


Proposed Plan Change 2
Carterton South Structure Plan
Section 32 Analysis 

Introduction
The purpose of this report is to evaluate the options for an integrated and coordinated pattern of development and efficient use of residential land at the southern end of Carterton as outlined in Proposed Plan Change 2, in accordance with the requirements of Section 32 of the Resource Management Act. The Carterton District Council (CDC) has prepared Proposed Plan Change 2 to the Wairarapa Combined District Plan (the ‘District Plan’). This Proposed Plan Change has been adopted by the Combined Planning Committee of the Masterton, Carterton and South Wairarapa District Councils for notification under the provisions of the Resource Management Act 1991 (‘the Act’). 
Background
The investigation into preparing a Structure Plan for the southern portion of the Carterton urban area was initiated by submissions on the Proposed Wairarapa Combined District Plan (the ‘Proposed Plan’). When the Proposed Plan was notified in August 2006, it proposed to apply a single Residential Zone to all Carterton residential areas. In effect, this meant the ‘Low Density Residential’ overlay in the Operative Carterton District Plan would be removed. 

A number of submissions were made on this change in zoning and low density area, with concerns expressed regarding changes to the amenity and character of the southern end of Carterton, the ‘buffer’ or ‘transition’ between the more developed urban area and the rural area, availability of land for residential development, concern regarding infrastructure capacity, and the lack of connections in the transportation network. In response to these submissions, the Commissioners hearing the submissions decided to re-introduce the Low Density Area to the District Plan, and recommended that CDC prepare a Structure Plan for the area. 
The primary reason for preparing a Structure Plan was the need to address the lack of internal connections and overall urban condition for the southern urban area of Carterton. A Structure Plan provides a simple spatial framework to guide development in a particular area.

National Direction

New Zealand Urban Design Protocol

The Carterton District Council became a signatory to this protocol in December 2007. By becoming a signatory, the Council agreed to work to raise the standard and quality of the urban design of developments undertaken in the district. The Plan Change seeks to implement the urban design principles contained in the Urban Design Protocol. 

Regional Direction

There have been some recent developments in the policy direction at a regional level. Principally, these policy directions are contained in the Wellington Regional Strategy and the Proposed Wellington Regional Policy Statement. 

Wellington Regional Strategy (Sustainable Economic Growth Strategy)

This Strategy provides direction on drivers and initiatives to support economic growth in the greater Wellington region. The Strategy has three main focus areas, one being investment in good regional form. 

An initiative in the Strategy is its support of quality urban design, as it recognises that well designed and areas which are easy to get around can attract economic growth. 

This Proposed District Plan Change seeks to assist in implementing many of the initiatives related to good regional form outlined in the Wellington Regional Strategy, which helps contribute towards the economic wellbeing of the Wairarapa and the wider greater Wellington region. 

Operative Wellington Regional Policy Statement

The Operative Regional Policy Statement for the Wellington Region came into effect on 15th May 1995. The Regional Policy Statement sets out the resource management issues for the Wellington region, and outlines the policies and methods required for achieving the objectives in the Policy Statement. Under the Resource Management Act, the District Plan “must give effect to” the policy directions contained in the Regional Policy Statement. 

The Operative Regional Policy Statement includes a number of issues which are specifically relevant to the Carterton South Structure Plan, including:

· Built Environment and Transportation
The following is a list of policies in the Operative Regional Policy Statement which this plan change gives effect to in relation to the Carterton South Structure Plan:
Section 14: Built Environment and Transportation

Policy 2 To use natural and physical resources efficiently in the development of urban areas and in use of the built environment by:

(1) Encouraging forms of urban development that reflect efficient use of resources; and

(2) Avoiding, where practicable, the use of new resources, particularly non-renewable resources.

Policy 6: Efficient use of Infrastructure

To promote the provision and efficient use of infrastructure in the Region, and the reduction of adverse environmental effects from its use. 

Policy 7: Regionally Significant Effects
To take account of regionally significant effects on the environment of any new use or development, the size, function or location of which is likely to give rise to those effects. 

Policy 8: Environmental Quality

To promote a high level of environmental quality in urban areas by:

(1) Encouraging good urban design;

(2) Enhancing and protecting amenity values; and

(3) Maintaining and enhancing natural areas and protecting those places, features or buildings with significant heritage, ecological, cultural or landscape values. 

