 years of age).  This large investment was based on 
capital gain for a unique experience on a secluded race track that has 
become a tourist attraction and boosted growth of Cromwell 
accommodation and business. 

275/1 Decline Plan Change 13. 

  The submitter’s grandson would not have progressed to a professional 
driver without this facility and provision of this in its current state would be 
in jeopardy as other facilities have suffered through residential 
development opposing current use due to noise complaints. 

275/2  

  The Council approved a race track in this area and should not consider 
any adjacent changes as other land is available for that use. 

275/3  

    

 

276. Kim Phillips 
 

Oppose 
  

  The submitter has been involved at the Speedway for 13 years as a 
spectator and as her husband and son are competitors. The submitter is 
greatly concerned about the potential operational constraint that will likely 
exist if a new housing development was to go ahead next door.  A large 
amount of financial gain, enjoyment to competitors and spectators has 
been brought by the Speedway to the Cromwell community.   

276/1 Decline Plan Change 13. 

    
 

277. Lloyd Phillips 
 

Oppose 
  

  The submitter has been involved as a competitor in Speedway for in 
excess of 12 years and spends a lot of time at the Speedway. The 
submitter is concerned with the proposal causing operational constraints 
on the Speedway next door to proposed housing.  The Speedway 
contributes to a lot of financial gain to the community. 

277/1 Decline Plan Change 13. 

    

 
278. Michelle Gwen Phillips 

 
Oppose 

  

  The submitter has been a member of the Speedway, having been 
involved for 8 years.  It concerns the submitter greatly at the potential 
restrictions this will cause to the Speedway for both members, 
competitors and spectators that have also put a huge effort into our club 
and community. 

278/1 Decline Plan Change 13. 
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279. Thomas Peter Pinckney 

 
Oppose 

  

  As a member of Highlands the submitter opposes PC 13 in its entirety. 279/1 Decline Plan Change 13. 

  This significant type of proposal must wait until after the Cromwell 
Masterplan process is completed. 

279/2  

  This density of housing will threaten existing activities due to reverse 
sensitivity.  The $30 million plus investment in Highlands and the 
significant investment in the Speedway are unique to Cromwell, the only 
way to ensure their continuation in the long term is not to allow dense 
residential activity close by. 

279/3  

  Highlands and Speedway bring very significant income into the wider 
Cromwell basin which would be under threat. 

279/4  

  Horticulture and viticulture or commercial and industrial use, as are 
existing nearby, would be more appropriate for this land. 

279/5  

  Should PC 13 be approved at the very least there must be covenants 
(non-opposition covenants) put on the entire area which don’t allow 
future owners to lodge any submission to any existing activity or planned 
proposal application by any existing neighbouring properties including 
Highlands and Speedway. 

279/6  

    

 
280. Yolanda Pipson 

 
Oppose 

  

  The submitter has been interested in following the Speedway for the past 
10 years supporting her partner Phil Burgess and supporting the sport. 

280/1 Decline Plan Change 13. 

  The submitter will not stand by to see him and people like him shut out 
because of PC 13. 

280/2  

  The submitter is also a resident of Cromwell and will not suffer because 
of someone else’s self-gain.  

280/3  

    

 
281. Pisavale Ltd 

 
Oppose 

  

  Residential subdivision in Rural areas is likely to affect rural properties 
like the submitter’s orchard in Ripponvale Road through pressure on 
stopping the likes of wind machines for frost fighting. 

281/1 Decline Plan Change 13. 
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282. Gregory Robert Powell Oppose 
  The specific provision of the proposal that the submission relates to are 

the sheer size of the request document for “non experts” in town planning 
which discourages a wide range of submissions; potential impact on 
existing land users ie. raceways/orchards; and establishment of retail 
outlets outside the main centre of Cromwell.  Cromwell needs a vibrant 
heart. 

282/1 Decline Plan Change 13. 

  We need to establish a much clearer view of the desires of the local 
community rather than see growth driven by developers.  Note this 
process is underway with the local planning group “Eye to the Future”. 

282/2  

  The submitter is opposed to the Sandflat Road development given 
impact on existing land users. 

282/3  

  The submitter is opposed to any area of intensive housing to meet 
overflow from Queenstown problems (excludes retirement type 
developments). 

282/4  

  The submitter does not want Cromwell to become a suburb of 
Queenstown. 

282/5  

    

 
283. Brent & Carron Prentice 

 
Oppose 

  

  The submitters own an apartment in the Central Park Apartments 
complex at Highlands and a section which they will be developing for a 
business supporting the motorsport industry. 

283/1 Decline Plan Change 13. 

  The submitters are opposed to PC 13 with the possible future limitations 
it may impose upon Highlands and related activities eg. Speedway. 

283/2  

  Highlands is a huge national and international tourist drawcard and 
destination, and is building on expanding its footprint into other business 
related activities which will benefit the local Cromwell District, as has 
already been demonstrated during its life to date existence. 

283/3  

  Cromwell has been extremely privileged to have had the amount of 
money invested into the area to make this a pre-eminent attraction, and a 
world class facility.  The development has been planned as an entire 
package, with an all-encompassing “family” orientation included in the 
attractions and activities.  This attention to detail has meant that it is an 
inclusive destination for both motorsport enthusiasts and their extended 
parties.  This generates a wider economic benefit for the Central Otago 
region. 

283/4  



Summary of Submissions : Plan Change 13                   P a g e  152 
  

  The economic benefit will only continue to grow as Highlands matures as 
a destination, but it cannot be expected to progress if objections and 
restrictions are placed on it which are likely to occur if an intensive 
residential subdivision like the one proposed is located directly adjacent 
to its boundary. 

283/5  

  This has been evidenced as seen by the history of motorsport facilities 
throughout the country, where urban encroachment has forced them to 
be moved or shut down in their entirety.  The restrictive no complaint 
covenant proposed is unlikely to be upheld as time goes by and initial 
residents move on, and will likely impinge upon the offerings of the 
Motorsport Park and the Speedway. 

283/6  

  The submitters feel that if this land is to be developed, it will be better 
suited to an industrial type area, where there are more synergies and 
better understandings of noise limitations/requirements within the area.  
This is more likely to result in a harmonious and prosperous Cromwell 
and District. 

283/7  

    

 
284. Wainita Jane Proctor 

 
Oppose 

  

  The submitter is concerned about the potential impact on existing 
businesses in the area including Highlands, the Speedway, orchards and 
vineyards.  The submitter is also concerned on the long term visual 
impact of a densely populated “ghetto” type subdivision ie. small 
sections. 

284/1 Decline Plan Change 13. 

    

 
285. Public Health South 

 
Oppose 

  

  Public Health South is the principal source of expert advice within the 
Southern District Health Board (Southern DHB) regarding matters 
concerning public health.  The broad reason for the submission is to 
provide objective and independent input to promote the reduction of 
adverse effects on the health of people and communities pursuant to the 
New Zealand Public Health and Disability Act 2000 and the Health Act 
1956. 

285/1 Decline Plan Change 13 
or, if not declined, make 
the amendments set out in 
Table 1 to the submission 
(Appendix 2) that would 
assist in managing the 
reverse sensitivity effects 
that arises as a result of 
the PC 13 location.  
Amendments consistent 

  Public Health South was involved in the process for the Cromwell 
Motorsport Park [Highlands].  In particular PHS was concerned to ensure 
that the noise generated by the operation of Highlands under that 

285/2 
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consent did not detrimentally impact the acoustic environment in the 
vicinity of the site.  The outcomes secured by that process were 
appropriate for the predominantly rural environment within which the park 
is located. A map attached to the submission as Appendix 1 depicts the 
noise levels of Highlands. 

with Table 1 (or to like 
effect) are sought. 
[See Appendix 2 to 
submission 285 for the 
detailed amendments 
promoted to Plan 
Change 13 as an 
alternative relief.] 

  PC 13 seeks to introduce noise sensitive and generally sensitive 
activities, including up to 900 residential units, into an environment that is 
affected by the Highlands and Speedway noise emissions.  PHS has 
concerns about the rezoning of the land to enable urban density 
residential development, and other sensitive land uses, at the PC 13 site. 

285/3 

  PC 13 does not offer a full suite of objectives, policies and rules that 
recognise and provide for the management of this potentially significant 
reverse sensitivity impact.  PHS considers that the proposal fails to 
provide for the sustainable management of the physical resource that 
comprises the subject site.  On this basis PHS considers that PC 13 
promotes an outcome that is contrary to the provisions of Part 2 of the 
RMA. 

285/4  

  The proposal does not enable the people or community in the area to 
provide for their social, economic and cultural wellbeing, or for their 
health and safety (s5(2)) – noise associated with the operation of 
Highlands and the Speedway is significant, and exposure to it for a 
prolonged duration is likely to have significant reverse sensitivity effects. 

285/5  

  The proposal does not avoid, remedy or mitigate the reverse sensitivity 
effects of the proposed development (s5(2)(c)) - PC 13 does not provide 
a full suite of mechanisms  that will enable the appropriate avoidance, 
remediation or mitigation of the significant reverse sensitivity effects that 
are present within the area. 

285/6  

  The proposal does not enable the maintenance and enhancement of 
amenity values (s7(c)) – the ability of future residents of this area to enjoy 
their wider property will be significantly impacted by the site’s proximity to 
Highlands and the Speedway.  PC 13 proposes addressing the reverse 
sensitivity effects of the sites location via the inclusion of a restrictive no 
complaints covenant.  While this may avoid the potential for complaints, it 
does not suitably mitigate the actual and potential effects that result from 
the significant noise levels that may be generated by Highlands.  As such 
PC 13 cannot be considered to maintain or enhance amenity values. 

285/7  

  PHS is also concerned about the following environmental effects 285/8  
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resulting from PC 13 being the potential for reverse sensitivity noise, and 
spray drift effects arising from residential development establishing within 
a horticultural area; and the lack of connectivity of the site with the 
established urban environment of Cromwell. 

  The site is located adjacent to an established orchard.  Potential effects 
arising from legitimate horticultural activities include noise from bird 
scaring devices, noise from orchard activities which do not occur during 
typical working hours or days, and potential for spray drift. 

285/9  

  The s32 report discusses the mitigation proposed to manage the effects 
of spray drift, comparing the shelter planting and separation distances 
proposed on this western boundary with recommendations of NZS 
8409:2004 Management of Agrichemicals Guidelines, Part G6.  In brief 
PC 13 recommends a setback from activities sensitive to agrichemicals, 
including shelter, of 7m to mitigate the effects of a boom sprayer or air 
blast sprayer.  However the Guidelines referenced recommend a 10m 
setback where shelter is provided, and an air blast sprayer is used.  The 
mitigation proposed is considered to be deficient. 

285/10  

  The s32 report discusses the use of covenants to mitigate against noise 
from frost fighting devices and bird scaring devices.  The comments 
relating to no complaints covenants discussed in relation to the 
motorsport noise equally apply to this noise source.  No complaint 
covenants are suggested to manage this effect – the use of no 
complaints covenants is not avoiding, remedying or mitigating this 
potential reverse sensitivity effect. 

285/11  

  PHS is concerned that the site is not well connected to the Cromwell 
community.  The site is spatially separated from Cromwell by the 
motorsport facilities, rural land and industrial areas.  The site is 3.7 km 
from the edge of Cromwell township, and access to Cromwell is obtained 
via SH6 or via Pearson Road and the Bannockburn Road, which have 
speed limits of 100kph.  Walking and cycling to schools, shops and 
community facilities from the PC 13 site is not provided for in the plan 
change.  The location of PC 13 does not promote transportation 
alternatives such as cycling and walking which have physical health 
benefits.  Physical activity is associated with many positive outcomes for 
individuals, including reducing the risk of depression and chronic 
diseases like heart disease and diabetes.  In addition it also provides a 
number of community benefits such as increased productivity in local 

285/12  
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work places and improved perception of community safety as there are 
more people around in public places and increased liveability in the local 
areas.  Currently only half of adults in New Zealand are physically active. 

  PHS considers that the potential adverse effects of the proposal arising 
primarily from its location will result in adverse health and wellbeing 
effects on people eventually living on the PC 13 site.  PHS therefore 
opposes the outcomes promoted by PC 13 in its entirety and considers 
that PC 13 should be rejected. 

285/13  

  PHS opposes PC 13 and has set out in the submission specific relief 
sought in Table 1 (Appendix 2) – this identifies various provisions to be 
either retained or amended/replaced. 

285/14  

  PC 13 will not promote the sustainable management of natural and 
physical resources, will not achieve the purpose of the RMA, and is 
otherwise contrary to Part 2 and other relevant provisions of the RMA. 

285/15  

  PC 13 does not represent sound resource management practice 
particularly with respect to managing reverse sensitivity effects. 

285/16  

    
 

286. Geoffrey James Pye 
 

Oppose 
  

  The specific provisions of the proposal that the submission relates to are 
the request Document 4; the RMA section 32; and the “restrictive no 
complaints” covenants. 

286/1 Decline Plan Change 13. 

  For a plan change of this importance the elapsed time between 11 April 
2018 when the plan change was considered by Council and 20 May 2018 
has not allowed time for meaningful consultation with the public. 

286/2  

  Section 32(2) of the RMA states “identify and assess the benefits and 
costs”.  The submitter would expect the Council to carry out their own 
assessments that include public consultation instead of adopting the 
request Document 4 to fulfil this obligation. 

286/3  

  The potential for PC 13 to affect the operation of Highlands, the 
Speedway and orchard operations is a major concern.  The requestor 
plans to address this issue by way of a covenant however there is very 
little information given on the legal status of such a covenant and 
whether it would be binding on subsequent owners and prevent the 
possibility of a class action being taken in the future. 

286/4  

  Highlands and the Speedway have become icons the Cromwell residents 
are very proud of and any threat to their operation must be taken 
seriously. 

286/5  
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287. Taz Quinn-Walshe 

 
Oppose 

  

  The submitter does not want to see another Western Springs scenario 
where something in existence is pushed out by poor planning by the 
Council. 

287/1 Decline Plan Change 13. 

  This is a race track, there is a Speedway next to it and there are many 
active orchards in this area as well.  It is never going to be a good place 
for mass residential properties or retirement villages as has already been 
proven in other areas that have tried.  Highlands is a huge benefit to 
Cromwell and the surrounding area and there are plenty of other places 
away from it to build residential properties. 

287/2  

    

 
288. Racer Products Limited 

 
Oppose 

  

  The submitter is concerned to learn of the application to build a very 
significant quantity of residential homes and possibly a retirement home 
adjacent to Highlands and the Speedway. 

288/1 Decline Plan Change 13. 

  Three years ago the submitter made a commercial decision to support 
both Highlands and the Speedway with locally available driver safety 
equipment and other associated motor racing equipment by purchasing a 
unit at #19 Pit Lane, in the Highlands Industrial Park, from which to run 
its business. As a direct result of its initial investment the submitter has 
recently been awarded a contract to supply Highlands with all of their 
driver safety clothing, equipment and other associated products. 

288/2  

  The submitter has dealings with all 8 of NZ’s permanent motor racing 
circuits, and is well aware of the undue influence nearby residential 
neighbours have on the commercial viability of these circuits.  That 
pressure has resulted in most of NZ’s motor racing circuits being 
restricted to running a few major events per year. 

288/3  

  Highlands was given resource consent with significant restrictions on 
noise (85 dB) except for just 16 days per year when they are allowed to 
raise their permissible noise level to 95 dB.  This means that in effect 
they can only run a maximum of three 3 day events per year, which is 
considerably fewer than any other motor race circuit in NZ. 

288/4  

  If resource consent is granted for the proposed subdivision of the subject 
block, then Highlands’s already restrictive noise allowance would likely 

288/5  
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be challenged by the new residents.  Councillors could be unfairly 
targeted by new residents block voting for those standing on a ticket to 
reduce noise even further, meaning the current Council noise consent for 
both Highlands and the Speedway might be subject to further noise 
restrictions. 

  Regardless of covenants, politics will always hold sway as would-be 
Councillors will “nail their colours” to a popular vote.  To suggest 
otherwise flies in the face of history and human nature. 

288/6  

    

 
289. Daniel Rae 

 
Oppose 

  

  PC 13 must not be considered until the “Cromwell Eye for the Future 
Masterplan” and the District Plan Review have been completed. 

289/1 Decline Plan Change 13. 

  If PC 13 is approved to proceed and then the subsequent resource 
consent approved the submitter believes there will be greater than 
significant effects upon Cromwell and its environs. 

289/2  

  There will be reverse sensitivity against existing land use on the 
neighbouring properties which is a risk too great to contemplate.  The 
submitter is not involved with or have any interest in motorsport, but 
understands that Highlands employs between 20-30 full time staff.  They 
are a very important contributor to the economic wellbeing of Cromwell. 

289/3  

  The particular area of land is the logical place for the future expansion of 
light industrial estate in the Cromwell basin. 

289/4  

  There are significant areas of land available for Cromwell residential 
expansion either under development or suitable for such including Gair 
Avenue, Top 10, Wooing Tree, Sew Hoy land and Chalets on Barry 
Avenue.  The conservative estimate of these properties is a minimum of 
500 houses could be accommodated. 

289/5  

  There is one other proposal which is associated with Highlands, for 
approximately 100 residential units.  It is worth noting that these will be 
occupied by supporters of Highlands so unlikely to claim reverse 
sensitivity. 

289/6  

  Significant concerns the submitter has regarding PC 13 is if they are able 
to proceed with the development are the very small allotments, down to 
160m2, in Residential A --- is there room for a tent? 

289/7  

  There is only provision for one carpark per dwelling.  Surely in this day 
and age, when a family home usually has two vehicles and if one of the 

289/8  
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occupants is trade employed, often a work vehicle needs parking space. 
  The layout of the streets seems to be very narrow, so street site parking 

is obviously an issue.   

289/9  

  There doesn’t appear to be any provision for walking or cycling 
connections. 

289/10  

  All developments within the Cromwell Basin must be done in a 
considered and sustainable manner. PC 13 does not fit this framework. 

289/11  

  This proposed development, if PC 13 is allowed, will be a slum of the 
future.  Do we need this here? 

289/12  

    

 
290. Megan Rae 

 
Oppose 

  

  PC 13 must not be considered until the “Cromwell Eye for the Future 
Masterplan” and the CODC District Plan Review have been completed. 

290/1 Decline Plan Change 13. 

