STATEMENT OF EVIDENCE:
WOOING TREE PARTNERSHIP DEVELOPMENT LP FAST TRACK PROPOSALS
CROMWELL NZ
30 June 2021

INTRODUCTION.
1.

My name is Neil Penney, B Arch. NSW University of Technology, Sydney
Registered Architect NZ; former Certified Hearings Commissioner NZ (2006-12)

2.

I am a Director of NM Associates Ltd – Architects and Planners, with professional
experience as an architect and urban designer over 40 years, including tourism, commercial
and residential development, masterplanning, urban design and spatial planning, and town
centre studies in various urban, regional and coastal locations for a range of both private
and public sector clients and development projects in New Zealand, Australia, the Middle
East and Southeast Asia.

3.

NM Associates Ltd were the principal author of the Cromwell Eye to the Future Masterplan
Spatial Framework, Stage 1: Spatial Plan for Central Otago District Council.

4.

I have been previously a certified Independent Hearings Commissioner acting for
Wellington City and Hutt City Councils, contributing urban design and architectural design
evaluation expertise for large scale urban waterfront, tourism and commercial projects.

5.

I have been retained by the Central Otago District Council (CODC) to review and provide
expert evidence in regard to the Wooing Tree Partnership Development (WTPD)
application for resource consent application under Schedule 6 of the COVID-19 Recovery
(Fast-Track Consenting) Act 2020.

EVIDENCE
Background
6.

This statement examines the relationship of the Wooing Tree Partnership Development LP
(‘WTPD’) application for fast-track development of a 25.4ha site within northern Cromwell1,
firstly to the Central Otago District Plan (‘District Plan’); secondly to the Cromwell Eye to
the Future Masterplan Spatial Framework, Stage 1: Spatial Plan (‘Spatial Plan’) and thirdly
to other relevant matters for decision-making including location, connectivity, urban
design, function, masterplan layout, design and proposed materials palette.

7. The ‘WTPD’ site is located in Cromwell north, located between State Highway 6 to the west,
State Highway 8B to the south, and Shortcut Rd to the east. Cromwell north is
predominantly an area of low density residential housing. This area could be considered
outside the main urban area of Cromwell due to its separation by State Highway 6 and its
characteristic very low density of residential development.
8. Residential development of this northern area of Cromwell has occurred recently relevant
to the remainder of Cromwell with residential densities of approximately 1.4 dwellings per
ha., in line with the Central Otago District Plan (Section 7) Residential Resource Area (6)(i)
Minimum Allotment Area of 4000m2.

1

As described in the application documents to the Environmental Planning Authority, dated 7 May 2021.
1
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7. Existing residential densities to the older eastern and western areas of the Cromwell
township are in the order of 8.6 dwellings per ha. and 3.9 dwellings per ha. Respectively
(Refer Cromwell Precincts + Residential Densities below).

Central Otago District Plan Change 12
9. In February 2019, Plan Change 12 was approved granting the Wooing Tree site increased
residential density as follows:
-

19Ha. subdivision for a maximum of 210 dwellings ranging in size: 50 lots at 350m2
max., 100 lots at 400m2 min. and, 60 lots at 1000m2 min and

-

2.8Ha. provision for a small hospitality commercial/visitor experience associated
with the vineyard tasting rooms and farm pond;

-

visitor accommodation and provision for a Neighbourhood Centre/Child Care
/Community facility and
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-

approximately 3.6Ha. remainder of the site as rural essentially for setbacks from
State Highway 6 (SH6) to the west and SH8B to the south as required by the District
Plan.