Proposed Wellington Regional Policy Statement

Notified in March 2009, the Proposed Regional Policy Statement for the Wellington Region would replace the Operative Regional Policy Statement noted above. Of the many issues within the Proposed Regional Policy Statement (as amended by decisions), the one specifically relevant to the Carterton South Structure Plan relates to regional form, design and function. 
The following is a list of objectives and policies in the Proposed Regional Policy Statement (as amended by decisions) which this plan change gives effect to in relation to the Carterton South Structure Plan:
Objective 21: 

A compact well designed and sustainable regional form that has an integrated, safe and responsive transport network and: 
(a) a viable and vibrant regional central business district in Wellington city;

(b) an increased range and diversity of activities in and around the regionally significant centres to maintain vibrancy and vitality;

(c) sufficient industrial- based employment locations or capacity to meet the region’s needs;

(d) development and/or management of the Regional Focus Areas identified in the Wellington Regional Strategy;

(e) urban development in existing urban areas, or when beyond urban areas, development that reinforces the region’s existing urban form;

(f) strategically planned rural development;

(g) a range of housing (including affordable housing);

(h) integrated public open spaces;

(i) integrated land use and transportation;

(j) improved east-west transport linkages; and 

(k) efficiently use existing infrastructure (including transport network infrastructure); and

(l) essential social services to meet the region’s needs.
Policy 53: Achieving the region’s urban design principles – consideration

When considering an application for a notice of requirement, or a change, variation or review of a district or regional plan, for development, particular regard shall be given to achieving the region’s urban design principles in Appendix 2.

Policy 54: Maintaining a compact, well designed and sustainable regional form – consideration

When considering an application for a resource consent, or a change, variation or review of a district plan for urban development beyond the region’s urban areas (as at March 2009), particular regard shall be given to whether:

(a) the proposed development is the most appropriate option to achieve Objective 21;and
(b) the proposed development is consistent with the Council’s growth and/or development framework or strategy that describes where and how future urban development should occur in that district; and/or

(c) a structure plan has been prepared.

Policy 56: Integrating land use and transportation – consideration

When considering an application for a resource consent, notice of requirement, or a change, variation or review of a district plan, for subdivision, use or development, particular regard shall be given to the following matters, in making progress towards achieving the key outcomes of the Wellington Regional Land Transport Strategy:

(a) whether traffic generated by the proposed development can be accommodated within the existing transport network and the impacts on the efficiency, reliability or safety of the network;

(b) connectivity with, or provision of access to, public services or activities, key centres of employment activity or retail activity, open spaces or recreational areas;

(c) whether there is good access to the strategic public transport network;

(d) provision of safe and attractive environments for walking and cycling; and

(e) whether new, or upgrades to existing, transport network infrastructure have been appropriately recognised and provided for.
Policy 57: Co-ordinating land use with development and operation of infrastructure – consideration

When considering an application for a resource consent, notice of requirement, or a plan change, variation or review of a district plan for subdivision, use or development, particular regard shall be given to whether the proposed subdivision, use or development is located and sequenced to:

(a) make efficient and safe use of existing infrastructure capacity; and/or

(b) coordinate with the development and operation of new infrastructure.

The above suite of policies highlight a number of matters which are relevant to the Carterton South Structure Plan Area, in terms of giving effect to them in the District Plan, and/or as a consideration in changing the District Plan. The policies direct an integrated approach to land use and transportation, and other regionally significant infrastructure, such as water supplies and wastewater networks and treatment facilities, as well as consideration to the overall urban form of the town. The Carterton South Structure Plan adopts this approach, with implementation of long-term land use, transportation and servicing infrastructure planning. A key emphasis of the Structure Plan is utilising the existing transportation network and improving connections and movements (vehicular and non-vehicular) within the southern portion of Carterton.
It is noted the Proposed Regional Policy Statement is currently subject to appeals. If changes to the above objective and policies are made to the Regional Policy Statement through the appeal process, or new provisions are added which relate to the Carterton South Structure Plan Area, the District Plan provisions may need to be reviewed in terms of giving effect to such changes. 
Current Provisions in the District Plan

The area subject to the Proposed Carterton South Structure Plan is currently zoned Residential Zone, with a portion identified as Carterton Low Density Residential Character Area. The Residential Zone is the single environmental zone applied across all Wairarapa’s urban areas, with a number of character areas and historic heritage precincts identified in a few sub-areas of these residential environments.  
The District Plan applies the following management framework to the area subject to the proposed Carterton South Structure Plan:

· Zoning: General Residential, with a portion of the structure plan area identified as ‘Carterton Low Density Residential Character Area’. 
· Residential Zone Permitted Activities: Residential buildings and activities, homestays, papakainga housing; and a range of non-residential activities including residential business,  reserves and recreational activities, healthcare activities, community amenity facilities, and education and childcare facilities.  Plus, primary production activities (excluding forestry), aviaries and apiaries are permitted in the Carterton Low Density Residential Character Area. 
· Residential Zone Controlled Activities: Relocated dwellings/buildings. 

· Residential Zone Restricted Discretionary Activities: Any permitted or controlled activities which do not comply with the permitted activity performance standards. 

· Residential Zone Discretionary Activities: Any other activity including any commercial and retail activity that is not a permitted, controlled, restricted discretionary or a non-complying activity. 
· Residential Zone Non-complying Activities: Any activity listed in the Schedule of Primary Industry.  

· District Wide Controlled Activities: Any subdivision within the Residential Zone with a minimum lot area of 400m2 and within the Carterton Low Density Residential Character Area a minimum lot area of 2,000m2.    
· District Wide Discretionary Activity: Any subdivision that does not comply with the minimum subdivision standards. 
The investigations into preparing the Structure Plan for the southern portion of the Carterton urban area was initiated by submissions on the Proposed Plan. When the Proposed Plan was notified in August 2006, it proposed to apply a single Residential Zone to all Carterton residential areas. In effect, this meant the ‘Low Density Residential’ overlay in the Operative Carterton District Plan would be removed. 