    

 
291. Shona Rae 

 
Oppose 

  

  This plan is not suitable for the area it is planned for. 291/1 Decline Plan Change 13. 

  PC 13 must not be considered until the “Masterplan” and the CODC 
District Plan Review have been completed. 

291/2  

    

 
292. Alister Gordon Rayner 

 
Oppose 

  

  Along with many other people the submitter has invested in an apartment 
on Pit Lane at Highlands to pursue motorsport activities in a unique 
environment.  The submitter does not want any future complaints 
regarding noise issues. 

292/1 Decline Plan Change 13. 

  You will be aware Highlands has invested millions in the motorsport park 
to make a world class venue for local and NZ families to enjoy, not to 
mention the benefit to the local area from Australian and international 
tourists. 

292/2  

  To say the least, Highlands has put Cromwell on the world map.  The 
Council must decline PC 13 and not put the Highlands operation at risk in 
the future due to noise complaints. 

292/3  
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293. Andrew Dean Reddy Oppose 
  The submitter is a member of the Speedway and together with his family 

have been involved with the Speedway for 10 years. 

293/1 Decline Plan Change 13. 

  The submitter is concerned at the potential operational [constraints] that 
could exist if the new housing development was to proceed. 

293/2  

  The Speedway brings a huge amount to the community. 293/3  

  Going from a Vincent County Council meeting dated 18 August 1980 it 
says – the site that the Speedway is on appears to be well suited to the 
proposed use and the location should present few problems, being 
located close to Cromwell but sufficiently far from residential areas to 
avoid serious traffic or noise problems. So now you are wanting to put 
residential housing right across the road – this is why the submitter is 
opposed to PC 13. 

293/4  

    

 
294. Tanya Reddy 

 
Oppose 

  

  The submitter is a member of the Speedway and her family have been 
involved with the Speedway for 10 years. 

294/1 Decline Plan Change 13. 

  The submitter is concerned at the potential operational constraints that 
could exist if the new housing development was to proceed. 

294/2  

  The Speedway brings a huge amount to the community, both financial 
and by way of entertainment for spectators, competitors and the like. 
Where else can you go in Cromwell on a Saturday night for cheap good 
family fun?  There is nowhere else. 

294/3  

  The supermarkets, gas stations, restaurants and even motels benefit. 294/4  

  The submitter’s son also races, which is fantastic – a great environment 
for our local youth to learn new skills and meet people in a positive 
environment. 

294/5  

    

 
295. Richard Henry Reid 

 
Oppose 

  

  As a Highland’s member the submitter believes this proposal would 
introduce an inappropriate development that will limit the current and 
future activities of Highlands, thus having a detrimental effect on the 
economic benefits that Highlands brings to Cromwell. 

295/1 Decline Plan Change 13. 

  Highlands is a world class motorsport facility that has had very significant 
investment by its owner.  Highlands has provided jobs to locals and 

295/2  
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brings economic benefit to the area through its events and activities. 
  PC 13 is flawed in that it proposes placing residential developments next 

to a motor racing facility.  This would only cause problems, is short 
sighted and would lead to constraints being imposed on Highlands. 

295/3  

    

 
296. Wendy Joan Rhind 

 
Oppose 

  

  The submitter has grave concerns at the stupidity of allowing PC 13 to be 
accepted as okay.  

296/1 Decline Plan Change 13. 

  The submitter questions what about the effect of noise in this new 
subdivision. 

296/2  

  What is going to happen about Highlands as cars coming out of a narrow 
road etc? 

296/3  

  The submitter supposes every developer will be happy but the 
community will have to take the Council to the Environment Court to get 
things changed. 

296/4  

  The developer seems to have more say than the people who are living in 
this community.  Money seems to be more important. 

296/5  

  Do you know that we know that you are selling us short by not allowing 
us to have a say on how we feel about PC 13.  Before developers 
challenge us through your Council? People feel unsettled and powerless 
about all these developers pulling these strings. 

296/6  

  Do we really want to be helping Queenstown with housing without 
consulting us? 

296/7  

    

 
297. Barry James Ridder 

 
Oppose 

  

  The submitter refers to his involvement with Highlands and its benefits to 
Cromwell especially safety programmes that they are running.  
Cromwell’s growth is based on Highlands. 

297/1 Decline Plan Change 13. 

    

 
298. River Terrace 

Developments Ltd 
(RTDL) 

 
Support With Amendments 

  

 Modify PC 13 to add the following acoustic insulation standard as Rule 
20.7.7(x):   
 
20.7.7(x) Acoustic Insulation of Buildings Containing Noise 
Sensitive Activities 

298/1  
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1) Noise Sensitive Spaces located within the River Terrace Resource 
Area shall be designed, constructed and maintained to ensure that 
the following Outdoor – Indoor Transmission Class (OITC) noise level 
reductions are achieved in the Acoustic Insulation Zones shown on 
the Acoustic Insulation Plan in 20.7.11 

 

Acoustic Insulation 

Zone 

OITC for Bedrooms OITC for Other Noise 

Sensitive Spaces 

A 30 30 

B 33 25 

C 30 25 
 

a) The OITC assessment shall be determined in accordance with ASTM 
E1332-16 Standard Classification for Rating Outdoor-Indoor Sound 
Attenuation; 

 

b) Noise Sensitive Spaces includes: 
i) Bedrooms, kitchens, living areas and any other habitable rooms 

in dwellings; 
ii) classrooms and indoor learning areas, lecture theatres in schools 

or educational facilities; 
iii) conference or function spaces, bedrooms and living areas 

associated with visitor accommodation; 
iv) Noise sensitive spaces in medical facilities; and 
v) Any other rooms containing noise sensitive activities that are 

occupied frequently or for extended periods, 
 

but does not include spaces insensitive to noise such as hallways, 
laundrys, bathrooms, toilets, garages, closets, lobbies, workshops or 
storage spaces. 
 

c) Compliance with this rule shall be demonstrated by a report from a 
suitably qualified and experienced acoustics expert.  The report shall 
detail the constructions and assumptions used in the calculation 
process.  Noise measurement is not required. 

  The proposed Standard 20.7.7(x) ensures that noise sensitive areas of 
dwellings/buildings in the River Terrace Resource Area (RTRA) are 
constructed so that the occupants are not adversely affected by noise 
generated external to the site (from the Motorsport Park, Speedway and 
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adjacent orchard activities); and the Standard has been informed by an 
Assessment of Noise Effects report that is attached as Appendix 1 to the 
submission.  Minimum standards of construction for noise sensitive 
activities are an effective mechanism to ensure that people are not 
disturbed by noise; and the new Standard 20.7.7(x) will work in tandem 
with the standard requiring registration of restrictive no-complaint 
covenants to ensure purchasers of properties are aware of the 
established land uses surrounding the RTRA.  A section 32 analysis for 
the new Rule 20.7.7(x) is included in the submission. 

  As a result of the submission the “RTRA : Indicative Road Cross 
Sections” needs to be renumbered to 20.7.12. 

298/3  

  Rule 20.7.7(viii) and (ix) refer to restrictive no-complaint covenants that 
do not include or refer to any particular format and do not specify who 
determines that format. Modify Rules 20.7.7(viii) and (ix) to refer to a 
particular format for covenants in Rule 20.7.7(viii)(b) and Rule 
20.7.7(ix)(b) by:  
(a) adding the following subclause: 
  “is in a format and wording approved by the Council” 
 

(b) include references to the draft covenants in Appendix 2 [to the 
submission], either by including them in the rule as draft covenants or by 
referring to them as document sitting outside the District Plan held by 
Council, in either case being draft covenants subject to final amendment 
and approval by Council prior to registration. 

298/4  

  Amend Rule 20.7.7(viii)(b)(ii) and (iii) and insert a new (v) as follows:  
  … 
(ii) In the case of Lot 400 DP 466637, prevents any owner or occupier of 
the servient land from complaining about or taking steps to prevent 
motorsports and related activities lawfully carried out as authorised by 
the terms and conditions of resource consent numbers RC 150225 and 
RC 150281 including any variations operative prior to 19 May 2018. 
 

(iii) In the case of Lot 1 DP 403966, prevents any owner or occupier of 
the servient land from complaining about or taking steps to prevent 
speedway and stock car track and related activities lawfully carried out as 
authorised by the terms and conditions of the planning consent for those 
activities issued by the (former) Vincent County Council dated 29 
September 1980 including any variations effective operative prior to 
insert dated RTRA notified. 19 May 2018. 
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  ... 
(v) In in a format and wording approved by the Council. 
 

  Amend Rule 20.7.7(ix)(b)(ii) and insert a new (iv) as follows:  
(b)(ii) prevents any owner or occupier of the servient land from 
complaining about or taking any steps to prevent noise being lawfully 
generated in the normal course of orcharding activities being 
undertaken on the benefitting land, including noise from frost-fighting 
and bird-scaring, 

  … 
(iv) is in a format and wording approved by the Council. 
 

298/6  

  Make any other amendments, including adding additional legal 
descriptions, to achieve the objective of these rules which is to protect 
adjacent existing noise generating activities from complaints from 
residents or occupiers within the RTRA. 

298/7  

  Any alternative, additional and/or consequential amendments to the 
RTRA provisions (including plans), and to the wider District Plan 
provisions, as may be necessary or appropriate to achieve the RTRA as 
a new zone in the Central Otago District Plan. 

298/8  

    

 

299. Colin Robinson 
 

Oppose 
  

  The submitter and his family are regular visitors to the Cromwell District 
over the summer solely for Speedway events.  The submitter has been a 
competitor and spectator for the last 15 years.   

299/1 That proper consents are 
put in for the Speedway 
before any more 
developments are allowed 
in close proximity to the 
current Speedway track 

  The submitter can see problems arising for the operation of the 
Speedway track if PC 13 is to proceed. 

299/2 

    
 

300. James Joseph Robinson 
 

Oppose 
  

  The submitter is part of the Speedway and he and his family and friends 
have been going to the Speedway for as long as he can remember – 
racing and holidays to the area.  The submitter is concerned at the 
potential operational constraints that could exist if a new housing 
development was to proceed next to the Speedway. 

300/1 Decline Plan Change 13. 
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301. Peter Raymond 
Robinson 

Oppose 

 As a ratepayer in Cromwell the submitter is extremely concerned that PC 
13 will force Highlands and the Speedway to close in the future.  
Highlands has and will provide much needed economic benefits to 
Cromwell.  There are far better sites closer to Cromwell. 

301/1 Decline Plan Change 13. 

    

 
302. Stephen John Rodgers 

 
Oppose 

  

  Insufficient weight has been given to the requirements of Sections 5 and 
32 of the RMA as the use of this land now is at a rate that far exceeds 
the need to provide for the social, economic and cultural wellbeing.   

302/1 Decline Plan Change 13. 

  The economic growth anticipated and the anticipated employment will be 
negative as it will further dilute the Cromwell township and impact 
negatively on existing businesses.  The further fragmentation of 
Cromwell is not in its best interests which Section 32 requires to be 
considered. 

302/2  

    

 
303. Merle Roughan 

 
Oppose 

  

  The special character of this area will be lost.  This is a beautiful rural 
area which will be lost forever if this development were to go ahead. 

303/1 Decline Plan Change 13. 

  There is only a small area in the District with the unique micro climate 
and soil conditions to grow the stone fruit for which Cromwell is 
renowned.  We need to preserve these special areas.  Houses can be 
built in other areas that are not suited to horticulture.  It would be a pity to 
have to remove the Big Fruit sculpture because it no longer relates to 
Cromwell. 

303/2  

  Neighbouring businesses will be forced out of the area because of 
complaints from residents in the subdivision.  Highlands is already 
constrained in the number of days it can hold meetings owing to 
neighbours complaining about the noise.  We have already seen the 
situation of Western Springs having to relocate and this will happen again 
here to Highlands. 

303/3  

  Orchards in the vicinity will be curtailed in going about their business 
owing to the closeness of residential properties in the subdivision. 
Orchards in the area have wind machines, use helicopters, spray crops 
in the course of their operations and carry out bird control in addition to 

303/4  



Summary of Submissions : Plan Change 13                   P a g e  165 
  

general orchard duties.  Complaints and restrictions will force them out of 
business.  These are acceptable within the rural environment and the 
plan provides for them. 

    

 
304. Wayman Patrick 

Roughan 

 
Oppose 

  

 The specific provisions of the proposal that the submission relates to are 
that it is not consistent with the plan.  

304/1 Decline Plan Change 13. 

  The development doesn’t fit into the immediate areas zone of horticulture 
and would be in complete conflict to the horticulture and the noise from 
them and Highlands and the Speedway. 

304/2  

    

 
305. Brad Rule 

 
Oppose 

  

  The submitter is involved with motorsport (Highlands and Speedway) and 
would not like any restrictions put on these community events. 

305/1 Decline Plan Change 13. 

    

 
306. Philip Michael Ryan 

 
Oppose 

  

  Highlands has been hugely beneficial to tourism for the Cromwell and 
surrounding district for a number of reasons and will continue to grow as 
an attraction in the future if allowed. 

306/1 Decline Plan Change 13. 

  As a Cromwell business owner the submitter has experienced first-hand 
increases in customer numbers to his business directly associated to the 
Highlands activities and race meetings.  Without question Highlands has 
had the pulling power to attract visitors to the Cromwell area that simply 
would not have come previously.  A lot of these visitors not only stop at 
Highlands but venture into Cromwell and surrounding areas and 
contribute to the local economy.  Highlands has contributed to the local 
economy sponsoring many events and promotions and continues to help 
many organisations and clubs around the area. 

306/2  

  It is a very unique operation that offers visitors with an experience unlike 
any other around the South Island, the people of Cromwell are very 
privileged to have this operation on its backdoor. 

306/3  

  It would be disastrous if this operation was to be constrained for future 
growth because of issues with neighbours and noise constraints. 

306/4  

  Highlands has grown considerably over its short life and it will continue to 306/5  
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grow and evolve with its forward thinking operators and solid financial 
backing.  Let’s not shackle this operation with poor zoning plan changes, 
as it will not only be detrimental to Highlands but to the entire Cromwell 
District. 

    

 
307. Jonathon Sanders 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
the effect on the Cromwell future planning and Highlands facilities.  The 
spreading of Council infrastructure. 

307/1 Decline Plan Change 13. 

  Developing a property outside the town boundary when there is still 
multiple sections available within town just spreads the ratepayer’s 
resources.  

307/2  

  The submitter is also concerned new residents will not appreciate 
existing noise and operation of race tracks and orchards. 

307/3  

  The submitter promotes the Council focus on a more suitable 
development of Cromwell township. 

307/4  

    

 
308. K Wally Sanford 

 
Oppose 

  

  The submitter opposes the subject land being rezoned for intensive 
residential use.  Land use priority should be in favour of horticulture, or if 
horticulture is deemed to be inappropriate due to lack of water, poor soils 
etc then industrial zoning should be favoured as that would integrate into 
the surroundings more seamlessly.  

308/1 Decline Plan Change 13. 

  In response to Policy 20.4.3 – Housing Affordability the submitter notes 
that the intensive nature of this development and all the negative impacts 
and poor living quality associated with it, would need to have the single 
benefit of housing affordability.  If the intensive development does not 
result in affordable property prices the proposal falls at the first hurdle.  If 
the efficiency of the design does not result in affordable housing then the 
layout and building density must be revised to something more traditional 
where permafrost is less likely and sun shines in peoples windows. 

308/2  

  In response to Method 20.5.1 – Creation of RTRA the submitter opposes 
the subject land being rezoned for residential use, whether it is this 
intensive proposal or a revised predominantly residential proposal.  Land 
use priorities should be in favour of horticulture, or if horticulture is 
deemed to be inappropriate, the industrial zoning should be favoured as 
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that would integrate into the surrounding environment and land uses 
more appropriately. 

  In response to Principal Reason 20.6.1 the submitter questions that while 
the solar orientation of the lots may be mostly correct, without 
demonstrated information that the sun can actually get into the dense 
dwelling layout then the orientation counts for nothing.  Is this information 
available? 

308/4  

  It is inappropriate to refer to the proposed development as being well 
designed when buildings up to 9 metres high, at 45 percent coverage, 
with 2 metres of separation and providing one or no external carparks.  
Densely designed does not mean well designed. 

308/5  

  Unless reliable projections of incomes within the Cromwell basin 
compared to reliably projected residential sales has been provided then 
any mention of housing affordability in the request document must be 
ignored.  If the requestor is making claims of housing affordability then 
the onus is on the requestor to demonstrate the affordability at all levels, 
especially the entry level.   

308/6  

  In response to Rule 20.7.1(ii)(a) Permitted Activities – Building Height the 
submitter notes that 9 metres is the approximate height of the terrace.  
Significant investigation into shading and the effect that has on different 
neighbouring properties at different times of the day would need to be 
provided and satisfied before an informed decision could be made to 
approve such a height. 

308/7  

  In terms of height in relation to boundary the submitter considers that 
significant investigation into shading and the effect that that has on 
different neighbouring properties at different times of day would need to 
be provided and satisfied before an informed decision could be made to 
approve such a height recession plane.  The submitter would suggest 
that the recession plane is reactive to the proposed housing height and 
density, rather than proactively protecting the reasonable right to daylight 
for all properties within the development. 

308/8  

  In relation to Rule 20.7.1(ii)(h) Driveways the submitter considers that 
internal or covered garaging simply does not account for satisfying the 
carparking needs for a dwelling.  The 5 metres that is referred to should 
be 6 metres to allow for vehicle boots opening, bike racks etc and 6 
metres should be the minimum. 

308/9  

  In terms of Rule 20.7.1(ii)(j) Carparking the submitter considers that there 308/10  
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should be a requirement for one carpark with an additional carpark ie. 2 
carparks minimum with an additional 2 for a home occupation. 

  In relation to Rule 20.7.2(i)(c) Controlled Activities – Boundary 
Adjustments the submitter considers that the intent of this rule needs 
further clarification.  The submitter questions whether it is ok to subdivide 
two 240m2 sections into a 160m2 section and a 320m2 section, which 
could then perhaps be subdivided into two 160m2 sections resulting in a 
net infill of lots, or is the controlled activity providing for correcting a 
boundary onto established occupation say 200mm parallel to the 
boundary. 