10. In the considerations for approving Plan Change 122, CODC in the amended policy statement
at cl.8.2.8 notes: ‘To provide for the development of high quality travellers accommodation
with associated “vineyard village” themed retail and commercial activities in a manner that
complements other business activities in Cromwell’. Ms Hampton in her evidence to that
PC12 noted that the requestor ‘Better manage adverse effects on the town centre especially
the Cromwell Mall’.
11. The PC12 decision also noted that Ms Hampton ‘confirmed that the amended Business
Resource Area [BA (2)] provisions will serve to avoid or mitigate potential effects of the
Business Resource Area (2) on existing centres and the Cromwell community’, and ….’The
Council is satisfied that the configuration of the Business Resource Area (2) is appropriate …….
and having regard to the tourist orientated nature of development anticipated within the
Business Resource Area (2)’
12. The Wooing Tree Vineyard masterplan (refer Proposed Zoning Plan 2016 above) indicated
future Cellar Door visitor centre, visitor accommodation and small retail function a minimum
of some 90m from SHB, locate toward the north of the site and adjacent the existing farm
pond.
13. Amongst other matters, PC12 was approved by Council on the basis that the site was
appropriate for density of residential development greater than that provided for by the
RRA6 zone directly adjacent north of the site and that proposed scale, location and function
of the commercial/business activities envisaged would not detract from the importance and
function of the existing Town Centre and other community nodes and infrastructure of the
Cromwell township.
14. The relevant District Plan Maps showing the Wooing Tree Overlay is shown below.
Residential densities derived therefore from Plan Change 12 overlay to the Wooing Tree site
would be in the order of approximately 10 dwellings per ha.

2

Decision of The Central Otago District Council Plan Change 12: WOOING TREE, CROMWELL P20004
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WTPD Proposal
15. The ‘WTPD’ fast-track application 2021 seeks subdivision and development approvals to
enable subdivision for the staged construction for:
-

332 Residential dwelling allotments,
Various retail, commercial and visitor accommodation to the south of the site aligned
adjacent to State Highway 8B.
provision for at Child Care Centre also adjacent to SH 8B (refer Scheme Plan Overall below)

16. The proposed ‘WTPD’ development is contrary with the Central Otago District Plan in
respect of number of dwellings, the location, scope and scale of the proposed commercial
and visitor accommodation areas, amenity setbacks from the State Highways, the
provision and form of open space provided amongst other matters.
17. The proposal to relocate the existing Business Resource Area to front the State Highway
is contrary the intent of the current District Plan provisions.
18. The proposed ‘WTPD’ development proposes a total of 332 dwellings compared to the
maximum of 210 allowed by the Wooing Tree overlay of the ‘District Plan’ and is a noncomplying activity.

4
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Building Line Setbacks from State Highways
19. The various retail, commercial and visitor accommodation and Child Care Facility proposed
to the south of the site aligned adjacent to State Highway 8B is partly located within the
30m rural zoned ‘Building Line Restriction’ strip and is a non-complying activity.
20. A 30m rural zoned ‘Building Line Restriction’ strip of land along SH8B and SH6 is required
by the District Plan, development within this area is restricted (discretionary restricted
activity). These setback restrictions serve a number of key urban design functions
including visual, acoustic and other amenity provisions. The visual quality of Cromwell
district is distinctively of open rural character surrounded by the backdrop of the enclosing
ranges. This quality is maintained by these setbacks of development from the major
highways. This unique amenity is recognized and embodied within the Central Otago
‘World of Difference’3 values and ‘District Plan’ provisions.
21. Section 4 (Rural Resource Area) of the District Plan in relation to the Wooing Tree overlay
Rural Resource Area (RU) notes at cl.4.7.4: ‘The use of covenants, consent notices or other
legal instruments necessary to ensure the long term management of the Rural Resource Area
so as to bring about an attractive and high amenity highway corridor and residential buffer
to existing residential activities to the north featuring grapevine plantings or treed park-like
character. The covenants, consent notices or other legal instruments shall take account of the
potentially changing circumstances and ownership over time in such a way that appropriate
ongoing maintenance and management is ensured into the future.’
22. Section 12 of the District Plan rules and performance standards states amongst other
matters that ‘Noise generated by land use activities can have a detrimental effect on the
health and wellbeing of the District’s people and the amenity values of the District’s
communities’ and the issues addressed in Section 12 of the District Plan ‘have implications
in respect of the following: Safety and efficiency of the roading network; Health and wellbeing
of people and communities; Visual amenity values of the District and Environmental quality
of communities.’
23. Insofar I understand CODC, in respect of ‘Building Line Restrictions’ (District Plan cl. 12.7.7)
have focused their discretion regarding such assessments directly on objective matters of
noise, access, carparking, signage and the like; discretion is however noted to include:
‘The effect on amenity values of the neighbourhood in particular the character of the
streetscape and
The effects of noise from the operation of the roading network and compliance with
AS/NZS 2107:2000’.
24. The ‘WTPD’ development proposes a reduced building line restriction setback of 15m along
State Highway 6 to the west of the site and also the western end part portion of SH8B
adjacent the proposed residential environment. A further significant reduction of this
setback to only 4m along SH8B is proposed adjacent the proposed roundabout and
primary entrance to the site; the proposed visitor accommodation; the childcare facility
and the other retail/commercial footprints.
25. Baxter Urban Design Report (page 8) states ‘The inclusion of appropriate setbacks from
State Highway 6 and neighbours are provided’ and also that ‘The Masterplan has been
developed to respond to the wider overriding qualities of the site specifically the need to
include a substantial rural corridor and as a response to the alignment of the surrounding