A number of submissions were made on this change in zoning and low density area, with concerns expressed regarding changes to the amenity and character of the southern end of Carterton, the ‘buffer’ or ‘transition’ between the more developed urban area and the rural area, availability of land for residential development, and concern regarding infrastructure capacity. 

In response to these submissions, the Commissioners hearing submissions on the Proposed Plan decided to retain the Residential zoning but re-introduce the ‘Low Density Residential’ overlay to parts of the southern urban area of Carterton. In addition, the Commissioners identified the lack of internal connections (north-south road links) in the low density area and the ad-hoc and fragmented pattern of recent subdivision and development. The Commissioners noted the development of a Structure Plan would be an effective tool for managing the spatial arrangement of the key infrastructure (roads, servicing and reserves) and overall pattern of subdivision and development. Furthermore, the development of a Structure Plan also provides an opportunity to determine whether specific locations within the southern area of Carterton are suitable for more intensive development, and if so, what the appropriate intensity of this development is.

As such, the primary reason for preparing a Structure Plan was the need to address the lack of internal connections and overall urban condition for the southern urban area of Carterton. A Structure Plan provides a simple spatial framework to guide development in a particular area. 

Carterton South Structure Plan Report (adopted September 2009) 

CDC commenced work on preparing a Structure Plan for the Carterton South area in 2008. In preparing the Structure Plan, the Council undertook detailed investigations on the urban qualities and infrastructure (servicing and transport) aspects of the area, and consulted the community on its aspirations and views about future subdivision and development in the area. A series of workshops were held with the Council and community evaluating the issues and options for the Structure Plan. This work culminated in the adaptation of a non-statutory Structure Plan Report in September 2009. 

The Carterton South Structure Plan is based on the following key elements:

· Facilitating connections (vehicular, cycling and pedestrian) within the Carterton South area and beyond, through identifying new road links and cycle/pedestrian links. 
· Retain and/or enhance the existing character of the area through preserving areas of open space and recreation, and the nature and quality of the streetscape and public realm.
· Identification of areas for different levels of residential density, with comparatively denser areas (i.e. ‘quarter-acre’ size) adjacent to existing established residential areas and retaining the lower residential density nearer the rural areas.
The Structure Plan emphasises a more planned approach for managing future subdivision and development in the Carterton South area. The Structure Plan seeks to utilise the existing tools Council uses for managing subdivision and development (e.g. District Plan, Engineering Standards, Asset Management Plans). This Proposed Plan Change is one of the first steps in amending these tools to reflect the principles and outcomes sought in the Structure Plan Report. The proposed rules and the Structure Plan itself form part of this Proposed Plan Change which responds to the priorities set in implementing the Structure Plan, with further implementation of other tools as required by Council.

The Carterton South Structure Plan Report was an integral part in the preparation of Proposed Plan Change XX. The research and consultation associated with this report provided some of the basis for the provisions contained within this Proposed Plan Change. Therefore, the Carterton South Structure Plan Report is considered part of this Section 32 evaluation. 

In addition, a range of other documents have influenced this Proposed Plan Change, and it is important that these documents be considered as part of this Section 32 document. 

Associated Documents/Research

The following documents were utilised in the preparation of Proposed Plan Change 2:

Carterton District Council (2000): Operative Carterton District Plan
Carterton District Council (2009): Long Term Council Community Plan (LTCCP)

Masterton District Council, Carterton District Council, South Wairarapa District Council (2006): Proposed Wairarapa Combined District Plan

Wellington Regional Council (1995): Operative Wellington Regional Policy Statement

Wellington Regional Council (2009): Proposed Regional Policy Statement for the Wellington Region
Ministry for the Environment website (www.mfe.govt.nz) 

Quality Planning website (www.qp.org.nz)

Consultation 

A series of formal and informal consultation processes have been undertaken which have informed the preparation of this Proposed Plan Change. 
During 2008 and 2009 a series of workshops were held with landowners in the Carterton South Structure Plan area and the wider community. Phase 1 of the project involved background investigations and high level conceptual proposals for the Structure Plan. Phase 1 was undertaken from May to August 2008 and involved a mix of consultation events, such as open days, one-on-one meetings and written materials/comments. Phase 2 of the project involved the detailed preparation of the Structure Plan, with three board Structure Plan options initial prepared, before focusing on the detail of the preferred option. The consultation during this phase initially sought feedback on the three broad options through open days and written comments. Consultation on the preferred option was more targeted and focused, with one-on-one meetings and Council workshops. 
The non-statutory Structure Plan was adopted by Council in September 2009, as well as approval to proceed with the preparation of a District Plan Change to give the Structure Plan statutory effect (legal status). The District Plan Change was to be based on the recommendations contained in the Carterton South Structure Plan Report dated August 2009 prepared by Opus International Consultants Ltd.
In April 2010, information on a draft District Plan Change was circulated to landowners within the Carterton South Structure Plan area as well as a range of parties with an interest in District Plan matters (e.g. New Zealand Transport Agency, Greater Wellington Regional Council). An open evening was also held in April 2010 to provide an opportunity to landowners and interested parties to obtain further information and ask questions about the draft District Plan Change. Written feedback was sought from these parties on the draft Plan Change. 
Submissions were received from a number of local residents on the draft District Plan Change. The majority of these submissions related to specific details shown on the Structure Plan map, such as proposed road links, location and extent of the low/medium density areas, and proximity and buffer to the industrial area on Dalefield Road. The Council considered these submissions in finalising the Proposed Plan Change provisions, including the Structure Plan map itself. 
Once the Plan Change is notified, people will be able to further participate through submissions on the Proposed Plan Change, as part of the formal Resource Management Act notification and submission processes. 
Proposed Plan Change Provisions