308/11  

  With respect to Rule 20.7.3(iv)(a) Discretionary (Restricted) 
Activities/Building Height – the submitter notes that while intensive 
residential development significantly detracts from the expected land use 
of the area, any 12 metre high commercial building doubles the impact 
and given its likely visual significance from the highway would negatively 
impact on the viability and vitality of the existing Cromwell Mall, which 
has no vitality and seems barely viable in its current state. 

308/12  

  Provisions, policies and claims made in the request document for PC 13 
that have not been specifically addressed in the submission should not 
be taken as being supported by the submitter. 

308/13  

  The request is of a scale and density completely inappropriate for the 
surrounding environment and land uses to the point where iterations 
would be inappropriate.  Any further proposals for the land need to be a 
complete rethink of what Cromwell needs and how it should be delivered. 

308/14  

    

 
309. Bridget Sangster 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
the size of sections proposed for high density housing in a rural area. 

309/1 Decline Plan Change 13. 

  Residential allotments of 160m2 are too high density and not enough 
provision for car space of residents. 

309/2  

  The submitter opposes the rezoning of rural space. 309/3  

  The submitter opposes the 900 residential units in this area as this is a 
space that is too small. 

309/4  
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310. Sarita Orchard Ltd 

 
Oppose 

  

  The submitter owns a 30 hectare block of rural land on the Ripponvale 
Flats.  The property is a fully operational fully planted cherry orchard and 
the submitter opposes PC 13. 

310/1 Decline Plan Change 13. 

  The Ripponvale Flats contain the most successful cherry growing area in 
New Zealand.  The cherry growing industry on the Ripponvale Flats grow 
a large proportion of NZ’s total export crop.  There are tens of millions of 
dollars invested in the cherry industry on the Ripponvale Flats.  They are 
substantial employers and have a huge economic impact on the area. 

310/2  

  The future of this industry will suffer and may disappear if this application 
is granted.  Residential development and intensive orchard operators do 
not mix.  The applicants acknowledge this but say non-complaint 
covenants and shelterbelts can solve the problem.  They are wrong. 

310/3  

  There are several activities that will cause complaints from neighbours: 
wind machines, bird scaring, use of helicopters, spraying and use of 
diesel engines.  These activities will not be tolerated by urban neighbours 
and eventually the industry will be lost. 

310/4  

  In the event of an unwanted pest eg. Queensland Fruit Fly getting into 
the area the presence of 900 more houses would impede eradication 
efforts.  The area would almost certainly be within the MPI exclusion 
zone with all the inconvenience that entails. 

310/5  

  The soils of the Ripponvale Flats need to be protected.  This application 
will not do that. 

310/6  

  Other activities such as the Speedway and Motorsport Park will also 
have the same problems.  All of these industries and business will be at 
risk if this application is granted. 

310/7  

  The way in which Cromwell grows should be determined by plan review 
not by ad hoc planning such as this. 

310/8  

    

 
311. Mark Schofield & 

Rebecca Schofield 

 
Oppose 

  

 PC 13 should be stopped as it will seriously affect the environment and 
have an adverse effect on surrounding areas, being detrimental to 
lifestyle properties and living in the area. 

311/1 Decline Plan Change 13. If 
it proceeds: 
1. Pearson Road to 
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  The submitters only got the form less than a week ago and only just 
really found out what is proposed. There has been not enough notice or 
information submitted to the submitters from the relevant authorities.  
They feel this has all been done very secretively and that no time has 
been given for people to look over.  This is unacceptable and definitely 
needs to be looked at and investigated. 

311/2 have a sensible 
speed limit on it, a 
pavement put in place 
and cycle/horse track 
with railing done. 

2. Sandflat Road (as 
above). 

3. You need to rezone 
the whole area the 
same. 

4. The boundaries and 
distances to 
structures/properties 
need to be a good 20 
metres. 

5. Provisions need to be 
put in place for 
existing 
activities/noises that 
lifestyle blocks have. 

6. Provisions need to be 
put in place for 
existing business 
activities/noises. 

7. Cromwell needs to 
increase police, fire 
and ambulance 
services drastically. 

8. More schools and 
public amenities. 

  The submitters do not think this has been checked thoroughly, really 
rushed and absolutely no thought or consideration given to those already 
living/established in the area. 

311/3 

  Serious impact on the environment. 311/4 

  No way present infrastructure could cope with such an enormous 
development.  Pretty much going to be a satellite village.  Not enough 
police, ambulance and fire services.  Public amenities and schools won’t 
cope. 

311/5 

  Serious negative impact on lifestyle blocks and the environment that 
presently exist. 

311/6 

  Surrounding roads will become very busy especially Pearson Road.  The 
submitters feel it will become too dangerous for them to do their usual 
activities like walking the kids and dogs, kids on bikes and horse riding 
along Pearson Road.  Also a lot more noise and pollution for the 
submitters to put up with, which would have a detrimental effect on their 
homestay which enjoys beautiful views in a tranquil setting for visiting 
tourists.  These changes might stop them staying anymore. 

311/7 

  The submitters have major concerns about seriously increased traffic 
volumes on the surrounding roads created by the proposed zoning 
change to residential, and believe that the developer has not addressed 
the significant increase in traffic flows from Riverview Terrace on 
Pearson Road and the effects on SH6 as this will significantly increase 
the number of road users in the immediate vicinity. 

311/8 

  The submitters’ property would decrease in value due to loss of privacy, 
increase in noise, pollution from dust etc, security worries, increase in 
road traffic and generally safety along their road. 

311/9 

  The submitters enjoy a rural environment which could be effected by new 
residents complaining of noise from their animals, chainsaws and other 
machinery being used.  Complaints of burning/fires due to pruning trees 
etc. 

311/10  

  The boundary limits proposed are by no means fair and completely 311/11  
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unreasonable and in the submitter’s opinion completely unnecessary.  
The proposed satellite village does not need to encroach on peoples 
boundaries so much and there should be a minimum of 30 metres from 
such boundaries to any structure. 

  Existing businesses that bring a lot of tourists and business to Cromwell 
could be adversely affected and even closed down by complaints of 
existing practices.  For example Jones Orchard frost protection, bird 
scaring, burning, spraying and pest control noises.  Highlands and 
Speedway noise, not that the submitter thinks they should be allowed to 
make any changes to consents already in place, shouldn’t have to wind 
back what they do. 

311/12  

  Why are other proposals that the submitter feels would be much better 
suited for Cromwell not going ahead?  For example the Wooing Tree, 
Gair Avenue, The Chalets, Alpha Street and others. 

311/13  

  The fact that the developer has already gone ahead with planting hedges 
and erecting fences as if it is a done deal is out of order and should 
cease immediately.  Especially as he is already annoying potential 
“neighbours” by planting directly on their boundary despite 
concerns/complaints.  One example being Mr Edgar. 

311/14  

  The submitters feel this is a short fix solution for a housing issue that 
could be resolved better being located elsewhere or done on a very less 
intense scale.  All we see is someone trying to rake in a lot of money at 
the expense of others in the environment. 

311/15  

  The submitters bought their lifestyle block for all the reasons that this 
development will destroy by changing from a rural zone to a medium/high 
density housing and wouldn’t have bought if they foresaw this happening. 

311/16  

  
 

  

 
312. Helen Mary Scoles 

 
Oppose 

  

  The proposed housing development bordering Sandflat Road and State 
Highway 6 will have adverse effects on the already established orchards, 
Speedway, and Highlands (all of which attract thousands to the area 
annually), the airport as well as adjacent housing.  While they might say 
people will not object to the sprays and noises they will just as they do 
with other developments such as The Dunes and Pisa Moorings. 
 

312/1 Decline Plan Change 13. 
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  There is ample land around the Wakatipu Basin to accommodate extra 
housing, please don’t let the Cromwell area become the only option for 
increased housing to accommodate Queenstown workers and 
backpackers. 

312/2  

  Not allow residential housing in a pre-existing rural area. 312/3  

    

 
313. Steve & Jo Scoles/Otago 

Farm Machinery Ltd 

 
Oppose 

  

 The submitters have invested heavily in the Motorsport Park, both by 
building an apartment and being a member.  The submitters are now 
looking to relocate their business to the region, however they are 
concerned that Highlands as an operation will have their activities 
constrained and the impact of that could really affect the submitter’s 
business and apartment. 

313/1 Decline Plan Change 13. 

    

 
314. Brian Neil Scott 

 
Oppose 

  

  The submitter is the owner of Pit Lane Apartment No.1 in the Highlands 
Motorsport Park precinct located opposite the site in Sandflat Road, 
Cromwell. 

314/1 Decline Plan Change 13. 

  Highlands is more than a motorsport event facility.  It is a tourist 
destination attracting visitors to Cromwell every day of the week.  Any 
approval of PC 13 would impact on the operation of Highlands.   

314/2  

  This would have the likely effect of Cromwell’s main tourist venture being 
limited in its operations to Motorsport only on the few weekends a year 
that are currently allowed.  This would lead to lower tourist numbers.  It 
would also have the effect of impacting on existing businesses in 
Cromwell such as accommodation providers and food outlets.  This 
would have a flow on effect to employment in these areas. 

314/3  

  Owners like the submitter were attracted to invest in Cromwell by the 
Highlands facility and now contribute to the overall benefit of Cromwell. 

314/4  

  The properties adjacent to the site are horticulture-orchards, rural farms 
and the tourist facility at Highlands.  The conditions required to be 
applied to any approval would be significant in the following areas: noise 
impacts to be negated by building designs for both Motorsport traffic 
movement and orchard operations (including high impact guns and 
helicopter operations); protection of the horticultural usage from the 

314/5  
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impact of domestic occupation including animals intrusion and impacts of 
gardening/non organic sprays; and operation of a retail service centre in 
a rural area suitable for a population of 2000 people ie. 40% of the 
existing population is not a suitable use for the rural area. 

  Any approval would require such stringent conditions to protect the 
existing usage that they would be almost impossible to comply with. The 
enforcement of this compliance would be the responsibility of the CODC.  
The cost of this enforcement will be a significant impact on the Council 
on an ongoing basis. 

314/6  

  The proposed development of 850 lots would lead to a residential 
population of approximately 2000 people ie. 40% of the existing 
population of Cromwell located in one concentrated location.  It is not 
realistic for this to occur. 

314/7  

  The effect on the existing infrastructure such as roads, water, drainage, 
sewerage etc would in all probability require the creation of a satellite 
town on the perimeter of Cromwell. 

314/8  

  The CODC’s obligations to provide the necessary infrastructure could not 
be met without a severe financial impact to ratepayers ie. existing 
treatment plants would need to be duplicated for water/sewerage and the 
connections from Sandflat Road to the various existing facilities installed. 

314/9  

  The developer’s contributions and any conditions which could be 
imposed on them are unlikely to offset the cost of providing the 
infrastructure services and their ongoing maintenance and operations. 

314/10  

  Issues with traffic management/road structure - the existing Sandflat 
Road would not be capable of supporting this development; there is the 
potential for at least 1000 cars a day to use Sandflat Road in both 
directions; traffic management on surrounding roads, Sandflat Road and 
its intersections with other local roads to Cromwell would require a 
complete upgrade to allow alternate access; traffic management and 
reconstruction of the highway intersection with Sandflat Road as the 
current intersection would require a complete upgrade to current 
standards due to its location and potential usage of an extra 2000 vehicle 
movements a day; and the developer would need to do this upgrade at 
their cost. Note : people will die there otherwise. 

314/11  

  Cromwell is currently a country town with a low visible impact on the 
Central Otago area with previous developments being compatible and of 
low density.  The impact of a 40% population growth in one area at the 

314/12  
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entrance to the town will be to its detriment. 
  The submitter considers that PC 13 cannot be approved.  It seems 

illogical that a developer would propose such a development on Sandflat 
Road given the existing usage; and the scale of development is too large 
and too dense.  The impacts and risks are substantial on adjacent land 
owners and Cromwell as a town. 

314/13  

  The CODC’s obligations would be a substantial impact on existing 
ratepayers for provision and maintenance of infrastructure services and 
for ensuring compliance by the developer and any future residents of 
their obligations contained in any approval. 

314/14  

  The high density intended is not compatible with the rural area, the 
adjacent horticultural usage and the adjacent Highlands tourist operation. 

314/15  

    

 

315. Jason Scott 
 

Oppose 
  

  The submitter has been involved with the Speedway for 12 years and 
has helped build it up into one of the top NZ Speedway tracks.  The 
Speedway has been involved within the community, helping youth grades 
through to adults and it is a great family show.  The Speedway has 
brought a lot of money into the community and the submitter would hate 
to see the Speedway operations constrained. 

315/1 Decline Plan Change 13. 

    
 

316. Lester & Estelle Scott 
 

Oppose 
  

  The specific provisions of the proposal that the submission relates to are 
the effect on existing neighbouring properties.   

316/1 Decline Plan Change 13. 

  There will be impact on existing businesses – Accepting PC 13 will have 
a huge impact on present and future rural operations in this area eg. 
Jones Orchard, Sarita Orchard, 45 South Orchard, the Speedway and 
Highlands.  Millions of dollars have been spent developing all of these 
businesses and with operating practices in the orchards (eg. spraying, 
bird scaring, frost fighting and the like) could jeopardise the health of 
some residents. Would this make the sections (if the rezoning is 
accepted) harder to sell? Tony Quinn has spent millions of dollars 
developing this excellent facility to the benefit of the community and 
visitors.  He deserves the Council and community support to operate his 
business without ongoing stresses on how the Motorsport Park affects 
nearby residents.  The Speedway also brings many visitors to the District 
as well as a popular activity for the local community. 

316/2  
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  Loss of employment opportunities at all effected businesses. 316/3  

  Cromwell is the Fruit Bowl of Central Otago.  Would rezoning this area 
remove a valuable food zone? 

316/4  

  Impact on intending residents : expectations are that intending residents 
sign a non-complaints covenant.  Should we be developing residential 
sections expecting people to accept restrictive no-complaint covenants 
for something which could be hazardous to their health? (Some may not 
know they are allergic to the sprays etc until they experience them). 

316/5  

  Delay decisions until the Cromwell Masterplan and District Plan Reviews 
are complete.  It would be more expedient to ensure zones already 
zoned residential be developed before we consider encroaching on this 
rural land.  Already in progress is Gair Estate, Wooing Tree, and the 
Sunhaven Motor Camp development.  Also the vacant land beside 
Waenga Drive could be utilised in the future.  Why disjoint the town any 
more than it already is. 

316/6  

  Bell Gully wrote “a ‘no-complaints covenant’ can only go so far.  It cannot 
prevent a member of the public from taking enforcement action against 
the effects producing landowner making a complaint or submitting an 
effects producing resource consent”.  So does the ‘no-complaints 
covenant’ only cover landowners and not the staff who work at the 
proposed shops, schools etc.  Should this rezoning go ahead, what 
would stop teachers, medical staff etc working within this proposed 
rezoned area but not living there, gathering together and complaining.  
Where would this leave the existing neighbours who have been loyal to 
Cromwell by investing millions of dollars for the benefit of the Cromwell 
and extended areas? 

316/7  

  The submitters think any decisions should be delayed, at least, until the 
Cromwell Masterplan and District Plan Reviews are completed.  The 
requestor acknowledged that the known and proposed residential 
developments might satisfy the demand until 2028 but in long term 
(2043) a shortfall of urban capacity is anticipated.  So therefore why rush 
the decision to rezone or not. Ensure all future needs of Cromwell are 
determined before a decision is made. 

316/8  

    

 

317. Nina Scott 
 

Oppose 
  

  This area needs to retain rural/industrial zoning.  Residential is 
unsupported due to existing motorsport activities.  

317/1 Decline Plan Change 13. 
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318. Richard Elliot Sinclair 

Scott 

 
Oppose 

  

 The specific provisions of the proposal that the submission relates to are 
the intensive housing development. 

318/1 Decline Plan Change 13. 

  Where else in NZ would a Council allow a proposed development such 
as this to occur in such relative proximity to a Motorsport Park, 
Speedway and working orchards? 

318/2  

  The submitter strongly opposes PC 13 due to potential conflict with 
existing operations – orchards/Speedway/Highlands.  The Council should 
be looking to amend rules regarding existing dwellings already in place. 

318/3  

  Council must allow for a more comprehensive review, based on growth 
projections to be initiated and completed. 

318/4  

    

 
319. Matthew James Scully 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
changing the land from rural to urban use. 

319/1 Decline Plan Change 13. If 
it was to gain a change of 
use then the land should 
be zoned as an industrial 
area to keep the noise in 
one place. 

  The area is too close to the Speedway and Highlands.  Also too close to 
the fruit orchards adjacent to SH6. 

319/2 

  An area needs to be set aside between rural and urban; and, in the event 
of a zoning change, the area should be zoned as Industrial area. 

319/3 

  The reasons for the submission are: noise complaints by urban dwellers; 
restrictions placed on Highlands; restrictions placed on the orchards 
adjacent to SH6 in the event of frost fighting, pest control and the use of 
wind machines; the economic loss should Highlands be forced to close; 
the economic loss to the town of Cromwell should orchards be forced to 
close due to noise complaints/restrictions placed on horticulture spraying; 
and restrictions on employment opportunities. 

319/4  

    

 

320. Matthew Shand 
 

Oppose 
  

  Highlands was built around the time the GFC had deeply affected 
Cromwell.  The construction of a multi-million-dollar complex was a 
godsend to many businesses in Cromwell (which had a positive flow on 
effect).  As Highlands chose to use local contractors, this shows their 
commitment/care to the community.  Their construction and the 
subsequent tourism activity drawcard has been immensely beneficial to 

320/1 Decline Plan Change 13. 
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Cromwell. 
  It was not that long ago Cromwell was asking how do we get 

people/tourists to stop and shop in Cromwell and then along came 
Highlands and did just that.  Bringing competitors, volunteers and public 
to their events all spending money in the town, with businesses starting 
purely based on Highlands and the car racing. 

320/2  

  A residential subdivision beside Highlands, Speedway and orchards will 
have a negative impact on their operations.  Western Springs shows 
what happens when residential encroaches on Motorsport activities.  

320/3  

  Regardless of any implementations undertaken the residents of the 
subdivision would complain and the restrictions that would eventually be 
made to the surrounding business activities will be their demise.  It has 
happened time and time again. 

320/4  

  Jones Orchard is very well known overseas and many people stop at 
their fruit stall.  If they are unable to produce the wonderful Central Otago 
fruit, due to restrictions on wind machines and sprays, their livelihood 
would also be in jeopardy. 