3

https://www.aworldofdifference.co.nz/
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State Highway roading…’. The significant reduction of setbacks to the State Highway
network is not appropriate as proposed.
26. The required 30m amenity building line restriction setback is shown as an overlay to the
‘WTPD’ Overall Scheme Plan and Part Plan Wooing Tree Commercial Area below. This
requirement would significantly alter the proposed scope and layout of the proposal,
impacting the location and scope of the commercial, visitor accommodation and
residential lots.
27. ‘WTPD’ contend that adverse effects can be satisfactorily mitigated through future
building construction standards for acoustic attenuation and noise reduction; and with the
ongoing maintenance of 4 to 5 rows of remnant vineyard plantings, however costs for
these mitigation measures are not borne by the applicant ‘WTPD”, but by future residents.
The external environment for future residents and users alike, adjacent the highway would
continue to remain effected by noise and other nuisances created by vehicular traffic.
28. The reduction from the required 30m building line restriction to 15m as shown on the
‘WTPD’ proposal provides approximately 2.5 Ha. of additional useable site footprint
subsequently increasing the Wooing Tree site development yield. Tatico’s Planning report
at Para 2.9 suggests a reduced buffer with raised contour, however, no detail of this is
provided.
29. Amenity effects of development within the building line restriction would be greater than
minor. The reduced setback along with the proposed low-level remnant vineyard plantings
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and the unsightly views into residential ‘back yards’ and rear fences, will do little to restrict
sight lines, provide adequate visual amenity, spatial separation and/or noise attenuation.

Open Space
30. The location scope and layout for open space does not meet the requirements of the
District Plan. The District Plan Sect 7.3.6 (iv) notes an exception in respect of maximum
coverage “has been provided for in the Residential Resource Area in the Wooing Tree Overlay
Area due to special density controls including a maximum residential lot size and maximum
number of residential lots. This ensures that a significant proportion of the Residential
Resource Area in the Wooing Tree Overlay Area will be retained in open space”.
31. A significant proportion of open space has not provided for by the proposed ‘WTPD’
development when compared to that envisaged by Plan Change 12 now part of the ‘District
Plan’ (Refer Open Space comparison diagrams below).

8
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Signage
32. The majority of both permanent and temporary signage proposed by “WTPD’ is located
within the ‘Building Line Restrictions’ (District Plan cl. 12.7.7) Rural (RU) zone and indicated
on the applicant’s attachments N2 Temporary Signage and N4-Business Signage. The
extent and location of this signage is shown below (Refer N2-Veros Plan and the
highlighted (part) N4-FDA Masterplan below).

N4- Part FDA Masterplan showing Business Signage.
33. The temporary signage indicates up to 17 ACM signboards extending along the building
line restriction strip adjacent SH8B. Sign E and J are 6m2 in size; Sign H is in fact a total of
14 signs, 1.8m x 1.2m in scale at a 50m spacing along SH8B; Sign A again is two signs (6m2)
at the intersection of Shortcut Road with SH8B.
9
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34. Business Signage indicates two large 10m2 ‘Totem’ signs: 5m high by 2m in width adjacent
to the SH8B roundabout main site entrance. These are noted as double sided
Development signage-specifics to be confirmed. It is uncertain whether this signage is of
a permanent or temporary nature.
35. Given an expected long duration for potential future development of the site if approved,
the temporary signage is likely to be in place for a number of years.
36. The provision, scale and extent of both the permanent and temporary signage proposed,
along with the uncertainty in regard to the duration and on-going maintenance of the
temporary signage adjacent SH8B will significantly detract from the visual amenity
qualities of the State Highway entrances to Cromwell along with amenity impacts on the
iconic ‘Big Fruit’ sculpture and ‘Cromwell Township’ signage. Signage located within the
30m rural zoned ‘Building Line Restriction’ strip is a non-complying activity and will result
in visual amenity affects that would be greater than minor.
37. The ‘WTPD’ proposed development is contrary with the Central Otago District Plan in
respect of number of dwellings, the location, scope and scale of the proposed commercial
and visitor accommodation areas, the provision of significant open space, signage and
building line amenity setbacks adjacent the State Highway network.