As detailed in the actual plan change document, Proposed Plan Change 2 comprises the following amendments:  

· Introduce a specific explanation to policy 5.3.2 relating to the Carterton South Structure Plan Area 
· Amend the regulatory and non-regulatory methods to manage the nature and form of subdivision and development in the Carterton South Structure Plan Area 
· Introduce specific standards and rules for subdivision and development within the Carterton South Structure Plan Area

· Introduce assessment criteria specific to the Carterton South Structure Plan Area

· Introduce Appendix 14 Carterton South Structure Plan map and outcomes 
· Amend Planning Maps 55 and 57
Statutory Requirements under the Resource Management Act

Section 32 requires:

Consideration of alternatives, benefits and costs

(1) 
In achieving the purpose of this Act, before a proposed plan, proposed policy statement, change, or variation is publicly notified, a national policy statement or New Zealand coastal policy statement is notified under section 48, or a regulation is made, an evaluation must be carried out by—

(a) 
The Minister, for a national policy statement or a national environmental standard; or

(b) 
The Minister of Conservation, for the New Zealand coastal policy statement; or

(c) 
The local authority, for a policy statement or a plan (except for plan changes that have been requested and the request accepted under clause 25(2)(b) of Schedule 1); or

(d) 
The person who made the request, for plan changes that have been requested and the request accepted under clause 25(2)(b) of the Schedule 1.

(2) 
A further evaluation must also be made by—

(a) 
A local authority before making a decision under clause 10 or clause 29(4) of the Schedule 1; and

(b) 
The relevant Minister before issuing a national policy statement or New Zealand coastal policy statement.

(3) 
An evaluation must examine—

(a)
The extent to which each objective is the most appropriate way to achieve the purpose of this Act; and

(b) 
Whether, having regard to their efficiency and effectiveness, the policies, rules, or other methods are the most appropriate for achieving the objectives.

(3A) 
n/a [relates to national environmental standards]
(4)
For the purposes of the examinations referred to in subsections (3) and (3A) an evaluation must take into account—

(a)
The benefits and costs of policies, rules, or other methods; and

(b) 
The risk of acting or not acting if there is uncertain or insufficient information about the subject matter of the policies, rules, or other methods.

(5) 
The person required to carry out an evaluation under subsection (1) must prepare a report summarising the evaluation and giving reasons for that evaluation.

(6) 
The report must be available for public inspection at the same time as the document to which the report relates is publicly notified or the regulation is made.

In summary, a Section 32 evaluation is effectively a two tiered approach and must examine:

· The extent to which each objective is the most appropriate way to achieve the purpose of the Act (i.e. sustainable management); and

· Whether the policies, rules and other methods are the most appropriate for achieving the objective(s).

In doing so, the evaluation is required to “have regard to” efficiency and effectiveness and under Section 32(4) “must take into account” the benefits and costs of policies, rules or other methods and the risk of acting or not acting if there is uncertainty or insufficient information about the subject matter of the policies, rules or other methods.

Evaluation 

Assessment 1 - Appropriateness of the Objectives

As detailed above, Section 32 (3) (a) requires an evaluation as to the extent to which the objectives are the most appropriate way to achieve the purpose of the RMA, being to promote the sustainable management of natural and physical resources.
For the Residential Zone, it is proposed to retain the existing objective in the District Plan as detailed below:

5. RESIDENTIAL ZONE

5.3.1 Objective Res1 – Residential Amenity Values and Character

To maintain and enhance the character and amenity values of Wairarapa’s residential areas, having due regard to the particular characteristics of each neighbourhood, and the need to provide for a diversity of residential lifestyles and non-residential services and activities.

In addition, some district wide issues are relevant to this Proposed Plan Change, with some existing objectives in the District Plan proposed to be retained as follows:

17. TRANSPORTATION

17.3.1 Objective TT1 – Managing the Road Network

To maintain the safe and efficient operation and development of the road network from the adverse effects of land use while maintaining the network’s ability to service the current and future needs of the Wairarapa.

17.3.4 Objective TT2 – Managing the Rail Corridor

To ensure development and activities in and around the rail corridor, as well as the operation of the railway itself, are managed to be mutually compatible.