320/5  

  That would be two big tourist centric businesses lost to Cromwell if this 
subdivision proceeds. 

320/6  

  The flow on effect if Cromwell lost Highlands, Speedway and the 
surrounding orchards would be immense, with the loss of the businesses 
but also the jobs and business related to them (contractors, maintenance 
and service companies etc). 

320/7  

  There are other areas in Cromwell that would be much better suited to a 
residential subdivision. 

320/8  

    

 
321. Christina Catherine 

Shaw 

 
Oppose 

  

 As an individual the submitter finds the Cromwell Motorsport Park to be a 
huge asset to Cromwell and wider community. The benefits have been 
phenomenal. 

321/1 Decline Plan Change 13. 

  PC 13 has the potential to have adverse effects on Highlands plus the 
Speedway in the form of noise complaints from the proposed residential 
development.  This would ultimately result in more constraints being 
forced upon the park and Speedway. 

321/2  

  The Motorsport Park has already complied with restrictions in order to 
keep everyone happy. Any further operational constraints would be 

321/3  
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detrimental and the submitter fails to understand how such a proposal 
can even be considered. 

  Why jeopardise the future of a well established, well run and well 
patronised business venture, it defies logic. 

321/4  

    

 
322. Jonathan Carl Shaw 

 
Oppose 

  

  Highlands has had a huge economic benefit to Cromwell, financially and 
as a tourist destination.  If Highlands operation was constrained, that 
would be a huge loss for Central Otago.  If PC 13 was approved it would 
cause all sorts of problems for Cromwell, Highlands and the Speedway. 

322/1 Decline Plan Change 13. 

    

 
323. Julie Barbara Shaw 

 
Oppose 

  

  The submitter submits in support of Highlands.  Highlands creates a 
huge amount of benefit to the community/Cromwell both financially and 
as a tourist destination.  Cromwell would not benefit if Highlands was 
constrained. 

323/1 Decline Plan Change 13. 

    

 
324. Stephen Garry Shaw 

 
Oppose 

  

  The submitter believes that it would be irresponsible to allow land use 
change that could place in jeopardy recent commercial and recreational 
developments that support Cromwell and the greater Central Otago area. 

324/1 Decline Plan Change 13. 

  The submitter wishes that PC 13 and any similar proposal be declined 
where existing business are put at risk by future possible objections from 
proposed residential development. 

324/2  

    

 
325. Lena Linda Shea 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
that the land should not be changed to residential. 

325/1 Decline Plan Change 13. 

  There has already been a lot of subdivisions going ahead in the area and 
we do not need further small sections, or a change to the District Plan. 

325/2  

  We do not need to split housing, shopping etc to the outskirts of 
Cromwell. 

325/3  
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326. Owen Ross Shearer Oppose 
  Towns need industries and these are two very good operations.  Locating 

high density housing in this zone is not good planning, it is a totally 
inappropriate area. 

326/1 Decline Plan Change 13. 

  Orchards beside and across SH6 are noisy with frost fighting, bird 
scaring and constant spraying etc night and day.  The submitter is a 
shareholder and director of a large orchard and noise is a real issue with 
residents nearby.  Horticulture, growing food is a fantastic industry and 
must be protected and encouraged. 

326/2  

  Highlands and the Speedway across Sandflat Road are also great 
businesses and attract and support a diverse range of businesses.  They 
both produce noise and would create unhappy residential neighbours. 

326/3  

  This land proposed should be kept rural, commercial. 326/4  

  The submitter is also an owner of a commercial complex in Alexandra.  
The anchor tenants business operates because of Highlands.  If 
Highlands was compromised so would a lot of other businesses in 
Central Otago. 

326/5  

    

 
327. Christine Jayne Sheehan 

 
Oppose 

  

  Highlands is an excellent motorsport venue for people of all ages to 
enjoy.  It attracts both local and international visitors.  The submitter has 
taken family and friends to participate in the many activities they have to 
offer. 

327/1 Decline Plan Change 13. 

  Highlands employ many local people, but the overall benefits from 
visitors to the park to CODC and the local community must exceed that 
of any other attraction in Cromwell and the area.  Therefore if its 
business activities were constrained or hindered it would be a huge loss 
to the area.  High intensity housing is not suitable near such a valuable 
venue. 

327/2  

  The submitter knows of two established businesses that have been 
forced to close due to new housing being built close their premises, 
businesses that were there years before the houses, but after complaints 
from the new homeowners the businesses were forced to change their 
operation which eventually lead to closure. 

327/3  
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328. Michael Raymore 
Sheehan 

Oppose 

 The submission specifically relates to 850 sections of residential 
development on Sandflat Road beside Highlands.   

328/1 Decline Plan Change 13 
and create controls to 
protect Highlands, the 
Speedway, orchards and 
other existing activities. 

  Locating this type of high density residential activity in such close 
proximity to Highlands, the Speedway and orchards is very poor resource 
management and an entirely inappropriate use of the land.  The existing 
activities are not compatible with high density residential. 

328/2 

  Residents will be subjected to noise during the day and the night from 
Highlands, State Highway 6, the Speedway and the orchards, people will 
be unhappy. 

328/3 

  The proposed zone has included almost no controls to protect Highlands, 
Speedway, orchards and other existing activities.  

328/4  

  There are far more appropriate areas to develop for residential purposes.  
The proposed site would be more appropriate for industrial or commercial 
development. 

328/5  

  Stop the development of 850 sections being built on Sandflat Road and 
create controls to protect Highlands, the Speedway, orchards and other 
existing activities. 

328/6  

    

 

329. Benjamin David Silcock 
 

Oppose 
  

  The Speedway and Highlands give Cromwell a huge energy boost.  It 
gives the little town a huge boost.  They are a massive tourist attraction. 

329/1 Decline Plan Change 13. 

  Highlands contributes to the community with work with local schools, 
Christmas shows, events, Easter hunts and providing jobs. 

329/2  

  It would be a massive shame if either the Speedway or Highlands 
operations were affected in any way. 

329/3  

    

 

330. Graham Kelman Sim 
 

Oppose 
  

  The submitter opposes PC 13 for residential subdivision opposite 
Sandflat Road due to the economic benefit that the Speedway and 
Highlands have on the Cromwell and Central Otago community. 

330/1 Decline Plan Change 13. 

  As we have seen recently with other motorsport facilities the urban 
sprawl eventually consumes tracks of this calibre and get turned into 
residential blocks. 

330/2  

  These tracks were developed outside Cromwell to be kept away from 
residential areas. 

330/3  
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  If PC 13 was to go ahead eventually the Council would take up residents 
issues with noise from these tracks and we would end up like other areas 
of NZ and lose these assets. 

330/4  

    

 

331. Peter James Simmons 
 

Oppose 
  

  The submitter retired in 2013 and moved to Cromwell.  As an avid 
motorsport fan one of the main reasons for moving into this area was to 
be close to both Highlands and the Speedway in Sandflat Road.  These 
are both assets to the local community and bring in considerable revenue 
to the local area. 

331/1 Decline Plan Change 13 
and have the land in 
Sandflat Road designated 
for commercial/industrial. 

  If PC 13 is granted the submitter can see that there will be tough 
restrictions put in place which is likely to curtail the operation of these two 
venues. 

331/2  

  An example of this happening has occurred in Auckland where after 100 
years of operation Western Springs has had restrictions placed on it for 
several years and has now been forced to move away from its home. 

331/3  

    

 

332. Andre Simon 
 

Oppose 
  

  The submitter is a member of Highlands and believes that Highlands has 
been an incredibly positive addition to the Cromwell area, bringing a 
huge amount of economic benefit to the region and the other businesses 
located there. 

332/1 Decline Plan Change 13. 

  Evidence has already shown (Western Springs) that the activities of a 
race track are at odds with residential living and the submitter has no 
doubt that Highlands would suffer or be forced to shut down as a result.  
This would be detrimental to the region. 

332/2  

    
 

333. Bonnie Simon 
 

Oppose 
  

  The submitter’s husband is a member of Highlands and this is one of the 
reasons they were drawn to the region.  It’s undoubtedly a huge 
drawcard for tourists from all over NZ as well as the world.  It’s 
undeniable that this has a positive economic effect on the region as well 
as other local businesses. 

333/1 Decline Plan Change 13. 

  We only need to look at the recent closing of Western Springs to realise 
that residential living and race tracks don’t mix.  The submitter strongly 
believes if this plan is approved, Highlands’s days are numbered.  This 
would be detrimental to the region. 

333/2  
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334. Richard Rae Simpson 

 
Oppose 

  

  The submitter has been both a competitor and spectator at Highlands 
and believes that the locating of a high density residential area so close 
to Highlands and the Speedway is inappropriate. 

334/1 Decline Plan Change 13. 

  Highlands has contributed greatly to the Cromwell community as a whole 
and the wider area as well.  The submitter feels the locating of such a 
residential area close to Highlands could create issues over noise levels 
and jeopardise the ongoing future of this world class facility. 

334/2  

  Overtime it has been shown that motorsport facilities close to residential 
areas are problematic, as an example Western Springs. 

334/3  

  This area would be far more suitable for industrial or commercial 
development. 

334/4  

    

 
335. Timothy Alan Simpson 

 
Oppose 

  

  Highlands has given Cromwell a large economic boost with national and 
international recognition and the spin offs have been felt throughout the 
region.  As a motorsport enthusiast places like these are needed. 

335/1 Decline Plan Change 13. 

    

 
336. Rosemary Anne Sinclair 

 
Oppose 

  

  There is no future planning for the greater volume of traffic on State 
Highway 6. 

336/1 Decline Plan Change 13. 

  There is nothing set in concrete about new residents having no say in 
objecting to characteristics of the area that already exist – Highlands 
(noise) & orchards (spraying, helicopters, wind machines, orchard 
machinery etc).  There must be no objections from new residents about 
the above as they are pre-existing characteristics. 

336/2  

  Is Cromwell to be a town divided? Already Pisa Moorings is “out of town” 
and now this plan – no account of what this will do to Cromwell as a 
complete unit.  Progress is valid but not a rushed, money making (for the 
developer) type of progress. 

336/3  

  Tiny sections in some cases – looks like a ghetto development.   336/4  
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337. Diane Joyce Singleton Oppose 
  The specific provisions of the proposal that the submission relates to are 

rezoning land to allow residential activity, retirement living and possibly a 
school. 

337/1 Decline Plan Change 13. 

  This land is beside Highlands and the Speedway.  Both are outside of 
residential areas due to noise.  Allowing housing next door is not 
sensible.  This land should not be rezoned. 

337/2  

  There is plenty of land closer to Cromwell that could be developed. 337/3  

    

 
338. Ben Smart 

 
Oppose 

  

  The submitter is a member of the Speedway and has been racing at the 
Speedway for 3 years now.  The Speedway has brought a large amount 
of financial support to Cromwell and the submitter is concerned at the 
potential operational constraints that could exist if the new housing 
development goes ahead. 

338/1 Decline Plan Change 13. 

    

 
339. Ivan Ralph Smith 

 
Oppose 

  

 LATE – RECEIVED 25 
JUNE 2018 

 Highlands is a substantial business contributing to the community in 
many ways – economically, employment etc.  Development as proposed 
would have an adverse effect on its operation and could eventually close 
it down as experienced with other motorsport business. 

339/1 Decline Plan Change 13. 

    

 
340. Phyllis Smith 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
that there will be an effect on the environment. 

340/1 Decline Plan Change 13. 

  There are other subdivisions that should be completed first.  The Council 
should complete these before embarking on any others.  It is splitting up 
the town facilities.  

340/2  

    

 
341. Russell Smith 

 
Oppose 

  

  This proposal should be put on hold until the completion of the District 
Plan Review. 

341/1 Decline Plan Change 13. 

  Having a housing subdivision next to a major raceway that is of terrific 
benefit to the District. 

341/2  
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  The splitting of facilities creates a disjointed town so far away from all 
other facilities in Cromwell. 

341/3  

  The submitter does not support having a subdivision in this area. 341/4  

    

 
342. Britta Sonntag 

 
Oppose 

  

  There is no need for another big subdivision before the already granted 
ones in town are not fully developed and inhabited. 

342/1 Decline Plan Change 13. 

  Residential development next to Motorsport Park just calling for future 
conflict. 

342/2  

  Do not go ahead with the development plan for residential purposes for 
this area. 

342/3  

  Instead focus more on enhancing our unique environment and healthy 
living by developing recreation zones. 

342/4  

    

 
343. Stefan Johannes 

Sonntag 

 
Oppose 

  

 The specific provisions of the proposal that the submission relates to are 
minimum size of plots and general location of subdivision. 

343/1 Decline Plan Change 13. 

  Disagrees with a new subdivision in this location (too far away from town 
centre, too close to Highlands). 

343/2  

  Land sizes are too small. 343/3  

    

 
344. Bridget Margaret 

Spencer 

 
Oppose 

  

 The submitter is an active supporter of Highlands and is concerned that 
for this high density housing subdivision to go ahead, it would jeopardise 
Highlands, the Speedway and surrounding orchards, all existing and 
established businesses contributing to the wider community. 

344/1 Decline Plan Change 13. 

  The area surrounding Highlands needs to complement the existing 
established businesses in the area and high density is not a compatible 
option due to noise.   

344/2  

  The traffic congestion off SH6 would be atrocious, we only need to look 
at trying to exit Sargood Avenue onto State Highway 8B. 7 minutes and 
42 vehicles is our record wait at the Give Way. 

344/3  

  Highlands and its members gives so much back to the community via 
Rides for Cancer kids, Easter Egg hunts and community Xmas parties 

344/4  
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etc.  Also provides driver training opportunities for winter driving skills, 
young driver skills etc to only list a few. This venue is the only one in the 
South Island of this high standard and this proposed subdivision is 
putting it in jeopardy.  We need to be actively protecting these great 
assets we have on our backdoor. 

  The opportunity for tourists and locals alike to be part of this amazing 
facility is a privilege.  Why destroy it by allowing high density housing to 
go ahead right next door. 

344/5  

  A decision should not be made on PC 13 until the CODC District Plan 
and Masterplan for Cromwell is completed. 

344/6  

  We place our trust in the Council to successfully manage the continued 
development of the area without jeopardising existing established 
businesses like Highlands and the Speedway. 

344/7  

    

 
345. Gerald William Spencer 

 
Oppose 

  

  The submitter is a member of Highlands and also lives there full time in 
an apartment.  The submitter and others like him come to this area 
specifically because of what Highlands provides.  The economic 
advantage to the town and region is significant.  The submitter is also a 
supporter of the Speedway.  Both of these also have important social 
benefits for the wider region (Queenstown, Wanaka, Alexandra and even 
Dunedin). 

345/1 Decline Plan Change 13. 

  Unsympathetic housing development in the vicinity (Sandflat Road) such 
as what is proposed could jeopardise the future of racing/motorsport in 
this area. 

345/2  

  Highlands was built on what was effectively waste land, and therefore 
making best use of the land. 

345/3  

  The submitter accepted that living at Highlands was on the margins of 
town, beyond the industrial estate rather than being central, but the 
advantages of being at Highlands outweighed being in a more 
conventional central area.   

345/4  

  In the submitter’s view Sandflat Road is an entirely inappropriate area for 
housing, especially high density housing, as it is far from the centre of 
town; it is an unattractive area bounded by the state highway and there is 
noise etc from established venues such as Highlands and the Speedway; 
residents will then move in and complain (or the next owners will do so in 

345/5  
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the future) about the established businesses; it should be kept for future 
industrial/commercial/semi-rural zoning; and you should think very 
carefully about the consequences of providing what is effectively 
dormitory housing for Queenstown and set limits of what is acceptable 
growth for the town/region. 

  Unrestrained growth need not be accepted as fact as if it will happen, 
and growth for growth sake is untenable.  One of the obvious ways to 
control this growth is through what is allowed in the planning processes. 

345/6  

    

 
346. Carolyn Squires & 

Matthew Squires 

 
Oppose 

  

 The specific provisions of the proposal that the submission relates to are 
document 2 – the proposal to change zoning conditions to allow for 
medium-high density lots, retirement services, educational facilities and 
urban living. 

346/1 Conditions relating to any 
zoning changes do not 
allow for lot sizes less than 
4000m2 (1 acre) with 
similar conditions as Rural 
Residential applied to all 
land parcels and no 
inclusion for retirement 
services or educational 
services. 

  The Council is required to consider and recognise existing environmental 
values and environmental amenity, and the potential effects on nearby 
existing activities.  PC 13 is in discord with existing environmental values 
and amenity and surrounding land uses. 

346/2 

  It is not appropriate for development companies to dictate to Council plan 
changes of this significance.  This process bypasses community 
consultation in “jumping the gun”.  Planning first, then developments 
should fit into the plan.  This proposal bypasses the planning work that 
the Council is currently undertaking. 

346/3 

  The impact on the community of an additional 900 residential units, many 
of whom would be people who would seek to use Cromwell as a base for 
working in Queenstown (ie. a satellite town) and the drastic jump in 
population in a short time, would have significant flow on effects to the 
cohesion of the local community.  Considering the level of new residential 
units already coming onto the market the submitters do not think we need 
more in the immediate future, and should be planning how to make sure 
growth in Cromwell is not in excess of the community’s capacity to cope. 

346/4  

  This also applies to local infrastructure, particularly to sewerage disposal.  
Cromwell is already under pressure to keep up with its current level of 
servicing, any additional pressure is not appropriate at this time.  Only 
approved ground septic systems should be permitted in this area. 

346/5  

  This area is the “Gateway” to Cromwell from Queenstown.  It is a first 346/6  
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impression point for all visitors, and as such it has high amenity values.  
Our region is developing an amenity appeal in its horticultural aesthetic 
that draws tourism and visitors.  High density urban living is in direct 
opposition to this amenity. 

  It is urgent that Cromwell community is given the opportunity to have a 
voice in what level of development they allow for the green spaces 
surrounding their town.  This areas current use is rural/horticultural.  The 
surrounding land uses are largely rural residential and horticultural in 
nature.  It is not appropriate to have high density urban living in this area.  
Lot sizes should be kept large enough (4000m2) to have a “rural” feel, 
which would fit in with the surrounding area, and not impact on the 
overall “aesthetic appeal” for visitors to the region. 