Urban Design - Considerations
38. In May 2018, CODC engaged consultants to prepare the Cromwell Eye to the Future
Masterplan Spatial Framework, Stage 1: Spatial Plan. Following options analysis and
extensive community consultation, primary elements of the Spatial Plan4 focused on four
key planning and urban design factors:
-

‘Concentrating activity within clearly defined centres or activity nodes,
Creating a place-based approach to accommodating growth and densification which
focuses on these existing centres,
Outlining where key land-uses should be located and supported within Cromwell,
Creating clear guidance for zoning changes for Cromwell’.

39. The precincts, centres or activity nodes and key community facilities were acknowledged
as the Cromwell Town Centre; the historic node of the original town centre known as ‘Old

4

Spatial Plan cl.3.2; cl.3.3 page 38-43
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Cromwell’ to the south on the lakeshore at the confluence of the Clutha and Kawarua
Rivers; recreation and reserve locations and educational facilities (shown below).

Connectivity
40. The interconnectivity or relationship to these centres can be defined by assessing the ease
by which access is afforded to those centres. The ‘Spatial Plan’ adopted the recognised
standard 400m and 800m walkability distance radii (or an easy 5 minute or 10minute walk)
to assist in assessing the connectivity to these elements from areas within Cromwell.
41. The concept of urban 'walkability' has come to occupy a key role at the centre of a series
of multidisciplinary fields connecting urban design and planning to broader issues of public
health, climate change, economic productivity and social equity.
42. The NZ National Strategy “Getting There” 5 advances walking and cycling in New Zealand
transport, and states in its key principles that:
‘Individuals are more likely to choose to walk or cycle if they see the environment as being
walk-and-cycle-friendly – that is, convenient, safe and pleasant, with direct routes that
minimise travel time’.
43. The “NZ Urban Design Protocol”6 advances the importance of connections noting that:
‘Good connections enhance choice, support social cohesion, make places lively and safe, and
facilitate contact among people. Quality urban design recognises how all networks - streets,
railways, walking and cycling routes, services, infrastructure, and communication networks connect and support healthy neighbourhoods.
Urban design outcomes sought by the ‘Protocol’ include:
-

5
6

‘creating safe, attractive and secure pathways and links between centres, landmarks
and neighbourhoods

Getting There — on foot, by cycle: NZ Government February 2005 - ISBN: 0–478–10004–3
New Zealand Urban Design Protocol: Ministry for the Environment March 2005 - ISBN: 0-478-18993-1
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-

facilitate green networks that link public and private open space

-

place a high priority on walking, cycling and public transport’.