18. SUBDIVISION, LAND DEVELOPMENT & URBAN GROWTH

18.3.1 Objective SLD1 – Effects of Subdivision & Land Development

To ensure subdivision and land development maintains and enhances the character, amenity, natural and visual qualities of the Wairarapa, and protects the efficient and effective operation of land uses and physical resources.

18.3.4 Objective SLD2 – Effects of Servicing Requirements

To ensure that subdivision and land development is appropriately serviced to provide for the likely or anticipated use of the land.

18.3.7 Objective SLD3 – Sustainable Infrastructure Development

To maintain sustainable and efficient public infrastructure that meets the additional demand generated by development and subdivision, while avoiding, remedying or mitigating adverse effects on the environment.

18.3.10 Objective SLD4 – Managing Urban Growth

To provide for urban expansion adjoining existing urban areas where such growth does not adversely affect the safe and efficient use and development of land, roads and infrastructure.

18.3.13 Objective SLD5 – Reserves and Open Space

To sustainably manage and develop the reserve and open space network to cater for current and future community needs and to protect and enhance significant environmental assets.

As the Proposed Plan Change does not involve any change or amendment to the existing District Plan objectives, no evaluation has been made in this regard. Notwithstanding the above, the objectives are generally considered still appropriate for the Carterton South Structure Plan Area. 
Assessment 2 - Appropriateness of policies, rules and other methods for achieving the Industrial Zone and District Wide objectives
The evaluation is required to “have regard to” efficiency and effectiveness and under Section 32(4) “must take into account” the benefits and costs of policies, rules or other methods and the risk of acting or not acting if there is uncertainty or insufficient information about the subject matter of the policies, rules or other methods. The structure of the evaluation in this section relates to each objective outlined above. 

5. RESIDENTIAL ZONE

5.3.1 Objective Res1 – Residential Amenity Values and Character

To maintain and enhance the character and amenity values of Wairarapa’s residential areas, having due regard to the particular characteristics of each neighbourhood, and the need to provide for a diversity of residential lifestyles and non-residential services and activities.

In addressing this objective, the primary focus is to determine the most appropriate way(s) to achieve the objective. For Objective Res1, the Proposed Plan Change does not amend any of the policies or other methods in relation to the activity status of activities per se. However, it is proposed to add new text to the Explanation for the policies to provide guidance and clarification about the Carterton south area. In addition, it is proposed to introduce a ‘medium density’ residential character area within the Carterton south area with a minimum lot size of 1,000m2. 
A number of potential residential density scenarios were evaluated as part of the Structure Plan process in 2008 – 2009. Below is a summary of the options and evaluation:

1. Retain existing Residential Zone and Carterton Low Density Residential Character Area and associated land use and subdivision standards (status quo)

2. Retain existing Residential Zone and Carterton Low Density Residential Character Area and associated land use and subdivision standards, but add a new Carterton Medium Density Residential Character Area with a minimum lot size of 1,000m2. 

3. Amend Residential Zone rules and standards to provide a uniform minimum lot size across the whole Residential Zone, and remove the Carterton Low Density Residential Character Area.

Analysis
	Options
	Effectiveness & Efficiency
	Benefits
	Costs

	1.
Retain existing Residential Zone and Carterton Low Density Residential Character Area and associated land use and subdivision standards (status quo)
	Retaining the existing Residential Zone provisions is an effective and efficient approach to achieving the overall objectives for the Residential Zone. However, the existing rules and standards do not effectively respond to the specific characteristics and qualities in the Carterton South urban area, which is a mix of standard residential density properties through to larger and more open residential properties. Therefore, the existing Residential Zone provisions may not be the most effective approach in achieving the objective of providing for a diversity of residential lifestyles. 
	· Provides a continuation of the existing District Plan provisions which have a level of familiarity for Plan users. 

· Applies a relatively consistent suite of rules and standards to all areas zoned Residential, with specific identification of the low density area. 

· Some flexibility in the nature and scale of residential development and activities. 

· High level of certainty for subdividers, the community and Council with the minimum requirements for residential activities and the resultant environment. 

· Generally maintains the ‘typical’ character and amenity values of standard residential and low density residential areas. 
	· Some characteristics and qualities in the Carterton south area may be degraded, as the existing character in some locations does not fully reflect the Residential Zone rules and standards. 

· Less flexibility with some rules and standards to respond to the context of the Carterton South area and the size and nature of residential properties. 



	2.
Retain existing Residential Zone and Carterton Low Density Residential Character Area and associated land use and subdivision standards, but add a new Carterton Medium Density Residential Character Area with a minimum lot size of 1,000m2.
	The existing Residential Zone rules and standards provide an effective and efficient approach to ensure activities and development achieve the overall Residential Zone objective. 

To recognise the existing character and objective to provide for a diversity of residential lifestyles, inserting specific rules and standards would be more effective and efficient approach than the current approach. New rules and standards can be drafted to manage the particular context and characteristics of the Carterton South area and providing for the efficient utilisation of the natural and physical resources, as well as the character and values of this urban area.  
	· Similar to the above, except the character and amenity values of the Carterton South area would be better managed by recognising its particular environmental qualities and context within the urban environment. 
	· Similar to the above. 