346/7  

  Section 20 of the request document outlines the way in which the 
applicant proposes to provide for “best practice urban design”.  The 
submitters disagree that urban use is appropriate in this area and 
disagrees that this plan has actually provided “connected, high quality” 
open spaces.  In effect, the majority of what is proposed is excruciatingly 
small lot sizes, with limited (meaning congested) carparking, with only 
one park and one green way.  The urban area outlined is in effect an 
island in isolation.  Its planning is only appropriate where it may adjoin 
additional township amenities, but as it is it does not adjoin town 
amenities. For example, for those who do not drive, such as elderly or 
children, the actual area in open space is limited and isolated (as there 
are no safe links to a wider township).  This does not make for high 
quality living,  

346/8  

  The proposal is attempting to do too much and accommodate too many 
types of uses.  Retirement and educational facilities should, by definition, 
allow for links to a wider township so that children and elderly can access 
important town facilities and spaces.  This area is too isolated from the 
main Cromwell township, and cannot be safely linked up.  Therefore 
these uses are not appropriate. 

346/9  

  The level of traffic use with the large number of residential dwellings 
would significantly congest the intersection at the state highway and 
Sandflat Road, and be unsafe.  This intersection is already very difficult 
to exit onto (when going from Sandflat Road to the state highway), and 
additional traffic of even 50 new lots would have a significant effect here.  
The proposed 900 lots is outrageous and would create huge flow on 

346/10  
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issues for the Council etc, not to mention the visitor traffic from 
Queenstown.  It would also have a significant flow on effects to 
commuter traffic to Queenstown over the Shotover Bridge at high peak 
traffic times. 

  A huge increase in traffic use would also impact on Pearson Road and 
Bannockburn Road.  Any number of additional lots over about 50 would 
see a very high amount of increased traffic on these roads, as people 
would seek to use the “back road” entrance into Cromwell and exit points 
onto the gorge road.  At the moment the traffic is fairly constant, so any 
increase will be noticeable.  The roads are already narrow and unsafe 
due to the fact that traffic can travel at 100 kph.  The submitters’ block, at 
the corner of Pearson and Bannockburn Roads, will be significantly 
impacted as the noise from traffic will greatly increase, reducing the value 
and the amenity of their section. 

346/11  

  The proposal does not fit in with surrounding land uses, particularly 
horticultural use.  The orchard adjoining the area under consideration 
significantly contributes to our regions employment and primary 
production.  Any covenant placed on new lots will not be sufficient to 
protect this orchard if a large proportion of people decide they do not like 
the noise it produces. 

346/12  

  Section 20.7.3 of the request document discusses allowing for further 
subdivision to be considered, so in effect even more sections than are 
proposed may become the reality.  Further subdivision should not be 
permitted under any zoning change. 

346/13  

  The submitters’ purpose for moving to this area was to enjoy a slower 
pace of life, and to appreciate the surrounding rural areas.  Having a 
large number of high density houses greatly changes the nature of the 
area they live in and impacts on the sense of rural life they are aiming for. 

346/14  

    

 
347. Laurence Robert Stanton 

& Janice Ann Stanton 

 
Oppose 

  

 The submission is from a perspective of involvement with Highlands 
through interest in motorsport and further involvement with community 
events at Highlands as a volunteer.  Also as ordinary member of the 
community who has seen the benefits Highlands has brought to 
Cromwell. 

347/1 Decline Plan Change 13. 

  The submitters view Highlands as important for Cromwell, as in its 347/2  



Summary of Submissions : Plan Change 13                   P a g e  189 
  

development, formation and function it has injected confidence into the 
Cromwell market place in employment, in creating a point of difference 
as a tourist destination, in prestige as a motorsport centre and in 
community pride. 

  Economically there are strong flow on benefits to other commercial 
enterprises in the District such as hotels, motels, holiday 
accommodation, cafes, restaurants and service providers.  Highlands is a 
supportive benefactor to the community with its open days, Easter Egg 
hunt, Christmas carols, Young driver competition, Driver safety winter 
programme, Buddy programme supporter and other community 
sponsorships.   

347/3  

  Highlands already operates under Council constraints and compliance 
with noise levels, agreed days of operation etc, and models good 
citizenship in its co-operation with the community, for example ceasing 
operation on one of its motorsport days while a funeral burial took place 
at the neighbouring cemetery. 

347/4  

  To allow the establishment of high density housing on this land, which is 
rural, is to invite conflict (from the development’s subsequent 
householders) with the existing establishment responsible for commercial 
activities who currently contribute to the Cromwell/CODC economy 
including Highlands and those nearby orchards and vineyards. 

347/5  

  There has to be some protection for businesses that have established in 
confidence under one set of Council rules, from developers who come 
along later and who see personal advantage in a plan change.  Such a 
change would be to the detriment of the established businesses, their 
commitment and investment. 

347/6  

  To grant a plan change at this time, when Council is giving due 
consideration to a 10 year plan, would be both irresponsible and 
reckless. 

347/7  

    

 
348. Alastair & Sue Stark 

 
Oppose 

  

  PC 13 will undermine the Masterplan exercise that the Cromwell 
Community Board has embarked upon.  To ensure the effective and 
meaningful development of the Masterplan at a minimum PC 13 should 
be rejected until the Masterplan is completed. 

348/1 Decline Plan Change 13. 

  PC 13 will undermine the town and community planning that has already 348/2  
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been completed in the past – its effect will be to undermine the result and 
consultation that has already occurred and therefore encapsulated in the 
CODC District Plan.  

  PC 13 will create parking difficulties within the subdivision as the 
subdivision proposal only allows for one carpark per dwelling.  Typically 
this would mean extra cars are parked either on the street or on Sandflat 
Road.  This however will not be possible as the proposal also includes 
very narrow streets. 

348/3  

  PC 13 cannot rely on public transport as there is no material public 
transport within Cromwell and as such this will drive people living there to 
require a car to commute to the infrastructure within Cromwell, adding to 
both carparking and roading congestion. 

348/4  

  The additional commuters that the subdivision will bring will increase the 
road loading within Cromwell and between Cromwell and the other towns 
Cromwell serves.  Commuters all heading to the gorge at the same time 
will clog the gorge and further degrade the amenity value of living in 
Cromwell. 

348/5  

  There are currently no walking or cycling connections between the 
proposed subdivision and the community of Cromwell.  If these routes 
additionally have to be created they will either be on the main highway or 
through the industrial area of Cromwell.   

348/6  

  It appears that the wastewater ponds capacity have not been properly 
calculated only speculated upon in the proposal.  This may very well lead 
to additional, unplanned for loading and compromising of the wastewater 
system.  This is an unfair burden on the ratepayers of Cromwell and at 
the minimum needs additional work to calculate this properly and 
contribute to the proper and full cost of development contributions as a 
result of the additional loading. 

348/7  

  PC 13 in effect will turn Cromwell into a commuter town serving the 
broader Central Otago District and Queenstown Lakes District.  This will 
degrade the strong and supportive community that is integral to the town 
and wider community of Cromwell.  By having the sections separated 
from Cromwell to such an extent it will be difficult to properly integrate the 
people living in the proposed subdivision properly into the community, 
which further degrades the community values. 

348/8  

  Cromwell as currently configured does not have the services or 
conveniences to cater for some additional (840 x 3) 2500 people in our 

348/9  
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town.  As such the significant size of this development should either be 
rejected for this reason or the development contributions should be 
materially loaded to account for the additional strain a development will 
have not only on underlying infrastructure but also on the supporting 
amenities (eg. library, pool, sport fields etc). 

  PC 13 will have the effect of hemming in the industrial area so that it will 
be surrounded by residential areas, restricting additional expansion of 
this type of land and increasing reverse sensitivity issues for industrial 
uses. 

348/10  

  PC 13 will forever remove what has the potential to be very valuable and 
productive orchard and vineyard land.  Although as currently constituted 
may not have been productive a land use change to orchards or 
vineyards would have significantly added to the productivity of the land 
and this has not been properly considered.  Once the land is subdivided 
the land will effectively be locked away from enhanced and regionally 
appropriate use as productive vineyard/orchard land. 

348/11  

  PC 13 will increase reverse sensitivity issues to an unmanageable extent 
for neighbouring orchards.  The right to farm on neighbouring vineyards 
will be compromised.  Activities that are vital for the continued successful 
operation of productive assets that will be compromised by the 
subdivision include crop spraying, tractor movements that generate noise 
(mowing etc), frost fighting (by the wind machines or helicopters). 

348/12  

  The PC 13 location right next door to the Speedway, which is a 
demonstrably valuable addition to both the recreational values of the 
community (and broader CODC and QLDC Districts) and is a significant 
income generator for the town drawing in large crowds during the 
summer season it operates within, will cause additional reverse 
sensitivity issues.  Experience shows that this can lead to assets such as 
the Speedway being closed due to the continued pursuit through the 
RMA.  The recent Western Springs experience is a clear demonstration 
of this. 

348/13  

  The PC 13 location contiguous to the highly successful Highlands is 
another example of poorly conceived reverse sensitivity impacts.  Zoning 
the land either for rural or industrial is a more appropriate use for the 
land, not high density residential.  The proposed zone has included 
almost no controls to protect Highlands, the Speedway and other existing 
activities.  As such PC 13 ideally should be rejected or at a minimum 

348/14  
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included in controls which will ameliorate the expected effects (noise, 
spray drift, operations and unusual hours etc). 

  Precedent also shows that any motorsport facility that has residential 
built around it, suffers.  Rules are changed and innovation and 
investment suffers – with ultimate decline and closures. 

348/15  

  There are other major areas more contiguous to the town centre and 
separated from current land uses which are more appropriate. These are 
major and material (Wooing Tree, Top 10 Camping Ground to name just 
two) and are more appropriate for the Council to accept. 

348/16  

  PC13 is an example of what appears to be poor urban design – minimum 
lot sizes of 160m2 (couple this with the requirement of 1 carpark per 
house that is likely to be for a couple with two cars and possibly a tradie 
ute) is a highly inappropriate minimum lot size and is not in keeping with 
the current average lot area.  It is likely to result in an “urban ghetto” feel 
to the subdivision and should be increased to a minimum of 500m2.  
Retaining the minimum lot size will be worse that Shotover Country, it is 
worth noting that 300m2 is the smallest lot in Shotover Country. 

348/17  

  PC 13 appears to be taking the easy route to addressing density by 
dropping lot size rather than considering other alternatives.  As such the 
proposal should be rejected.  Additionally no building plans for these 
future tiny lots are proposed so we don’t know if they can work and as 
such we open ourselves to the spectre of a “trailer park”/urban ghetto feel 
to the subdivision. 

348/18  

  PC 13 does not include within it any meaningful staged development 
progression.  As such it has the potential to significantly overload the 
town infrastructure and associated amenities. 

  

    

 
349. David Garth Stark 

 
Oppose 

  

  The proposed development is completely contrary to the surrounding 
area, a residential development will undermine the businesses 
surrounding it. 

349/1 Decline Plan Change 13 
and consider whether the 
rezoning is appropriate 
when the District Plan is 
reviewed. 

  Residential housing is incompatible with the various orchard operations 
in the vicinity and with the neighbouring motorsport park.  The 
consequence of this should not be considered in light of the proposed 
plan change only, but in the context of the broader Cromwell valley as 
the neighbouring businesses have invested millions of dollars to operate 

349/2 
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where they are based on the fact that the surrounding areas are 
appropriate for those operations. 

  How is any business owner looking to invest in the CODC region 
supposed to have confidence in the District Plan zoning in making 
investment decisions if out of the blue proposals such as this are 
consented outside of that process. 

349/3  

  Cromwell is known as a great region to grow very high-quality fruits.  
Allowing residential development to spread unchecked across the 
landscape wherever someone comes across a piece of bare land 
undermines one of our community’s sustainable industries and 
compromises the future of the District. 

349/4  

  Highlands has also invested a huge amount of money in developing a 
tourism business that is jeopardised by the proposed development.  
Tourism is also essential to the sustainable future of our region and we 
should not allow that to be put at risk for the sake of a private plan 
change.  Highlands is a great asset of the world class standard that 
needs to be promoted in Cromwell to provide our town a sustainable 
future with greater self-reliance for the resident population rather than 
relying so heavily on servicing Queenstown as the major source of 
economic activity. 

349/5  

  The CODC is already going through a process to develop a Masterplan 
for the Cromwell area in advance of the District Plan Review.  The plan 
change being proposed represents a significant change in the use of land 
outside the existing town boundary and should be considered as part of 
the planning process currently underway.  If the plan change is 
progressed as a separate exercise our town will continue to evolve in an 
ad hoc unstructured manner which the residents will forever have to live 
with.   

349/6  

  Cromwell has an opportunity to put into practice some of the lessons that 
Queenstown has learned the hard way, which is that the development of 
the town and supporting infrastructure must be done with some foresight 
and planning rather than on a reactionary basis.  Cromwell is currently 
going through that process so it seems foolish to let it be undermined. 

349/7  

  There are a number of developments currently underway in locations that 
represent far more logical extensions to our town and that anecdotally 
have far greater support from the existing community.  For how long are 
the sections in those developments likely to satisfy the town’s growth 

349/8  
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before we have to go looking at new isolated extensions to the town? 
With the Wooing Tree and Cromwell Holiday Park developments it 
seems like there is enough time to consider the appropriateness of 
rezoning this land as part of the District Plan Review rather than as a 
separate exercise. 

    

 
350. Gordon Stewart 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
the reverse sensitivity that will occur between the residents of the 
subdivision and the existing neighbouring activities.   

350/1 1. A 20 metre 
landscaped buffer 
zone be placed 
adjacent to the 
boundary with Jones 
Orchard. 

2. Council supported 
covenants are placed 
on the new titles, 
restricting objections to 
nearby motor 
activities. 

  There should be exceptionally strong rules enforceable by the Council 
with respect to complaints from residents with respect to the current 
activities carried out on neighbouring properties. 

350/2 

  Jones Orchard has employed some 30 folk on a permanent basis over 
nearly 40 years.  This employment has been essential in helping 
Cromwell residents through tougher times.  The Jones Fruit Stall is 
renowned internationally. 

350/3 

  Highlands represents a (said to be) 30 million dollar investment.  This too 
is a significant investment.  This is a significant employer and came to 
Cromwell when the effects of the 2008 WEC were still being felt.  Again it 
has international respect. 

350/4 

  The Speedway exists due to a significant voluntary input from locals over 
40 or more years.  Future residents should think carefully before 
purchasing near it.  A classic example of reverse sensitivity is the 
Western Springs Speedway in Auckland. After years of contention it is 
now proposed to shift this at the expense of the ratepayers. 

350/5  

  It must be appreciated that 800 homes equals 1600 residents which 
means a large amount of complaining when something occurs that they 
don’t appreciate like frost fighting helicopters at 3am or V8 car racing full 
throttle at 10pm 

350/6  

    

 

351. Ray Stewart 
 

Oppose 
  

  As a 20 year member of the Speedway the submitter has serious 
concerns at the potential operational constraints or even continuing 
existence of the Speedway and Highlands if a new housing development 
was to proceed immediately next door to these facilities.  The Speedway 

351/1 Decline Plan Change 13. 
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and Highlands have brought a large amount of financial gain to 
Cromwell.  The Speedway has been a part of Cromwell’s attractions 
since 1980. 

    

 
352. Ruth & Ron Stilwell 

 
Oppose 

  

  It is totally inappropriate to have sections smaller than Wooing Tree and 
Top 10 applications.   

352/1 Decline Plan Change 13. 

  The developers main reason for the need for such an intensive 
subdivision out in a rural area (where he got the land for a good price), is 
that we supposedly need 2000-3000 houses in the next 12 years.  That is 
approximately 200 a year.  At present we have Wooing Tree, Top 10, 
Gair Avenue, Cemetery Road, all with sections and infill, plus 
subdivisions at Bannockburn and Lowburn.  Approximately 600-700 
house builds are potentially there now.  We don’t need to panic and allow 
further subdivisions until we have researched thoroughly, consulted with 
the community and developed a comprehensive plan for the future of 
Cromwell. 

352/2  

  The main reason given for the need for this development doesn’t stack 
up, like a lot of other things in the applicant’s biased report. 

352/3  

  PC 13 will create a high density satellite town not attached to the present 
town. 

352/4  

  Protective covenants won’t protect the orchardists, the recreation 
facilities of our iconic Speedway and Highlands.  This is not an 
appropriate place for high density development. 

352/5  

  The submitters think that RR6 is the appropriate zoning for a rural 
residential area where buildings and land use can be in harmony with 
their present neighbours. 

352/6  

    

 
353. Anthony Streeter 

 
Support 

  

  Cromwell is in a phase of rapid growth and the application allows for the 
most suitable option to cater for the growth of the Cromwell urban area. 

353/1 Approve Plan Change 13 
in its entirety. 

  The area under PC 13 is the lowest cost option for the CODC in the 
provision of required infrastructure to subdivision boundaries, in terms of 
a large subdivision.  Cromwell’s growth is dependent on the supply of 
affordable housing. 

353/2  
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  This area is the most suitable also because it reduces pressure on land 
that is intensively cultivated with stone and pip fruit. 

353/3  

  This area is most suitable also because it reduces the need for 
subdivision applications on visually sensitive areas (eg. hillsides). 

353/4  

  The existing requirements of Highlands in terms of noise have applied to 
current close neighbours and as part of the subdivision application will 
apply to new neighbours.  The subdivision does not affect current 
operations of Highlands. 

353/5  

    

 
354. James Stronach 

 
Oppose 

  

  The submitter has been involved with the Speedway for 8 years and is 
concerned at the potential restrictions that could affect the Speedway 
with the housing development.  The Speedway brings large amounts of 
finance to the Cromwell community. 

354/1 Decline Plan Change 13. 

    

 

355. Tornella Stronach 
 

Oppose 
  

  The submitter has been involved with the Speedway for 7 years as a 
committee member, secretary and competitor.  She opposes all of the 
proposed plan change.  

355/1 Decline Plan Change 13. 

    

 

356. David Geoffrey Stroud 
 

Oppose 
  

  This proposal for residential subdivision in between two well established 
business operations defies common sense and logic.  Clearly all it 
amounts to is one thing, the monetary gain and greed of a few individuals 
and nothing other than that! 

356/1 Decline Plan Change 13. 

  This ill thought out ad hoc development should not progress beyond what 
it is now.  The result is quite obvious to see in regards to existing 
operations if this plan happened – the inevitable demise eventually of 
world class motorsport facilities and also Jones Orchard. 