44. Jane Jacobs (American urbanist) introduced the related phrase 'pools of use' to refer to
the zone within walking distance of a particular urban location measured by distance or
time7. This concept is now widely recognised and has developed into the mapping of
walkable catchments or 'pedsheds'. The walkable catchment is approximated as a circle of
a 400m and 800m given radius. This methodology to assess connectivity and walkability is
always larger than the actual reachable area within that distance because geometry of the
street network, location of features and the like restrains movement. Catchments within
urban areas are generally no more than about two thirds of the inscribed circle as road and
pathway layout and other impermeable features can reduce this much more.
45. The ‘WTPD’ site is located within the walkable catchment of the Cromwell Town Centre,
and therefore was identified by the ‘Spatial Plan’ appropriate for the potential of increased
residential density due to its proximitus location, the majority of the site being within a
400m easy walking distance.
46. The Spatial Plan seeks to reinforce and strengthen the Cromwell town centre and this
proposal seeks to provide for additional commercially zoned land immediately opposite
this and across State Highway 8B. This has the potential to compromise future
intensification and re-vitalisation of the existing town centre.
47. Achieving a safe and effective connectivity to the ‘WTPD’ site across the SH8B taking
account of the functions and trips for pedestrians; the mobility impaired; wheeled
pedestrian; cyclists etc as well as vehicles is integral to achieving increased residential
densities suggested for the Wooing Tree site in the ‘Spatial Plan’. It is acknowledged that
State Highway 8B at the present 80kmh limit would present an impermeable feature to
walkability and subsequent connectivity from the “WTPD’ site to the Cromwell Town
Centre.
48. ‘Bridging the Gap’8, Waka Kotahi NZTA Urban design principals note: ‘Wide or busy roads
through urban areas can deter social interaction by severing visual, physical, social or cultural
linkages…., This effect is generally referred to as ‘community severance’, the opposite of
community connectedness,…both the location of roads and their design, including design
speed, can help minimise community severance’ and that ‘…there may be opportunities to
retrofit past highway designs that have severed neighbourhoods. Such opportunities to reestablish lost linkages or improve accessibility should be pursued’.
49. In summary, the desire for connection by the future 800 to 900 new residents of the
Wooing Tree site (based on NZ average household occupancy of 2.7 persons/household),
will be to the existing primary nodes and infrastructure of Cromwell being the Town Centre,
‘Old Cromwell’, the Lake front, other big-box retail, education facilities, civic facilities,
recreation and sporting reserves. The ‘Spatial Plan’ did not consider the Wooing Tree site
appropriate for any areas of retail, business and/or visitor accommodation. As this location
would not serve in ‘Concentrating activity within clearly defined centres or activity nodes’ (as
noted in para. 25 above).

Pedestrian Underpass
49. The ‘WTPD’ proposes the provision of an underpass to promote connectivity to the Town
Centre located to the west of the new single lane roundabout directly adjacent Barry
Avenue. It is, however, unclear from the documentation presented by the ‘WTPD’
proposals of the exact provision, location and design for the underpass under SH8B.

7
8

The Death and Life of Great American Cities – Jane Jacobs 1961
Bridging the Gap Waka Kotahi NZTA Urban Design Principals: October 2013 ISBN 978-0-478-40745-7
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50. Baxter Design indicate the northern location exiting adjacent the main entry to the site
whereas FDA documents the northern exit point some 50m further west, and the NZTA
Layout Plan and Veros Plan indicates this location 40m west of the roundabout (see below).
51. The importance of underpass design and location is well documented. The NZTA Urban
Design Principles note that ‘The issues usually associated with poor underpass design are
related to personal safety, amenity (dark, uninviting and poorly maintained facilities), and the
physical obstacle created by the change of level’ and: ’An underpass must be located to serve
an identified desire line and it must be designed in a way that encourages people to use it;
secluded locations should be avoided. There should be no time difference in travel via the
underpass and the equivalent at grade crossings’.
52. The NZTA Urban Design Principles also note; ‘Crossings that involve grade separation
(underpasses and overbridges) are undesirable and should only be used where unavoidable
due to traffic speeds and volumes. Grade separated crossings have perceived safety issues, are
much less convenient for pedestrians and therefore less likely to be used. These types of
crossings are also much more costly than at grade solutions’.
53. A desire line is the preferred route a person will take in order to travel from A-to-B. Often,
this is the quickest, straightest route, although occasionally other variables, such as hills,
13
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landmarks or obstacles will make the desire line curve and take a more meandering route.
Pedestrian routes should be created that correspond as closely as possible with desire lines.
54. The ‘Spatial Plan’ recognised the existence of ‘community severance’ of the North
Cromwell area and to achieve the required connectivity to existing and future residential
areas via then identified desire lines, The ‘Spatial Plan’ proposed ‘at grade’ crossing points
across SH8B (shown below) linking with the primary open space elements of the previous
Wooing Tree PC12 2016 masterplan proposals (refer Wooing Tree PC12 masterplan diagrams

above at para. 12 & 24).
56. The provision, location, design and details of the proposed underpass to achieve safe and
effective connectivity to the ‘WTPD’ site to and from the main Cromwell urban area and
Town Centre for all ambulant and non-ambulant users are inconclusive and inconsistent
with sound urban design principles noted above.