	3.
Amend Residential Zone rules and standards to provide a uniform minimum lot size across the whole Residential Zone, and remove the Carterton Low Density Residential Character Area.
	Amending the Residential Zone provisions to apply a uniform minimum lot size across all the Residential zoned land would be ineffective and inefficient in achieving the objective for the Residential Zone of maintaining and enhancing the character and amenity values of the local neighbourhood as well as a mix of residential lifestyles. The Carterton South area has specific issues and the existing character and amenity is valued by the local community as a lower density area which does not necessarily apply to other Residential zoned land. Uniform standards could unduly restrict the efficient use and development of land within the Carterton south area and in other areas of residentially zoned land. 
	· Similar to the above, except the character and amenity values of the residential areas may change over time in line with the uniform rules and standards.  
	· Similar to the above, except less flexibility where minimum standards are set overly high, and potentially less efficient utilisation of the land resource. 


The above analysis identifies that the existing Residential Zone rules and standards provide an effective or efficient approach for achieving the objective for the Residential Zone. However, it does not fully recognise and provide for the diversity in the residential character and residential lifestyles in the Carterton South area. Therefore, inserting a new Medium Density Residential Character Area and a minimum lot size of 1,000m2 better achieves this objective. 

Amending the Residential Zone rules and standards and applying a uniform approach across all areas zoned Residential in the Wairarapa could result in significant costs on other residentially zoned areas, as it may unduly restrict some activities and development where no such issues exists. 

17. TRANSPORTATION
17.3.1 Objective TT1 – Managing the Road Network

To maintain the safe and efficient operation and development of the road network from the adverse effects of land use while maintaining the network’s ability to service the current and future needs of the Wairarapa.

17.3.4 Objective TT2 – Managing the Rail Corridor

To ensure development and activities in and around the rail corridor, as well as the operation of the railway itself, are managed to be mutually compatible.

In addressing these objectives, the primary focus is to determine the most appropriate way(s) to achieve the objectives. In terms of Objectives TT1 and TT2, the Proposed Plan Change does not amend any of the policies. However, the Structure Plan proposes new transport links and specific roading standards for the Carterton South area. The following is a list of options for different methods which would implement the policies and set out the ways the objectives could be achieved. Each option is assessed in the table below:
1. Retain the existing transportation standards and have no Carterton South Structure Plan. 

This option is the status quo, with the existing minimum transportation standards (Appendix 5 and NZS4404:2004) applying.  

2. Amend some of the transportation standards and add a new Carterton South Structure Plan. 

This option amends some of the minimum standards to be more consistent with the existing character of the Carterton south area. The proposed Carterton South Structure Plan provides a spatially defined transportation and movement framework and links. 

3. Remove all transportation standards and have no Carterton South Structure Plan. 

This third option would provide flexibility for the market to determine the provision of transportation infrastructure. The location and nature of transportation infrastructure would be assessed on a case by case basis for each development proposal. 

Analysis

	Options
	Effectiveness & Efficiency
	Benefits
	Costs

	Retain the existing transportation standards and no Carterton South Structure Plan
	The existing transportation standards provide an effective and efficient approach to ensure the safe and efficient functioning of the road network. In addition, the existing standards ensure that activities and development are compatible with the railway corridor. However, the absence of a Structure Plan does not provide the most effective or efficient arrangement for movement (vehicular and non-vehicular) to meet the current or future needs of the Carterton south area. Recent subdivisions have been ineffective in providing connections and links to adjoining areas, resulting in ad-hoc patterns of development. In addition, the existing roading standards do not reflect the existing character of the Carterton south area, with recently constructed roads adversely affecting the character of the area. 
	· Provides a continuation of the existing District Plan provisions which have a level of familiarity for Plan users. 

· Ensures a base level of transportation infrastructure is provided to meet the short term requirements for the industrial area.

· A high level of certainty in terms of the minimum standards to be complied with.
	· Costs associated with complying with the minimum standards, in terms of constructing the transportation infrastructure. 

· The long term liveability and urban qualities may be degraded due to the lack of effective connections and links in the urban area. 
· No Structure Plan may result in the inefficient utilisation of the land resource, with no circular layout for transportation infrastructure. 

	Amend some of the transportation standards and add a Carterton South Structure Plan
	Amending some of the transportation standards would provide an effective and efficient approach to ensure the safe and efficient functioning of the road and rail network, while also maintaining the character of the Carterton South area. In addition, a Structure Plan provides a more effective and efficient arrangement for accessing and moving around the Carterton south urban area. The Structure Plan and amended standards would ensure the constructed transportation infrastructure meet the short and long term requirements for the Carterton south urban area.
	· A high level of certainty in terms of the minimum standards to be complied with.
· Maintains the character of the southern portion of the Carterton urban, by ensuring the roading infrastructure is compatible with the low density residential character. 
· The Structure Plan provides a more efficient utilisation of the land resource, as well as a better layout for short and long term transportation infrastructure role and function. 
· A high level of certainty for landowners, subdividers and the community about the outcome of subdivisions and developments.
	· Costs associated with complying with the minimum standards, in terms of constructing the transportation infrastructure. 