356/2  

    

 

357. Eric Douglas Swinbourn 
 

Oppose 
  

  The District Plan should provide assured stability to existing entities.  The 
development of such high density residential areas will threaten the 
ongoing viability of two well established successful and important 
organisations – the Speedway and Highlands. 

357/1 Decline Plan Change 13. 
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358. Whetu Taewa 

 
Oppose 

  

  The submitter believes the proposed subdivision will have adverse 
effects on the Speedway and Highlands and surrounding orchards.  
These businesses bring a lot of financial gain and enjoyment to the local 
community. 

358/1 Decline Plan Change 13. 

    

 
359. Andrew Tait 

 
Oppose 

  

  As a regular participant in the Highland’s activities including go-karts, fast 
laps and track day activities, the submitter finds it bad planning that a 
residential estate would even be considered right next to Highlands. 

359/1 Decline Plan Change 13. 

  Highlands is one of the biggest and most modern complexes in 
Cromwell.  The submitter is sure its contribution to the community in both 
economic terms and tourist numbers is almost unmeasurable.  

359/2  

  The submitter regularly advises family and friends to go down to 
Highlands to try out their activities.  

359/3  

  Highlands provides exposure to Cromwell and its surroundings from 
international televised race meetings such as the “Highlands 501”. 

359/4  

  All this would be lost if constraints were to be put on Highlands as a 
result of going ahead with planned residential proposal! Please 
reconsider!! 

359/5  

    

 

360. Munro Tall 
 

Oppose 
  

  Highlands and the Speedway attract visitors with highly disposable 
incomes that benefit the Cromwell community and surrounding areas.   

360/1 Decline Plan Change 13. 

  Regardless of the fact, all NZ motor racing circuits established before 
surrounding residential developments have subsequently had their 
economic viability threatened and constrained. 

360/2  

    

 

361. Andrew William Taylor 
 

Oppose 
  

  History has shown any residential homes built around an existing 
motorsport park will effect its long term decline and possible closure. 

361/1 Decline Plan Change 13. 

  The submitter owns an apartment in the Motorsport Park and bought it as 
an investment for his future.  This will effect our community and we need 
to protect our investment. 

361/2  
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362. Steven Geoffrey Taylor 

 
Oppose 

  

  The submitter considers that the land should be left as Rural Resource 
Area as it is not a place for housing due to existing operations around 
this area. 

362/1 Decline Plan Change 13. 

  This will only end up shutting down existing businesses, recreation and 
orchard operations in the long run which will effect the submitter, due to 
noise and dust from motorsport operations, spraying from orchards and 
windmills, both noise and chemicals. 

362/2  

  Here we are creating yet a fourth town when trying to get more growth in 
existing. 

362/3  

  Traffic to and from existing town, infrastructure services. 362/4  

  Don’t consider Cromwell needs high density housing etc and we should 
be sticking to proper planning, not developers telling what we need. 

362/5  

  Leave the blocks on Sandflat Road for agricultural related activities or as 
a commercial area in future years. 

362/6  

    

 
363. Terri Taylor 

 
Oppose 

  

  Highlands has given so many local as well as international rare 
opportunities. 

363/1 Decline Plan Change 13. 

  Highlands has also benefited the submitter’s future career in tourism and 
Motorsport positively, as she has been given the chance to work on her 
racing and being a stronger competitor. 

363/2  

  The submitter believes that if Highlands operations got constrained it 
would cause a negative impact on the community both economically as it 
would bring less people to the area which would then affect more local 
businesses. 

363/3  

  Such constraint would also affect Central Otago socially. Highlands 
brings families and friends together with events that provide for everyone 
and also activities that brings the community together like Christmas in 
the Park, Easter Egg hunt, providing business challenges and 
memorable experiences for the kids at Starship Hospital. 

363/4  

  Highlands is not just for the motoring enthusiasts or just a job.  It is a 
place that brings dreams alive and brings people inside and outside the 
community together. 

363/5  
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  Highlands also provides programmes like Young Driver of the Year which 
is aimed at teenagers and discussions on safe driving along with 
practicing these skills. 

363/6  

  Overall Highlands has had such a positive impact on the area and on the 
submitter’s life and would be a big loss if the operation got constrained. 

363/7  

    

 
364. Wendy Kellie Taylor 

 
Oppose 

  

  This area should remain Rural Resource Area.  The existing surrounding 
operations are not suitable to have residential building developed.  As the 
orchards and vehicle activities are already established they should be 
given priority.  Covenants do not work long term. 

364/1 Decline Plan Change 13. 

  Creating a new town will cause large traffic volumes on the state highway 
for a short distance, and in town as there is no alternative route into 
schools, shops etc. 

364/2  

  The development already done on site shows that the developers are not 
interested in local wishes, as they are just forging ahead, not as part of 
the Cromwell community. 

364/3  

  The Speedway and more recently Highlands are a huge contributor to 
our community and must be protected.  The best way to ensure this is no 
high density residential development. 

364/4  

    

 
365. Peter Templeton 

 
Oppose 

  

  The submitter does not believe that it is an appropriate use of the land.  
Highlands was granted consent because it was away from high density 
residential and already the area had existing motorsport activities. 

365/1 Decline Plan Change 13. 

  The submitter has a farm in West Otago and before Highlands was built 
he never spent any time in the region.  He now owns a property in 
Cromwell and spends 80% of his time here. 

365/2  

  The submitter also purchased an accommodation business in the region.  
He knows he is one of many who have actively contributed to the 
Cromwell economic growth because of Highlands. 

365/3  

    

 

366. The Breen Construction 
Co Ltd 

 

Oppose 
  

 The submitter has been involved with the development of Highlands from 
the beginning.  The submitter has grown its own Cromwell based 
business to allow it to keep up with the growth of the park. 

366/1 Decline Plan Change 13. 
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  With the development of Highlands we have seen the economic benefit 
to the local community.  This has come from initially the construction 
spend, day to day operations, its events and the support of the local 
community events through sponsorship.  Highlands must now be one of 
the largest attractions in our area.  With this in mind it would seem 
unfathomable that we would now put all that in jeopardy by allowing PC 
13. 

366/2  

    

 
367. The Gate Ltd t/a Harvest 

Hotel 

 
Oppose 

  

 Any curtailing of activities and planned events at Highlands and the 
Speedway would have a negative economic impact on the submitter’s 
business. 

367/1 Decline Plan Change 13. 

    

 
368. The Three G Family 

Trust 

 
Oppose 

  

 The submitter is the owner of two developed sections plus one vacant 
section in the Highlands Innovation & Technology Park in Cromwell.  To 
date the submitter has invested more than $2.3 million in its 
developments at Highlands and the submitter is proposing to build on the 
vacant section within the next two years.  The submitter is also looking to 
invest around $2 million within the next 4 months purchasing industrial 
land within the Cromwell Commercial/Industrial zone with a view to 
developing several new warehouses.  The submitter is looking for 
opportunities to invest in businesses in the region. 

368/1 Decline Plan Change 13. 

  The submitter’s passion for cars prompted the investment at Highlands 
and the submitter was comforted by the fact that the CODC has given 
consent for its operations.  The submitter is aware of the restrictions 
placed on the Park’s activities and is happy to work within these as 
members and landowners. 

368/2  

  The submitter is proud of the significant contribution Highlands has made 
to the local and wider community through its activities and in many ways, 
it’s become a destination in its own right.  There is no doubt Highlands 
has resulted in a significant increase in economic activity in Cromwell 
and the surrounding region. 

368/3  

  The location of the Motorsport Park beyond the Industrial Zone on the 
outskirts of Cromwell is an ideal site as the Industrial Zone provides a 
noise buffer from the residential area. 

368/4  
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  It is now of great concern to us that PC 13 has been lodged with the 
CODC.  The submitter doesn’t believe the location of the proposed 
development is in an appropriate area for high density residential 
development given its immediate proximity to local fruit growing 
operations where intensive seasonal spraying is undertaken.  This 
coupled with the permitted noise from operations at Highlands would 
seem to be a recipe for ongoing complaints from residents living within 
the proposed development. 

368/5  

  The submitter notes that there is provision for a no-complaints covenant 
to protect Highlands, but believes this will not be sufficient.  There seems 
to be nothing proposed in the way of sound proofing of buildings within 
the River Terrace Development to mitigate the permitted operating noise 
levels from Highlands or associated noise from neighbouring orchards 
and businesses.  There would be a high chance of reverse sensitivity 
effects that could significantly compromise the submitter’s investments at 
Highlands. 

368/6  

  The submitter further believes that a development of the magnitude 
proposed by PC 13 should not be considered in isolation as it has the 
potential to compromise the future development within the region.  The 
submitter believes the CODC should be looking to maximise residential 
development in the existing residential zone as opposed to effectively 
surrounding the industrial zone with residential development. 

368/7  

  A development as extensive as that proposed in PC 13 could 
compromise the Council’s ability to mould a close cohesive community 
moving into the future.  The Council should be looking to its 10 year plan 
to ensure development within the region is structured in such a way that 
residential development is not fragmented or compromised by effectively 
surrounding the industrial area with housing. 

368/8  

    

 

369. Stephen Richard 
Thompson 

 

Oppose 
  

 A development of this nature with proximity to Highlands is lunacy.  The 
noise levels will be totally incompatible with the Motorsport Park. 

369/1 Decline Plan Change 13. 

    

 

370. Trevor Robert Haig 
Tinworth 

 

Oppose 
  

 The proposed development would be a suitable fit [sic - ?] within 
surrounding environment.  The development would generate an 
estimated 22 ha of its 49 ha (45%) as hard manmade surfaces whereas 

370/1 Decline Plan Change 13. 
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the neighbouring surrounds are an orchard with virtually no hard 
manmade surfaces and Highlands with an estimated guess of 8ha (or 
10%) of its 76 ha as hard manmade surfaces, otherwise it is rolling green 
space.  This development would provide a big discontinuity in the 
environment and should be rejected. 

  The proposal uses a cookie cutter house design for most of the houses 
reusing the same house designs over and over and grouped together in 
clusters.  These cluster designs are then repeated throughout the 
development. It generates a bland looking cloned community that is very 
structured and uniform in appearance.  It does not incorporate the 
randomness of nature. 

370/2  

  As a resource under section 5 of the RMA this land could be better used 
as an orchard to produce fruit for an ever increasing population.  There 
seems to be an ever increasing need to sacrifice productive land for 
residential housing.  As a productive orchard it would not only provide a 
source of healthy food for years to come but also both permanent and 
seasonal employment.  Planting an orchard would also contribute to the 
government’s goal of planting 1 billion trees in the next 10 years. 

370/3  

  No consideration has been given to the Cromwell Aerodrome.  The 
proposed development lies on the centreline and within approximately 
600m of the runway threshold.  As take-off and landing are deemed 
critical phases of flight and a significant number of incidents and 
accidents occur during these phases (CAA Advisory Circular AC91/3). 

370/4  

  Fleets of helicopters use the aerodrome during frost fighting and during 
the cherry season as a base of operations as they operate throughout 
the District.  As a result during these times there would be an increase in 
aircraft movements over the proposed development.  This would result in 
complaints from residents and conceivably limit future aircraft operations 
putting a local multi-million dollar export industry as risk. 

370/5  

  The proposed development would be an economic and social disaster for 
the Cromwell area.  Reverse sensitivity standards have been 
incorporated in the proposal (section 20.7.7) but in time the submitter 
believes they will have little effect.  The arguments from the developers 
are that the reverse sensitivity conditions will be adequate but, by the 
time this becomes an issue, they would have realised their profits and 
have no further interest in the development or local community. 

370/6  

  Speedway, motorsport and orcharding, to an extent, are noisy by their 370/7  
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nature.  Residents of the proposed development over time will band 
together and put collective political pressure on the Council and its 
elected officials to restrict activities at the sites to improve their individual 
quality of life and improve capital gains in their property.  Effectively 
nulling and voiding the reverse sensitivity conditions. 

  This has been seen at several venues around the country which have 
been encroached on by residential developments such as Western 
Springs, Ruapuna and Bay Park to name a few.  The approvers of PC 13 
would be remiss not to take these examples into account and the 
potential issues that Council and therefore ratepayers would face in the 
future if the proposal was accepted.  This would also be including any 
potential cause for Council liability. 

370/8  

  The current rights of the neighbouring properties need to be preserved: 
the Speedway has been part of Cromwell’s fabric and culture since the 
1980s.  It attracts visitors to its meets from all over the country boosting 
the local economy. 

370/9  

  Highlands is a world class multi-million dollar venue.  It runs successful 
international and national motorsport events as well as providing a 
destination for locals and tourists alike.  It provides a wide open natural 
resource for people to visit as an individual or come together as 
likeminded individuals to enjoy a day of motorsport.  Highlands is also a 
great corporate citizen of Cromwell.  It supports Cromwell events 
provides free community events such as Christmas concerts, Easter Egg 
hunts and track walks.  It also provides a course for winter driving in a 
controlled environment. 

370/10  

  The reverse sensitivity clause in PC 13 for Highlands is valid only for the 
term of the current resource consents RC 150005 and RC 150281.  This 
rule should be in perpetuity for the life of Highlands. 

370/11  

  If the Speedway or Highlands were restricted in their operations it would 
also have a negative effect on the wider Cromwell economy such as 
reducing the number of nights of accommodation in local hotels due to 
reduced events.  It will also turn away high wealth investors and tourists 
that have an interest in motorsport. 

370/12  

  The complaints to limit activities of the Speedway and Motorsport Park 
from the residents of the proposed development would create a social 
divide in the community pitting the currently existing community against 
the new development. 

370/13  
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  In effect the proposed development would turn Cromwell into a commuter 
town instead of an upbeat valued destination. 

370/14  

    

 

371. Anthony Tompkins 
 

Oppose 
  

  As a member of Highlands the submitter sees first hand the dedication 
and commitment of the team employed there. The benefits to the wider 
community in terms of tourism should be protected and valued by the 
Council.  PC 13 would jeopardise this investment and should be rejected. 

371/1 Decline Plan Change 13. 

    

 

372. Les & Vicky Topping 
 

Oppose 
  

  High density residential development in this area is not appropriate 
because it will have an adverse effect on the ongoing operation of 
Highlands, the Speedway and substantial orchard developments in the 
immediate vicinity.   

372/1 Decline Plan Change 13. 

  These are all successful existing business operations located along the 
western gateway to Cromwell and represent a major sector of Cromwell’s 
tourist industry and economic success of the District.  To jeopardise 
these businesses when there are more appropriate locations to develop 
and grow Cromwell’s residential area would be a short term decision at 
the expense of the long term plan for Cromwell’s growth. 

372/2  

  Having no direct access other than SH6, PC 13 would result in a 
residential area separated from the rest of the town by the existing rural 
zone, Motorsport Park, beetle reserve and industrial area. 

372/3  

  The section of sloping foothill land northwest of SH6 from Ripponvale 
Road to Lowburn would be far more suitable for residential development 
other than infill of existing blocks such as Gair Avenue, Cromwell 
Camping Ground, Wooing Tree, Sew Hoy block, Lowburn and Pisa 
Moorings.  This would consolidate Cromwell’s residential growth in a 
north-west direction with elevated views overlooking the existing town 
and Lake Dunstan. 

372/4  

  This would then leave the flat land of the Kawarau River Terraces for 
future expansion of the adjacent industrial area which would be more 
appropriate and in tune with existing development.  The success of 
Cromwell as one of NZ’s fastest growing towns has been its location and 
availability of suitable affordable flat land for light industrial development.  
To commit this to high density residential development now would be a 
mistake. 

372/5  
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373. Transpower New 

Zealand Limited 

 
Neither Support nor Oppose 

  

 Transpower is the state owned enterprise that plans, builds, maintains 
and operates the National Grid.   

373/1 Amend PC 13 provisions 
as detailed in Schedule 1 
to the submission.   The types of activities enabled by PC 13 have potential to impact on 

Transpower’s assets if there are not adequate provisions in place to 
protect them. 

373/2 

  Transpower’s existing Cromwell-Frankton A (see CML-FKN A) 110kV 
transmission line is located approximately 65 metres to the south-east of 
the PC 13 area; crossing 222 Pearson Road Cromwell. 

373/3  

  Most of the existing transmission line corridor provisions in the District 
Plan are in Section 12.  Transpower has been advised that equal weight 
is to be given to the underlying zone specific sections.  As drafted PC 13 
proposes the zone-specific River Terrace Resource Area (Section 20) 
provisions would prevail when there is conflict with the general 
provisions.  Transpower’s expectation is that the more stringent 
requirements in Sections 11-15 would prevail over zone specific 
provisions in PC 13 in the event there is conflict.  Amendments have 
been requested in Schedule 1 to the submission to clarify this matter. 

373/4  

  PC 13 would fail to give effect to the National Policy Statement on 
Electricity Transmission 2008 (NPSET) if it were to contain less stringent 
provisions relating to managing effects on the National Grid which 
prevailed over more stringent provisions elsewhere in the District Plan. 

373/5  

  Transpower has a strong interest in the wider area surrounding PC 13 
because of the existing CML-FKN A transmission line, but also because 
of the additional development proposals Transpower is aware of in the 
surrounding environment (eg. a potential residential and recreational 
development on Lot 3 DP 403966 – being the adjacent site to the east). 

373/6  

  Any activities and development within the River Terrace Resource Area 
(or ancillary works in areas surrounding the PC 13 area) must comply 
with any relevant requirements of the NZ Electrical Code of Practice for 
Electrical Safe Distances (NZECP).  Transpower is happy to work with 
the developers, contractors and future owners to help them understand 
and comply with any relevant requirements under NZECP. 

373/7  

  Transpower considers there is a high risk of dust being generated during 
earthworks to establish the PC 13 area, especially during the typically dry 

373/8  
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summer periods.  Particulate matter, such as dust from earthworks, can 
build up on and accelerate the corrosion of transmission lines and 
support structures, including the existing CML-FKN A transmission line.  
As the RTRA will involve large scale earthworks, Transpower wishes to 
ensure that this risk is recognised and managed. 

  Transpower notes that dust emissions to air and dust nuisance is 
primarily controlled by the Regional Council, but dust is generated by 
land use activities which are managed by the District Council.  The 
current District Plan notes that dust effects are therefore relevant issues 
for CODC to consider when assessing land use proposals. 