Tatico’s Summary of Urban Design Effects
57. In the summary of Baxter Design Urban Design effects noted at part 10.4 of Tatico’s
Planning Report9, a number of conclusions are reached which are, in my view, inconsistent
with the Masterplan Concept as presented for Resource Consent. These are discussed as
follows:
57.1

‘The site is strategically located within the Cromwell area’.

The ‘Spatial Plan identified the Wooing Tree site to be strategically located for residential
development only.
57.2

9

‘The significant benefit the development brings from being within, in the case of the
hospitality and neighbourhood centre, 400m of the Cromwell town centre and, in the
case of the rest of the subdivision, 800m of the town centre. From an urban design
point of view, this ensures that this new community has strong connectivity to the
town centre which provides a broad range of retail, social and community services
for residents and obviously helps underpin the economic viability of the centre’.

WTPD Application Appendix A – Tatico Planning Report (pages 91 & 92)
14
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This may be the case in respect of any residential development proposed for the site but
not in the case of the commercial development proposed. This will have detrimental effects
and seriously undermines the importance of Cromwell’s Town Centre as the primary node
for Cromwell community. This commercial disbenefit to the existing Town Centre is
examined further in the planning evidence of Marilyn Brown, and Economic evidence of Tim
Heath.
57.3
‘Its location to the employment area adjacent to the town centre’.
As noted elsewhere in this evidence and by others, proximity to other areas of employment
and infrastructure have been ignored i.e., civic, sporting, education, and industrial areas.
57.4

‘The broad range of housing typologies which the site offers. This diversity of
housing is a core principle of the Cromwell Spatial Framework Plan’.

Only two possible housing types are promoted by the ‘WTPD’ Masterplan; 43 lots for
medium density housing and 289 low density residential lots. 12% of the residential area set
aside for medium density only is not a broad range of housing typologies.
57.5

‘The integrated street pattern derived to ensure a fully interconnected network
with only one culde-sac and a road pattern which ensures minimal rear sites. This
accords with urban design best design approach has been highly successful in
achieving urban design best practice despite the constraint of site shape’.

The Masterplan street pattern is not fully integrated with minimal rear sites. There are 54
residential lots (16%) that are rear sites with ROW rear laneway access. (Tatico cl. 57.5)
57.6

‘Connecting a strong open space network’.

The open space network and scale is inadequate for such an intensive development with
only approx. 1 Ha. Or 4.2% overall area given over to public open space, excluding
requirements for setbacks from State Highway (discussed above)
57.7

‘The open space network promotes a strong walking and cycling connection with
good linkages back to the CODC’s network on Shortcut Road’.

The network of open space has poor linkages to primary infrastructure of Town Centre,
‘Old Cromwell’, the Lake front, other big-box retail, education facilities, civic facilities,
recreation and sporting reserves.
57.8

‘Promotes safe crossing of SH8B. This will be in the form of an underpass and is
committed as such by Wooing Tree Partnership. However, it is finally for WK-NZTA
to determine the method of crossing this road’.

The connectivity to the site has been discussed above, however we note uncertainty in the
comment regarding WK-NZTA to determine the method of crossing the SH8B with the
solution for both the roundabout and underpass possibly subject to future cost-benefit
analysis!
57.9

‘The variety of section sizes responds to the requests within the Cromwell Spatial
Framework Plan for a diversity of housing styles. The development places the lower
density sites along the northern boundary and Shortcut Road’s frontage as
intended within the District Plan with the more intensive development in the centre
of the site. The high density sections are located adjacent to the town centre and
north-facing across Wooing Tree Park’.

Section sizes does not pre-determine housing styles per se. The ‘Spatial Plan’ indicated
examples only of possible typologies that fit into various categories of residential density.
The final style of future housing is yet to be determined as this application is not for a
comprehensively planned and designed development. Guidelines and Materials Palette
have been suggested only. We note that no reference or comment regarding ‘High Density’
appears on the ‘WTPD’ Scheme Plans presented.
15
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57.10

‘This development has been designed in accordance with National Urban Design
Guidelines and in accordance with the Cromwell Spatial Framework Plan’.
I understand reference here should be to the NZ Urban Design Protocol, as I am unaware
of any National Urban Design Guidelines. As discussed in this evidence elsewhere, the
proposal is not consistent with Cromwell Spatial Framework Plan and/or the Urban Design
Protocol.