· Costs associated with preparing and complying with the Structure Plan requirements. 

· Less flexibility in the design and layout of the subdivision of individual properties due to the transport link requirements. 

· Limitation on the use and development of some areas on properties where future transport infrastructure is proposed. 



	Remove all transportation standards and have no Carterton South Structure Plan
	Applying no specific provisions for transportation infrastructure would not be effective in achieving the objective of a safe and efficiently functioning road or rail network. Having no Structure Plan would not be effective in providing for a coordinated and structured layout for the Carterton south urban area which meets the short and long term transportation requirements. 
	· Greater flexibility in providing for the transportation infrastructure in the Carterton South area. 

· No compliance costs. 


	· Potential for poor quality transportation infrastructure which does not meet the short or long term requirements for the residential area. 

· Significant future costs on the community and landowners for upgrading the transportation infrastructure to meet the short and long term needs of residents in the area.


The above analysis identifies that the existing transportation standards and no Structure Plan do not provide the most effective or efficient approach for achieving the objective of a safe and efficient road network. No minimum standards and no Structure Plan would be highly ineffective and inefficient in meeting the short and long term infrastructure requirements. Therefore, the most efficient and effective approach is amending the minimum infrastructure standards and introducing a Carterton South Structure Plan to provide a more connected transportation network, as this achieves the short and long term infrastructure requirements for the southern portion of the Carterton urban area. 

18. SUBDIVISION, LAND DEVELOPMENT & URBAN GROWTH

18.3.1 Objective SLD1 – Effects of Subdivision & Land Development

To ensure subdivision and land development maintains and enhances the character, amenity, natural and visual qualities of the Wairarapa, and protects the efficient and effective operation of land uses and physical resources.

18.3.4 Objective SLD2 – Effects of Servicing Requirements

To ensure that subdivision and land development is appropriately serviced to provide for the likely or anticipated use of the land.

18.3.7 Objective SLD3 – Sustainable Infrastructure Development

To maintain sustainable and efficient public infrastructure that meets the additional demand generated by development and subdivision, while avoiding, remedying or mitigating adverse effects on the environment.

18.3.10 Objective SLD4 – Managing Urban Growth

To provide for urban expansion adjoining existing urban areas where such growth does not adversely affect the safe and efficient use and development of land, roads and infrastructure.

18.3.13 Objective SLD5 – Reserves and Open Space

To sustainably manage and develop the reserve and open space network to cater for current and future community needs and to protect and enhance significant environmental assets.

In addressing these objectives, the primary focus is to determine the most appropriate way(s) to achieve the objectives. For the above five objectives relating to subdivision, land development and urban growth, the Proposed Plan Change does not amend any of the policies, except for adding a new policy under Objective SLD4 for managing urban growth. This proposed new policy relates to managing the form and pattern of subdivision and development in the Carterton south area. In addition, a new method is proposed to use structure plans as a tool to provide for coordinated development. 

In terms of achieving the subdivision, land development and urban growth objectives, the options evaluated are detailed below:

1. No explicit recognition of the Carterton South area and no Structure Plan
This option is the status quo, with the Carterton South area managed under the other district wide subdivision and development requirements, except for the low density area. 

2. Identify the Carterton South area and introduce a Carterton South Structure Plan
A Council initiated and prepared Structure Plan to provide for coordinated subdivision and development within the Carterton South area. The Structure Plan could include any specific requirements responding to local issues, such as character and infrastructure. 
3. Identify the Carterton South area as a ‘Future Development Area’ and require Development Concept Plans (via resource consent applications)

Identifying an area as a Future Development Area recognises future subdivision and development is planned in this location. However, before subdivision and development can proceed, a Development Concept Plan is required. 
A Development Concept Plan (DCP) is similar to a Structure Plan, in that it identifies the overall structure and layout for the urban growth area. The DCP would be prepared by private individuals and assessed by Council through the resource consent process. A DCP could apply to the whole area (being one or more landowners) or could apply to part of the area provided it demonstrated how it would integrate with any potential development on the adjoining land. 

Analysis

	Options
	Effectiveness & Efficiency
	Benefits
	Costs

	1.
No explicit recognition of the Carterton South area and no Structure Plan
	Land use and subdivision rules and standards provide a baseline for the nature and scale of development, but may not be effective in creating an integrated or sustainable form of development in the Carterton South area. The existing policies do not provide an fully effective framework for guiding development in the Carterton South area as anticipated by the community through the Proposed Combined District Plan process. Recent ad-hoc subdivision highlight inefficient street patterns and urban development. 
	· Provides a continuation of the existing District Plan provisions which have a level of familiarity for Plan users. 

· Provides flexibility in subdividing and developing properties in terms of the pattern and layout of individual subdivisions/developments. 

· No costs in preparing and administering a Structure Plan. 