373/9  

    

 
374. Denzil John Travers 

 
Oppose 

  

  The proposed development next to Highlands and the Speedway with no 
controls in place to protect associated noise from either venue to ensure 
their future operations. 

374/1 Decline Plan Change 13. 

  As a member of Highlands the input into the wider community has been 
extensive.  The submitter has used over 12 independent contractors 
directly related to his activities at Highlands.  Any change in day to day 
activities at Highlands would have significant impact on the wider 
Cromwell community. 

374/2  

  The submitter’s business life is spent in the aged care sector across NZ.  
Hearing that a retirement village is proposed next to both Highlands and 
orchards is a major concern as the environmental impact when bringing 
residential aged care into a semi-rural setting causes disruption to both 
activities in terms of noise, chemical distribution, increased demand on 
public services (sewer/water) and even the lack of footpaths on Sandflat 
Road is a major concern. 

374/3  

  The submitter refers to the benefit Highlands has on Cromwell: as a full 
time resident of Wanaka and a member at Highlands the submitter’s 
family and he now spend far more time in Cromwell and now 
supermarket shop at Cromwell along with rates and general shopping.  
Any affect to the activity at Highlands would result in a change in his 
family’s experience in Cromwell. 

374/4  

  The submitter is not opposed to the area on Sandflat Road being 
rezoned.  However through being a member of Highlands and also 
involved in aged care, these activities are not suited as neighbours and 
an area of lighter commercial use would be a better use. 

374/5  
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375. Bart & Constanze 

Vangronsvelt 

 
Oppose 

  

 The submitters are the owners of the property at 141 Pearson Road, 
directly bordering the land subject to PC 13.  They live with their four 
young children on a 2 hectare lifestyle block which they brought 2 years 
ago escaping the dense housing and increasingly busy lifestyle in 
Queenstown.  They feel very safe here and enjoy the rural feeling and 
privacy. 

375/1 Decline Plan Change 13. 

  The possibility of up to 900 residential units being built immediately 
across their fence is concerning them and they ask that consideration be 
given to their worries regrading this planned development. 

375/2  

  The submitters believe Cromwell does not need such a big new 
development.  They understand that housing is needed, but up to 900 
units plus neighbourhood centre and education overlays will be the end 
of the rural feeling for the people living at Pearson Road.  It will make 
Pearson Road very busy and very noisy. This concerns the submitters.  
They have already noticed in the last 2 years the increased traffic and 
even dangerous racing on Pearson Road.  Pearson Road will be a main 
artery towards Sandflat Road which will increase the dangers and noise 
on this road.  The submitters would like you to rethink the many streets 
from this new development that will drain into Sandflat Road and 
subsequently Pearson Road.  State Highway 6 needs to be the main 
access and exit to it. 

375/3  

  Hundreds or even thousands of people moving next door will be a 
security risk. If PC 13 goes ahead with the residential development the 
submitters would like to request an impenetrable fence be erected 
between the new houses and their property.  This would at least give the 
submitters more peace of mind when their small children are playing in 
their yard. 

375/4  

  The submitters also feel that a residential area with such a high number 
of rather small allotments who offer “affordable housing” – many of which 
will be for rent – have the potential to attract social problems.  The 
submitter suggests that a residential area comparable to Pisa Moorings 
or Quail Rise (Queenstown) would be more suitable (not a development 
like Lower Shotover or Lake Hayes Estate in Queenstown). 

375/7  
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376. Glenn James Vaughan Oppose 
  The proposed subdivision would hinder/restrict neighbouring properties 

from carrying out their already permitted activities.  A residential 
subdivision in this area would have complaints about noise from the 
Motorsport Park/Speedway as well as bird control in the orchards. 

376/1 Decline Plan Change 13. 

  The land is more suited for commercial or rural activities. 376/2  
    

 

377. Andrew Waite 
 

Oppose 
  

  The submitter is a full time contracted driver at Highlands and is also a 
property investor in Cromwell township.  He moved to Cromwell 5 years 
ago as he was offered full time work at Highlands.  He had a great job at 
his previous home in Auckland and planned to stay in the long term but 
the opportunities that Highlands presented were too good to turn down. 

377/1 Decline Plan Change 13. 

  What really locked him in was Highlands’s vision of not being just a race 
track but a high end tourism and corporate events destination.  He looks 
after customers from the moment they walk into Highlands until the 
moment they leave.  Seeing their smiles and giving them unforgettable 
experiences that they will remember and pass on to others is priceless.  
It would be a shame to see this put into jeopardy by PC 13. 

377/2  

  During his time at Highlands the submitter’s family has spent a fair bit of 
time there.  They have enjoyed it so much they have just recently bought 
an apartment in the Highlands Innovation & Technology Park.  They are 
in full support of Highlands and are also concerned about PC 13. 

377/3  

  The reason the submitter chose Cromwell was because it is a safe town 
that is supported by a strong industrial economy. This is why he believes 
that PC 13 should not be residential and would be better utilised as 
industrial land to support the growth in the area. 

377/4  

    
 

378. Gary John Waite 
 

Oppose   

  PC 13 would be detrimental to the Cromwell district.  The high density 
nature of the plan change will create fallout that will impact Highlands 
and the wider tourist economy.   

378/1 Decline Plan Change 13. 

    
 

379. John Gerard Waldron 
 

Oppose   

  The submitter believes that locating this type of high density residential 
activity in such close proximity to Highlands, the Speedway and orchards 
is very poor resource management and inappropriate use of the land. 

379/1 Decline Plan Change 13. 
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380. Cathy Walker 

 
Oppose 

  

  PC 13 provides no controls to protect the existing activities of the 
orchards, Highlands and the Speedway. 

380/1 Decline Plan Change 13. 

    

 
381. Graeme W Walker 

 
Oppose 

  

  The area for this development is wrongly chosen for this number of 
houses.   

381/1 Decline Plan Change 13. 

  This area is a growing tourist area. 381/2  

  Land not suited for this development.  If it proceeds the noise from 
Highlands and the Speedway would have residents continually 
complaining. 

381/3  

    

 
382. Jeff & Elaine Walker 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
the proximity of this proposed subdivision to existing long standing 
businesses (orchard) and Highlands and Speedway plus too small 
section sizes. 

382/1 Decline Plan Change 13. 

  The submitter is opposed to this development in its current form 
especially due to the small section (high density) sizes in what the 
submitters consider is 100% a rural setting. 

382/2  

    

 
383. Juliet Walker 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
excess traffic, congestion and over population. 

383/1 50 homes maximum!! No 
more!! 

  The submitter is against this housing going in.  The submitter does not 
support the size increase in population and increase in traffic that it would 
create. 

383/2  

    

 
384. Irene Margaret Wallace 

 
Oppose 

  

  Cromwell is known as the fruit bowl of Central Otago.  Rezoning will 
remove a valuable food production zone. 

384/1 Decline Plan Change 13. 
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  The requestor states that people sensitive to noise will not elect to buy a 
RTRA lot.  Will this mean sections may be difficult to sell or on sell 
therefore valuable rural land that could be used for future businesses and 
employment growth is wasted.  Consideration must be given to what land 
is available for future rural business and employment opportunities to 
ensure the future employment growth of the town. 

384/2  

  There will not only be the loss of food production but the impact of lost 
employment opportunities for future generations. 

384/3  

  Accepting PC 13 will have a huge impact on present and future rural 
operations in the area eg. Jones Orchard.  Although no complaints 
covenants are planned to be placed on occupiers it will still compromise 
these business operations.  Warning signs are displayed when spraying 
is in progress so will some residents need to leave during this time?  
Some may not know they are allergic to these sprays until they 
experience them. 

384/4  

  Highlands is becoming a well known, must see tourist destination in 
Cromwell.  The owner, Tony Quinn, has spent millions of dollars 
developing this excellent facility to the benefit of the community and its 
visitors.  He deserves the support of Council and the community to 
continue this business without ongoing stresses on how the Motorsport 
Park affects nearby residents. 

384/5  

  The Speedway also brings visitors to our District as well as a popular 
activity for the local community.  Will these new residents continue to 
accept the noise levels or will eventually these businesses/activities be 
constrained because they are in the middle of a residential area? 

384/6  

  Expectations are that intending residents sign a non-complaints 
covenant.  We shouldn’t be developing residential areas expecting 
people to accept restrictive no-complaint covenants for something which 
could be hazardous to their health. 

384/7  

  The no-complaints covenant has limitations.  Bell Gully advises that a no-
complaints covenant can only go so far.  It cannot prevent a member of 
the public from taking enforcement action against the effects producing 
landowner, making a complaint or submitting an effects producing 
resource consent application.  The submitter questions whether the no 
complaints covenant will extend to tenants, visitors and staff who work in 
the facilities?  If not members of the public using the facilities or working 
in the District such as teachers, medical staff etc could gather the 

384/8  
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numbers and complain.  Where will that leave existing businesses who 
have been loyal to Cromwell investing in the community? 

  It would be more expedient to ensure zones already zoned Residential 
be developed before we consider encroaching on this rural land eg. off 
Waenga Drive. 

384/9  

  The requestor acknowledges the known and proposed residential 
developments might satisfy demand to 2028 but in the long term (2043) a 
shortfall of urban capacity is anticipated.  So there is time to reflect on the 
current and anticipated growth and not rush into a decision.  At least until 
the Cromwell Masterplan and the District Plan Review are completed, 
ensuring all future needs of Cromwell are determined, no decision should 
be made. 

384/10  

    

 
385. Paul David Wallace 

 
Oppose 

  

  The submitter opposes residential development in this area as it will 
undoubtedly become a noise issue for residents and Highlands should 
not be constrained in its operation. 

385/1 Decline Plan Change 13. 

    

 
386. Sam Wallace 

 
Oppose 

  

  The submitter opposes residential development in this area as it will 
affect the nature of the area and most likely cause noise issues with the 
new residents and Highlands should be able to operate as they always 
have. 

386/1 Decline Plan Change 13. 

    

 
387. Sarah Mary Frances 

Wallace 

 
Oppose 

  

 The submitter opposes the residential development in this area as it will 
undoubtedly become a noise issue for the residents and Highlands 
should not be constrained in its operation. 

387/1 Decline Plan Change 13. 

    

 
388. Roi Lansley Waller 

 
Oppose 

  

  Under General Standards (viii) Reverse Sensitivity – motorsport activities 
re the Cromwell Motorsport Trust land and CODC land, Lot 1 DP 403966, 
the restrictive no-complaint covenant is too scant on detail to suffice for 
this zone change consideration.  It needs to be spelt out how Highlands 

388/1 Decline Plan Change 13 
until the points raised in 
the submission are 
considered and answered 
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and Speedway will be protected in perpetuity as they are too important 
an asset to the town to have uncertainty. 

satisfactorily. 

  The request for PC 13 requires more detail on the covenants and its 
legality before considering it as the future of Highlands and the 
Speedway should never be put at risk. 

388/2  

    

 

389. Niall Robert Nicoll 
Watson & Juliene 
Elizabeth Watson 

 

Oppose 
  

 The submitters own a house at 122 Pearson Road, Cromwell where they 
stay on weekends and holidays and where they expect to spend more 
time in future. 

389/1 Decline Plan Change 13. 

  PC 13 overrides planning processes underway namely the statutory 
District Plan Review which has already been the subject of community 
consultation and the non-statutory Cromwell Masterplan.  The submitters 
were submitters in the community consultation round of the District Plan 
Review. 

389/2  

  PC 13 will have a distorting effect on these processes and could result in 
a high density residential area being developed where land has become 
available for purchase by the developer rather than in the most 
appropriate location. 

389/3  

  In a period of rapid growth it is vitally important that Cromwell builds 
rationally on existing infrastructure and that new areas for high density 
housing, industrial use and lower density housing are complementary 
with existing areas.  Proximity to facilities and open space amenity are 
important. 

389/4  

  From a personal perspective it will detract from the low density rural/rural 
residential zoning in place in a large area encompassing land at Sandflat 
Road and Pearson Road, including the submitter’s property.   

389/5  

  PC 13 sites high density housing in a location removed from other 
residential areas in a Rural Resource Area adjacent to orchards and 
motorsport facilities.  There are inevitable conflicts in doing so because 
the development is not compatible with existing uses.  Furthermore the 
location is removed from the town centre and from open spaces for 
recreation. 

389/6  

    

 

390. Noeline Ann Watson 
 

Oppose 
  

  A residential development in the area subject to PC 13 is not appropriate; 
makes for a fragmented community; and impinges on Highlands and the 

390/1 Decline Plan Change 13. 
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Speedway. 
  The submitter opposes any residential development in that area. 390/2  

  That the local authority make every effort to prevent this fragmentary 
proposal and wrong usage of land. 

390/3  

    

 
391. Cindy Weir 

 
Oppose 

  

  The submitter is a member of the Speedway and is concerned at the 
potential operational constraints that would exist if the new housing 
development proceeds next door to the Speedway, Highlands and the 
orchards. 

391/1 Decline Plan Change 13. 

  Between us all we bring huge financial gain to the Cromwell community 
and enjoyment to everyone that attends our venues. 

391/2  

  What a loss it would be to our community and the thousands of people 
that regularly attend the Speedway if we were to shut down because of a 
residential development concerned at the noise we make. 

391/3  

  It would make better sense for the Council to rezone this land as 
commercial, then everyone wins.  A much better outcome for all of us, 
including Highlands and the orchards. 

391/4  

    

 
392. Mark William Wellington 

 
Oppose 

  

  The submitter is a member of Highlands and has been since its 
inception.  Highlands has brought considerable economic benefit to 
Cromwell and the entire Central Otago District region.  With tens of 
millions of dollars having been spent on the development of Highlands 
many families have benefited from the spend due to employment 
obtained during the construction phase. 

392/1 Decline Plan Change 13. 

  Ongoing development is still occurring bringing additional benefit to the 
region and its citizens.  Highlands is a very important tourist attraction to 
the region and it employs many people all year round. 

392/2  

  Given the noise sensitivity issue from Highlands the submitter does not 
consider that locating a retirement village so close to it is the appropriate 
use for the land in question. 

392/3  

  Highlands works very hard at being a responsible business and operates 
within its compliance guidelines.  The submitter would not like Highlands 
operations to be put in jeopardy either in the short term or the long term. 

392/4  
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393. Glyn Charles Whittaker 

 
Oppose 

  

  As an active member and supporter of Highlands the submitter totally 
opposes PC 13.  Highlands has contributed directly and indirectly to 
employment and economic benefits and opportunity for Cromwell and 
entire Central Otago District.  Motorsport/tourism activities of this type do 
not in any way coexist with residential/retirement/school zoning. 

393/1 Decline Plan Change 13. 

  Added to this the proposal does not sit well with other activities in the 
area eg. Speedway, existing orchards. 

393/2  

  Access to this development is directly off a busy state highway 
approached from the north around a sweeping 100kph bend.   

393/3  

  The idea of fragmenting the town into satellite subdivisions is ludicrous.  
There are far more suitable sites adjacent to existing residential activities. 

393/4  

    

 
394. Christian Josef Wieser 

 
Oppose 

  

 LATE – RECEIVED 21 
JUNE 2018 

 High intensity residential and retirement property development is not 
appropriate so close to Highlands and the Speedway as there are no 
controls listed to minimise the effect of high noise levels on residential 
health. 

394/1 Decline Plan Change 13. 

    

 
395. Andrew James Wilkinson 

 
Oppose 

  

  PC 13 is not consistent with the District Plan.  Current reviews are 
underway for both the Central Otago District Plan and the Cromwell 
Masterplan.  Approval of a plan change for ultra-high density rezoning 
whilst the process is still in review is not consistent with the planning 
process. 

395/1 Decline Plan Change 13 
and consider the larger 
picture of Cromwell. 

  The intent to change Cromwell into a high density low value commuter 
town to support the low cost accommodation needs of Queenstown is not 
supported by residents.  The town does not have the infrastructure or 
stated intent to become clogged by ultra-high density housing.  The 
sudden influx of up to 2500 low income population is not a desired 
direction for Cromwell. 

395/2  

  The land forms part of the approach to Cromwell.  Creating an ultra-high 
density subdivision removes the desired access elements to Cromwell as 

395/3  



Summary of Submissions : Plan Change 13                   P a g e  215 
  

defined in the Spatial Planning workshop recently held to engage 
residents in the Cromwell Masterplan. 

  Council has an obligation to the designation of zones suitable for light 
industrial and commercial growth to service the wider region. The 
industrial area of Cromwell is growing at a rate similar to the population 
growth and the land in this Rural Resource Area is a natural expansion to 
that growth where the orchards and Motorsport Park will have a more co-
habitable fit. 

395/4  

  The traffic impact of this high density zone will clog an already dangerous 
and narrow highway through the Kawarau Gorge and have significant 
impact on town intersections along SH6. 

395/5  

  Zoning to allow 160m2 sections is inviting the creation of a future slum.  
Affordable housing must be balanced by quality of housing and ambience 
of living space. 

395/6  

  The parking and traffic impact of the development is of major concern for 
all of Cromwell.  The small lot sizes do not allow for the normal 
requirements for typical car numbers per household. 

395/7  

  There are no walking, cycling or alternative transport means for residents 
in this proposed high density residential development.  This means every 
movements to or from the zone requires the use of a vehicle. 

395/8  

  The risk of future objections of residents to the close by facilities that 
have made Cromwell a significant town – orchards and the Motorsport 
Park – are of great concern.  Orchards create noise during the growing 
season – as do motorsport parks during events and day to day activities.  
The siting of the motorsport park in the zone that would have limited 
impact to residential zones was strategic.  Placing residential 
developments in close proximity have caused the closure of motorsport 
parks in other towns despite no complaint covenants.  The area in 
question is more suited to rural or light industry. 

395/9  

  The elected Council and its designated planning organisation should 
determine the residential growth areas, industrial zones and 
infrastructure needs in consultation with the residents of Cromwell.  
Rezoning to support opportunist developers is not a process for creating 
a well-planned town. 

395/10  
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396. Greg & Vivienne 

Wilkinson 

 
Oppose 

  

 Any proposed changes to our District Plan should be well considered and 
appropriate for Cromwell’s future needs.  The submitters believe that PC 
13 does not prove itself to be either appropriate or timely. There is no 
current need for this development now or in the medium term future (over 
the next 10 years). 

396/1 Decline Plan Change 13. 