Visual and Amenity Effects of Proposed Commercial Business Zone
57. The visual and amenity effects of the proposed commercial development aligned to the
south adjacent State Highway 8B, location, typologies, form and massing have an
intentional ‘stand alone’ quality aligned to ‘highway retail and highway tourism’.
58. The commercial building elevations of the proposed visitor accommodation Buildings 6, 7
and 8 directly to the west of the proposed roundabout and main site entry are shown in
composite below (Refer Appendix D - Hospitality Centre Plans – FDA). This typology is
inconsistent with the rural regional character of Cromwell and Central Otago. Possibly
more reminiscent of 1950’s airport buildings with pedestrian bridges connecting to a
departure lounge, these two storey forms are set apart by an expanse of carpark tarmac
with no visual separation from State Highway 8B. The amenity presented by these
buildings is inappropriate to the Cromwell context.

59. The south elevations of the proposed Commercial Buildings 5-Café/Bike Shop and Building
9-Cellar Door bordering east and west of the southern main entry to the site are shown
below (Refer Appendix D - Hospitality Centre Plans – FDA). The typology of these building
and information regarding finishes and fenestration are scant, however the sketch details
appear to suggest a single storey mono pitched glazed façade with exposed steel truss
mirrored to form a gateway. This typology is completely different to that shown for the
Visitor Accommodation buildings to the west and is also inconsistent with the rural regional
character of Cromwell.

Buildings 5 & 9
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60. The north elevation (South elevation not indicated but assumed to be similar in form) of
the proposed commercial Building 10-Food Market/Dining Facility and south elevation of
Building 11 Childcare Facility directly to the east of the southern main entry to the site are
shown below (Refer Appendix D - Hospitality Centre Plans – FDA). The typology of these
buildings and information regarding finishes and fenestration is also scant, however the
sketch detail appear to suggest a more typical pitched roof cable form, single storey
structure clad with profiled steel cladding more consistent the rural regional character of
Cromwell, however in marked contrast with the other adjacent Commercial Buildings 5, 6,
7, 8 and 9 elevations.

Building 10

Building 11
61. A composite South Elevation and Part Plan (shown below) has been compiled to
demonstrate overall extent of Commercial Buildings and associated carparking and visual
presentation afforded to State Highway 8B. The commercial buildings and associated
carparking extend approximately 400m along the State Highway 8B frontage.
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62. The Commercial buildings extend into the required ‘Building Line setback’ (as discussed
above) and are located within large expanse of tarmac paved carparking
63. The extent, location and form shown on Appendix D - Hospitality Centre Plans – FDA also
differ from that shown in Appendix B Urban Design Report. visual effects of the proposed
commercial development.
64. In summary, therefore, the adverse visual and amenity effects of the proposed commercial
development aligned to the south adjacent State Highway 8B are significant given the
proposed building alignments close proximity to State Highway 8B, the proposed
architecturally typology proposed, the expanse of tarmac of exposed areas of carparking
and signage, and the dearth lack of any adequate landscape screening within the rural
zoned building setback line.

‘WTPD’ – Masterplan Inconsistencies
61. The Patterson Pitts Diagram (Appendix O shown below) to the WTPD Application indicate
only a carparking entrance into Commercial Area 600, whereas the FDA Architectural
drawings clearly show vehicles using the Commercial Area 600 in both directions.
This is also discussed and shown within the Baxter Design Urban Design Report (Appendix
B) in regard to the proposed commercial precinct ‘that a ‘mainstreet’ format / design will be
adopted for future development in this precinct’, and that it ‘is located around a central axis,
being the mainstreet’.
62. The Baxter Design Commercial Precinct Connectivity Diagram (Appendix B- page 12
Commercial Precinct Connectivity) indicates pedestrian movement intended crossing this
area. Similarly the Architecture FDA drawings (Appendix D and N) also indicate pedestrian
crossing points through this area (part Diagrams shown below)
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63. The ‘WTPD’ diagrams presented above at paragraphs 61 and 62 (‘WTPD’ Application
Appendices B, D N and O) also demonstrates the inconsistencies in the proposals presented
for consideration by the ‘Expert Panel’ and also my ability to concisely provide expert
opinion on the precise nature of that seeking consent. The detail, layout and function of
the proposed commercial area buildings, roading, accessibility and open space; differ
markedly on each Appendix presented by ‘WTPD’.
64. The conclusion reached is that the proposals generally indicates four primary areas of
commercial activity at the main intersection of the site’s Barry Avenue entrance and Blondie
Drive about 20 to 30 metres north of the proposed roundabout. This will result in an
environment where pedestrians, cyclists will be crossing roads between the various
activities at the intersection and so called ‘Main Street’.
65. As the main entry to the site, a majority of vehicles using that intersection will be regularly
accessing to and from the residential areas of the Wooing Tree site. I concur with Mr Antoni
Facey’s evidence in this regard, as to the clash of differing users within this constrained area
resulting in unsatisfactory urban design outcomes, poor pedestrian amenity and the
perception of poor personal safety.