	· Significant level of change could occur in terms of land use, development and subdivision which could limit future development opportunities for a sustainable and integrated urban form. 
· Potential for poor quality urban form, and servicing and transportation infrastructure which does not meet the short or long term requirements for the residential area.  


	2.
Identify the Carterton South area and introduce a Carterton South Structure Plans
	Structure Plans are an effective tool in achieving the objective of integrated and sustainable urban form. They spatially plan connections, open space and land use patterns, which provides for the efficient use and development of natural and physical resources. In addition, the Structure Plan can recognise and provide for the character and amenity values of a particular area. Applying a Structure Plan to the southern portion of the Carterton urban area is considered an effective and efficient method for managing subdivision and development in this area.  
	· Ensures a simple urban pattern is created in terms of providing for connections, open space and land use patterns. 

· Responds to the character and amenity values of the local residential environment. 

· Provides for the efficient use of the land resource and infrastructure. 

· A high level of certainty for landowners, subdividers and the community about the outcome of subdivisions and developments.


	· Costs associated with preparing and complying with the Structure Plan requirements. 

· Less flexibility in the design and layout of the subdivision of individual properties. 

· Limitation on the use and development of some areas on properties where future infrastructure and/or open space is proposed. 



	3.
Identify the Carterton South area as a ‘Future Development Area’ and require Development Concept Plans (via resource consent applications)
	Identifying the Carterton South area as a ‘Future Development Area’ and requiring Development Concept Plans could be effective in achieving the outcomes of an integrated and sustainable form of development in the Carterton south area. However, with the large number of properties and existing level of subdivision, achieving effective coordination between landowners could be difficult. A number of individual and disjointed Development Concept Plans could result in a similar situation to Option 1 (status quo) in terms of its efficiency and effectiveness. 
	· Provides flexibility in subdividing and developing properties in terms of the pattern and layout of individual subdivisions/developments. 

· No costs in preparing and administering a Structure Plan. 


	· Additional costs associated with the Development Concept Plan approval process.  

· Potential for significant level of change to occur in terms of land use, development and subdivision which could limit the future development opportunities for a sustainable and integrated urban form. 

· Potential for poor quality urban form, and servicing and transportation infrastructure which does not meet the short or long term requirements for the residential area.   


The above analysis identifies that no Structure Plan does not provide the most effective or efficient approach for achieving the objectives for subdivision, land development and urban growth. Similarly, in the context of the Carterton South area with a relatively high level of fragmentation in land development and property ownership, the Future Development Area and Development Concept Plan approach would be highly ineffective and inefficient in achieving the objectives of sustainable urban subdivision and development. 

During the Proposed Plan submission and hearing process, and the subsequent consultation process for the Carterton South Structure Plan, the inefficiencies and potential conflicting aspirations of landowners in the Carterton South area highlighted that a Council led Structure Plan process would be the most effective approach of achieving the objective of integrated and sustainable urban subdivision and development for this area. This option provides for the planned and coordinated pattern of subdivision and development to achieve good urban form. 

The Risk of Acting or Not Acting

It is considered that there is sufficient information and certainty for the majority of the subject matter to make a full evaluation pursuant to Section 32 (4)(b) of the Act. 

In terms of risks of acting or not acting, the principal risk of not acting is that the outcomes envisaged in the Carterton South Structure Plan report may not be achieved. The proposed Structure Plan seeks to provide a more efficient and integrated residential development pattern for Carterton South. This structured and coordinated approach to subdivision and land development in Carterton South provides an effective framework for managing the incremental development as it occurs. In the long term, a well planned and functioning residential area would result. The risk of not acting is that the outcomes in the Carterton South Structure Plan report would not be achieved, which would not contribute to achieving the purpose and principles in the Resource Management Act.  

The risk of not acting in the way proposed is that the character and amenity values in the Carterton South area could be of a poorer quality and unattractive residential environment. There is a risk that ad-hoc and uncoordinated subdivision and development could occur, with results in the poor provision of connections, infrastructure and land use activities. This poor street layout, infrastructure and land use pattern may limit the efficient use and development of land in Carterton South. 
Conclusion

Overall, introducing the Carterton South Structure Plan into the District Plan is the preferred option for managing the location, nature and density of residential subdivision and development in the Carterton South area. This option ensures that the Carterton South area is developed in an integrated and connected way, which provides for a good quality and attractive residential environment. 

It is important that at the time of subdivision and land development that the appropriate level of open space, servicing and transportation infrastructure is provided, both to meet the immediate needs of the land being subdivided, but also the future demand. Subdivisions and land development should make provision for future development opportunities to allow for an ease of development. 
The proposed Carterton South Structure Plan is considered the most appropriate approach for managing residential subdivision and development in Carterton South. It recognises and provides for the specific issues and characteristics in Carterton South, and ensures these characteristics are maintained and/or enhanced. The new policy, methods and standards for the Carterton South area are considered to be the most effective and efficient in providing for the diversity of residential lifestyles and character of this area. These methods establish an efficient and sustainable development pattern for residential land development. 
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