  Developers, however well intentioned, should not dictate planning policy. 
Rather this should come from the managed process as part of, or as a 
result of, a District Plan Review or the current “Eye to the Future” 
masterplanning process. 

396/2  

  Nor should professional developers be able to use their supposed 
expertise and wealth to literally bulldoze their plans through normal 
consenting processes by simply starting their project and then applying 
for consents retrospectively.  This smacks of arrogance, shows little 
respect for the Cromwell community and is a blatant display of contempt 
for following due process. 

396/3  

  The submitters are concerned at the impact of existing neighbouring 
operations and residents including Highlands, the Speedway, orchards, 
commercial operations along Sandflat Road and rural residents.  The 
imposition of a no complaints covenant on titles, though legally binding 
on owners and occupiers, will not mean there are no complaints in 
practice. Highlands, the Speedway and neighbouring orchards by their 
very nature generate noise and undertake activities that are not 
conducive to a residential neighbourhood. 

396/4  

  While residents can simply choose not to live within the RTRA there will, 
over time, be some residents who see fit to complain about noise and 
rural practices.  Residential living and existing businesses operating 
under their consented activities are simply not compatible and the 
presence of the RTRA will threaten the viability of these existing 
operations in the future. 

396/5  

  The Speedway has a new consent to operate until 2025.  If the RTRA 
proceeds and is built in the meantime, it will signal the death knell for the 
renewal of the Speedway consent in 2025 as RTRA residents will object 
to its renewal. 

396/6  
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  The creation of 900 sections within the 49 ha site with section sizes for 
Residential Sub-Area A between 160m2 and 500m2 will create an 
unacceptable high density residential area.  Even allowing for design and 
outlook provisions, sections downs to 160m2 are the equivalent of a 
“residential battery farm” and will potentially create ghettos.  This is 
approximately half the minimum lot size for Shotover Country subdivision 
which has a minimum of 300m2.  There is simply no justification for 
minimum lot sizes of 160m2. 

396/7  

  The addition of up to 900 residences in the RTRA will add strain on 
existing wastewater and reticulated water infrastructure, which the 
request document shows are inadequate to cope.  Sandflat Road is not 
sealed and will require upgrading to handle the additional traffic volumes.  
Who will pay for these upgrades to existing roading and water services? 

396/8  

  With a minimum space allowance of 1 vehicle per residential unit for the 
majority of the RTRA, there will be a massive increase in traffic volumes 
and roading around the RTRA, including SH6, Sandflat Road, Pearson 
Road, Bannockburn Road and Cemetery Road.  

396/9  

  Traffic volumes on SH6 at certain times of the day are already bumper to 
bumper as workers commute through the gorge to Queenstown.  If 900 
houses have a conservative of one vehicle each, more likely to be two 
vehicles, this will have a major impact on already congested roading at 
peak times. 

396/10  

  Whilst it is encouraging to see the consideration given to greenways and 
pedestrian linkages within the RTRA development, what connectivity is 
there beyond the RTRA area for cycle and pedestrian access to the rest 
of the Cromwell community?  For example what safe passageway is 
there for children biking to school or residents walking to town across the 
aforementioned congested road network? 

396/11  

  There are several other subdivision developments within and around 
Cromwell urban boundaries, and there is simply no current need for this 
plan change.  Residential subdivisions at the Top 10 Holiday Park, 
Wooing Tree, Gair Estate and potential others at the Chalets and Sew 
Hoy land at Waenga Drive, there is enough land within the existing urban 
boundaries to satisfy Cromwell’s growing needs for the next 10 years. 

396/12  

  We do need to consider the long term implications beyond 2028, 
however there is a Masterplanning process currently underway which 
may determine what needs there are and where the most appropriate 

396/13  
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sites are for future development.  PC 13 is putting the cart before the 
horse and there is no justification for it at this time. 

    

 
397. John Fereday Wilkinson 

 
Oppose 

  

  Cromwell does not have the infrastructure or services to cater for this 
development.  The submitter is totally opposed to this development, now 
or in the future. 

397/1 Decline Plan Change 13. 

  From the 2 month timeframe with which Council received the application 
on 1 March 2018 to when public submissions closed on 20 June 2018 
there has been insufficient timeframe to implement Section 32(2). 

397/2  

  This decision should not be made by Council or employee without public 
consultation. 

397/3  

  The 10 year District Plan and Masterplan should be addressed with full 
consultation and consideration from Cromwell residents first. 

397/4  

    

 
398. Margaret Janet 

Wilkinson 

 
Oppose 

  

 Cromwell does not have the services, conveniences or infrastructure to 
cater for this development.  The submitter is totally opposed to this 
development now or in the future. 

398/1 Decline Plan Change 13. 

  This will split the town, density too high. 398/2  

  Cromwell has enough land and subdivisions under development at 
present without a commuter town being built. 

398/3  

  The submitter does not believe that Council has fully investigated Section 
32(2)(a)(b) and (c). 

398/4  

  This decision should not be made by Council or employee without public 
consultation. 

398/5  

  The 10 year District Plan and Masterplan should be addressed with full 
consultation and consideration from Cromwell residents first. 

398/6  

    

 
399. Cathy Williams 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
the proposed land use of the site and PC 13, and the location of the site. 

399/1 Decline Plan Change 13. 

  Given the neighbouring properties to the proposed plan change site and 
the economic benefits that the town receives from these businesses, 

399/2  
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their right to operate should be protected.  
  PC 13 will result in out of centre development.  Cromwell is going through 

a process of a Masterplan and a District Plan Review year at great cost 
in both time and money to the community and PC 13 will undermine that 
process.  

399/3  

    

 
400. Alexander (Sandy) 

Charles & Tegan Jane 
Wilson 

 
Oppose 

  

 PC 13 could detrimentally impact the existing businesses in the area 
such as orchards and the Motorsport Park.  These businesses provide 
significant economic benefit to our community but if there are 800 homes 
in the nearby vicinity, these businesses could be shut down due to noise 
complaints.  We also have a truck and loader that sometimes starts up 
from 6:00am so noise complaints could also negatively impact on our 
activities. 

400/1 Decline Plan Change 13 
but if the zone change is 
approved that the 
following conditions be put 
in place: 

 The zone change be 
extended to all of the 
north side of Pearson 
Road ie the whole river 
terrace, not just the 
area owned by the 
developer. 

 That there be a 5 metre 
planted and 
maintained green belt 
planted with shrubs of 
maximum height of 3m 
between the existing 
properties and the 
subdivision. 

 That the properties on 
the boundary be 
restricted to single 
storey dwellings. 

 That the properties on 
the boundary be a 
minimum size of 
1000m2. 

 That construction can 

  PC 13 is not part of a carefully investigated plan for the growth of 
Cromwell by the Council.  There has been much criticism in the 
community about the ad hoc nature of the planning of Cromwell with 
disjointed business areas, uninviting retail centre and lack of planning for 
the growth of Cromwell.  The 10 year plan is an excellent start, but to 
approve a new satellite down before this plan is completed would be 
ignorant and short sighted. 

400/2 

  PC 13 could negatively impact on the lifestyle properties in the area.  
These properties were purchased by people who did not want to live in 
town with immediate neighbours.  The submitters are concerned that the 
development of high density housing on the land located next to them is 
going to bring with it the noise and dust that is associated with such a 
development, causing loss of privacy and enjoyment.  The submitters are 
anticipating that this noise and dust could exist for a number of years 
until the land is fully developed.  The submitters are also concerned 
about issues of air pollution, noise, the loss of privacy and security with 
having a large number of buildings located right next to their eastern 
boundaries. 

400/3 

  The site is currently zoned as Rural and the submitter’s property is zoned 
“Rural Residential” meaning that they live on a 2 hectare block that they 
are unable to subdivide even if they wanted to.  If the land zoning is 
changed then this sets a precedent for the rest of the neighbouring 

400/4 
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properties to apply for a zone change as with such high density on the 
boundary, there would be no good reason that other properties couldn’t 
also benefit (rather than one developer from Queenstown who doesn’t 
live in the community). 

only occur between 
the hours of 8:00am 
and 5:00pm on 
weekdays. 

    

 
401. Bruce William Wilson 

 
Oppose 

  

  The land is situated right beside a race track and Speedway.  This land 
would be much more suited to industrial.  The submitter thinks the race 
track will be in jeopardy if the land was residential. 

401/1 Decline Plan Change 13. 

    

 
402. Janet Barbara Wilson 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
the proposed development of up to 900 residential units. 

402/1 Decline Plan Change 13. 

  The CODC should be aware of the noise level that happens when there 
is a race day at Highlands.  Why would it be a good idea to build a 
residential area so close?  What about the area on Waenga Drive? 

402/2  

    

 
403. Graham Robert 

Williamson 

 
Oppose 

  

 The submitter is a motorsport fan and member of the Speedway.  403/1 Decline Plan Change 13. 

  Cromwell has become world famous as a motorsport hub with one world 
class facility and one nationally recognised Speedway track that has 
become part of Cromwell’s DNA for over 40 years. 

403/2  

  These two iconic facilities should not be impacted in any way by the 
proposed development – therefore the submitter opposes on any level 
PC 13. 

403/3  

    

 
404. Katherine Julie 

Williamson 

 
Oppose 

  

 The submitter is the secretary of the Speedway and has been involved 
with the Speedway for 4 years and was a loyal spectator for several 
years prior to this. 

404/1 Decline Plan Change 13. 

  The Speedway is a Central Otago icon and brings enjoyment to the 
community and also financial gain to the community.  It would be a 
tragedy if this change goes ahead. 

404/2  
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405. Norman David Wing  
 

Oppose   

  The specific provisions of the proposal that the submission relates to are 
transport of school students to schools. 

405/1 Decline Plan Change 13. 

  As the bus controller for school transport in Cromwell the submitter 
wishes to point out the proposed new subdivision on Sandflat Road will 
cause problems for families living in that area. 

405/2  

  The Ministry of Education rules governing the eligibility of students to 
catch a school bus are set out in three criteria.  Two of these criteria will 
be satisfied but one will be problematic for secondary school students.  
The one that will affect students living in this proposed subdivision is as 
follows:  
Year 1 to 8 Criteria : Students must live no closer than 3.2km to their 
closest school by the shortest route – this will be ok for these students as 
the entrance to the subdivision is 3.8km to the nearest school.   
Year 9 – 13 Criteria : Students must live no closer than 4.8km to their 
closest school by the shortest route - these students will not be eligible 
for school transport unless their front gate is 1km or more from the 
present Sandflat Road entrance.. 

405/3  

  This will create 3 groups of school students which will cut across families 
: Group 1 – All Year 1 to 8 students are eligible. Group 2 – No Year 9 – 
13 students will be eligible if they live within 1km of the present Sandflat 
Road entrance.  Group 3 – Year 9 – 13 students who live further than 
1km into the subdivision would be eligible. 

405/4  

  This will cause safety problems for parents/guardians who have students 
in Group 2 as their children will have to travel on State Highway 6 by foot 
or cycle (if not transported by private transport) even if they travel via 
Cemetery Road.  There will also be problems for the school bus 
contractor trying to distinguish between those Year 9 -13 students who 
are eligible, and those who are not. 

405/5  

  The submitter is against PC 13 because of the situation of students 
bicycling or walking on State Highway 6. 

405/6  

    

 
406. Colin & Jan Wood 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
Document 2 – change of zoning provisions that allow for section sizes 
down to 160m2 – 1000m2.   

406/1 Refuse to allow residential 
sections smaller than 
4000m2 that only provide 
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  The submitters oppose the provision for section sizes of anything below 
4000m2.  This area has high amenity value as the gateway to Cromwell 
and medium-high density housing is not appropriate.  

406/2 for rural residential 
conditions of use similar to 
Bannockburn Road 
zoning. 

    

 
407. Tim Wood 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
request Document 2 – change of zoning to allow lot sizes under 1000m2. 

407/1 Residential zoning that 
allows for minimum lot 
sizes 800m2-100m2 similar 
to Pisa Moorings. 

  The submitter opposes the proposal for medium-high density lot sizes to 
be provided for due to issues of poor design (not enough carparking), 
infrastructure overload (Cromwell) and significant loss of amenity values 
as looks ugly with high density housing in rural area. 

407/2 

    

 
408. Susan Woodard 

 
Oppose 

  

  The submitter has concerns about changing the zoning on Sandflat 
Road.  The Speedway, Highlands and anything else in that area was 
there long before residential was considered. 

408/1 Decline Plan Change 13. 

  Please retain the status quo – current Rural Resource Area.  The 
submitter is not opposed to some residential activity but they cannot 
complain about things in the area already – reverse sensitivity. 

408/2  

    

 
409. Catherine Mary Woods 

 
Oppose 

  

  The specific provisions of the proposal that the submission relates to are 
reverse sensitivity of neighbouring properties activities. 

409/1 Decline Plan Change 13. 

  The submitter believes that a subdivision of the size which has been 
proposed would affect our amenity values in our area.  The submitter 
does not believe that if every future resident of the proposed subdivision 
was to sign off a reverse sensitivity regarding the activities of the 
neighbouring properties would work. 

409/2  

  Can the Council or the Commissioner who are making the decisions 
regarding this subdivision guarantee that no complaints will come from 
future residents.  The submitter feels that this would be impossible to 
achieve especially when properties eventually change hands to new 
owners in the future over and over again.  It is important to rural residents 
to have space between residential subdivisions in order to continue rural 
activities without disruption. 

409/3  



Summary of Submissions : Plan Change 13                   P a g e  223 
  

    

 
410. David Wright 

 
Oppose 

  

  Such a development could seriously effect an already existing world 
class venue, and should be declined. 

410/1 Decline Plan Change 13. 

  PC 13 will be in direct conflict with the consents that Council has already 
given out when allowing a world class motorsport park in that area. 

410/2  

  No conditions imposed by the Council could ever totally stop objections 
in the future. 

410/3  

    

 
411. Peter John Wright 

 
Oppose 

  

  The submitter is a member and regular user of Highlands.  Highlands is 
not only a world class motorsport facility for motorsport enthusiasts but is 
a real asset to the local community and the wider District as a key 
tourism attraction. 

411/1 Decline Plan Change 13. 

  As well as using the facility himself the submitter also brings numerous 
guests from elsewhere in NZ and from overseas to visit and enjoy the 
Highlands facility as well as the other local amenities such as the 
vineyards and cafes.  If Highlands did not exist there would be little 
reason to make the trip from Queenstown to Cromwell as there are many 
alternative activities in the region competing for visitors and tourist 
dollars. 

411/2  

  The submitter is extremely concerned that the proposed development will 
adversely impact the economic viability of Highlands and compromise the 
future development and investment plans that Mr Quinn has for 
Highlands – investments that will be of major economic benefit to the 
local community and help contribute to economic diversity in the wider 
region. 

411/3  

  A residential development in close proximity to an already established 
motorsport facility makes no sense and the area would be far more 
compatible as an industrial zone or a recreational zone where the noise 
effects are less of an issue compared to a residential zone where 
residents would have expectations on noise levels inconsistent with 
being located next to an area that is designated and approved for 
motorsport activity. 

411/4  
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412. Chris Wyatt Oppose 
  The submitter believes that if this goes ahead it will have a detrimental 

effect on the Cromwell area on the whole. 

412/1 Decline Plan Change 13. 

  This area should stay as it is or go industrial, definitely not residential. 412/2  
    

 
413. Debbie Wyatt 

 
Oppose 

  

  This will affect all business and recreation.  The Speedway brings many 
people to the area.  As a SNZ official this will effect the submitter 
personally. 

413/1 Decline Plan Change 13. 

  If there is a change in this area it should be industrial only.  At the least 
change to sport and recreational ie. rugby/soccer/hockey grounds. 

413/2  

    

 
414. Eamon Ross Young 

 
Oppose 

  

  The submitter opposes a residential activity use for this land.  Locating a 
high density residential activity in such close proximity to Highlands, the 
Speedway and the orchards is an inappropriate use of the land. 

414/1 Decline Plan Change 13. 

  This type of development will clearly create an unpleasant place to live 
and unhappy neighbours to the existing operation within the immediate 
area. 

414/2  

  A “no-complaint” covenant is not a reasonable practical solution to 
creating an unacceptable residential environment for this land. 

414/3  

  Both Highlands and the Speedway are valued developments not only 
significant to the Cromwell community but important to the wider Central 
Otago District, as appropriate areas for such activities are virtually non-
existent.  Our local economies benefit substantially from visitors through 
the national and international events these world class facilities attract. 

414/4  

  By allowing this development to proceed could potentially impact on the 
long term economic viability of both existing facilities.  Any future 
development of this land needs to be compatible with the existing 
environment. 

414/5  

    

 
415. Riki Young 

 
Oppose 

  

  Locating this type of high density residential activity in such close 
proximity to Highlands, the Speedway and the orchards is very poor 

415/1 Decline Plan Change 13. 
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resource management and an entirely inappropriate use of the land. 
  The existing activities are not compatible with high density residential.  

The entire development will be highly affected by the noise, and a no-
complaints/noise covenant alone is not enough to protect the current 
operations affecting the use and the future of Highlands and the 
Speedway. 

415/2  

    

416. Ross Young Oppose   
  Highlands has been operating now for approximately 5 years.  It was fully 

supported by the CODC at the time of planning and construction. 

416/1 Decline Plan Change 13. 

  The site is located away from the Cromwell township and residential 
areas so as not to create a noise issue. 

416/2  

  Cromwell and the surrounding areas have benefited greatly not only 
during construction but also since it opened with long term employment, 
contractors, accommodation, cafes, restaurants, plus supplies of goods 
and services. 

416/3  

  Tony Quinn has made a large investment in Cromwell at Highlands, it is 
world class facility providing the opportunity for young and old to 
participate in motorsport. 

416/4  

  As a member of Highlands the submitter would not want to see 
Highlands operation constrained by a residential subdivision as indicated 
by PC 13.  There are other areas close to Cromwell for this type of 
development. 

416/5  

    

 
417. Kristan Yu 

 
Oppose 

  

  Highlands has brought so much to Cromwell with visitors and jobs. It has 
allowed the submitter and his family to purchase property and to enjoy 
the Cromwell style of life.  The submitter would be concerned once the 
land across the road is developed what the outcome would be for not just 
Highlands, but all the orchards and the Speedway around the 
development. 

417/1 Decline Plan Change 13. 

 

 