‘WTPD’ Proposed Urban Form and Residential Densities
66. The ‘Spatial Plan’ considered the Wooing Tree site appropriate for a density of residential
development greater than that allowed for by the then Operative District Plan and the
Proposed Plan Change1 12 application documents as noted above.10
67. The Spatial Plan did not consider the site appropriate for any large scale commercial and/or
visitor accommodation areas, and as noted previously, the primary tenets of the study
included:
-

‘Concentrating activity within clearly defined centres or activity nodes,
Creating a place-based approach to accommodating growth and densification which
focuses on these existing centres.

68. The proposed ‘WTPD’ residential development for 332 dwellings; areas of open space with
the remainder of site intended for commercial and visitor accommodation. On the basis of
‘WTPD’ Scheme Plan Overall, the various areas of the site have been generally summated
as follows:

10

Spatial Plan cl.2.5 page 29
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Location

Area m2:

Commercial

23,090 (incl Community Use)

Open Space

10,539

Buffer Areas

16,774

Roading

62,352 (incl ROW)

Residential

141,245

Total Site Area

254,000

Total Residential Lots = 332
Therefore

69. Given therefore a total of 332 residential lots (289 Low Density Residential and 43 Medium
Average
size
=11)425
m2an area of approximately 14.1 Ha would result in a nett density
Density Lot
Residential
over
Nett
Residential
Yield
=
23.5
Dwellingsper
per Ha.
(Nett yield:
of Dwellings
divided by
of approximately 23.5 dwellings
hectare.
TheNo.
average
residential
lotArea)
size would
therefore equate to approximately 425 m2.
70. The ‘Spatial Plan’ noted that the strategy for urban consolidation12: ’will require an increased
density of residential development including for altered typologies that are attached and
semi-detached dwellings and mixed use commercial/residential development in the town
centre. An increased density of housing is supported by;
Improved accessibility to shops and services.
Increased viability of the town centre and other ‘nodes’, including the Arts and
Culture Precinct.
Reduced demand for parking spaces.
In the longer term improved access to public transport, less dependency on car travel
and thus reduced pollution, and greater health benefits’…
and also:
‘For residential locations aligning with the Masterplan, it is important to acknowledge
the desired ‘yield’ (as target densities) ….’.
71. The ‘Spatial Plan’ considered an appropriate density for residential development on the
Wooing Tree site in the order of to 15-20 dwellings per ha. The proposed ‘WTPD’ residential
density at 23.5 dwellings per hectare is indeed far greater than that envisaged by the
‘Spatial Plan’.

Conclusions
72. In relation to Part 2 of the RMA, I conclude that the ‘WTPD’ proposals are inconsistent with
sustainable management as it will not provide for managing the use, development, and
protection of natural and physical resources in a way, or at a rate, which enables people
and communities to provide for their social, economic and cultural wellbeing while:
(a) Sustaining the potential of natural and physical resources to meet the reasonable
foreseeable needs of future generations; and
(c) Avoiding, remedying or mitigating any adverse effects of activities on the environment.
And furthermore, will not be entirely consistent with section 5 of the Act, inconsistent with
sections 7(b), (c), and (f) as the ‘WTPD’ proposals will not achieve the efficient use and
development of natural and physical resources; the maintenance and enhancement of
amenity values and the maintenance and enhancement of the quality of the environment.

11
12

‘WTPD’ Scheme Plan Overall (Drg No. 2002_002 Rev 1; dated 19 April2021
Spatial Plan Objective 5 Residential Development and Amenity page 22
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