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1 Introduction

This report sets out the likely planning issues associated with obtaining the necessary
approvals for the proposed development of a greenfields Carisbrook Stadium. This report
incorporates Beca Planning’s earlier report (of 11 January 2007), which set out the preferred
planning route for the proposal, and recommended that the most appropriate method for
gaining the necessary approvals is via the plan change process.

As no plans of the proposed development are available as yet, this list of planning and
environmental issues should be considered a preliminary list only, and will require further
refinement as the development plans evolve.

It should be noted that this report does not include any recommendations in respect of the
use of the existing Carisbrook site, should the Trust resolve to undertake the proposed
greenfields Carisbrook development.

2 The Site

The site is located on the true left bank of the Water of Leith, and is situated across the

intersection of Awatea, Parry and Leander Streets, directly opposite the intersection of
Butts Road and Union Street. The site is presently occupied by legal road, a variety of built
forms and activities, and is partially cleared. There is a major stormwater infrastructure
facility traversing the site.

3 Description of Proposal

The comments and recommendations outlined below are based on the proposal as outlined
at the project team workshop held at Otago Museum on 12 December 2006. It is
understood that other than the stadium itself, the proposed development includes:

m  Educational activities, for example the inclusion of facilities for the University of Otago
School of Education

®  Community service activities, for example Student Health and Unipol facilities

B Retail activities, including a pharmacy, the sale of liquor and specialist retail stores

Conference facilities

®m  Various carparking and loading areas

m  Office space for the Otago Rugby Football Union

# The enhancement and planting of a portion of the margins of the Water of Leith, for

beattification purposes.
Two key assumptions have also been necessary in the preparation of this report:
®  The Carisbrook Stadium Trust adopts Beca Planning’s recommendation that the most

appropriate mechanism for the approval of this development is through the plan
change process.

A full roof will be included in the design of the proposed stadium.

Finally, this report does not include consideration of the planning issues associated with
the changes proposed to the roading network. It does, however, provide some
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commentary on the traffic and transportation effects of the proposal should the State
highway be relocated as proposed in the recently completed Strategic Transport Corridors
Study commissioned by the Dunedin City Council.

3.1.1 Existing use rights

There are no existing use rights for this type of activity on this site. Notwithstanding this,
some of the activities in the area may have effects that are similar to the effects likely to
result from the development and operation of a new stadium on the site, particularly in
respect of noise, glare, and hazardous substances. Those activities may provide some
assistance in respect of a permitted baseline for the site, however the applicability of such a
baseline is likely to be somewhat limited, due in part to the approval process being
followed, and in part because of the particular characteristics of the activities occurring on
the site and those proposed as part of the stadium development.

4 Proposed Planning Route

There are two mechanisms available to the Carisbrook Stadium Trust to facilitate the
Dunedin City Council’s approval for the construction of a new Carisbrook Stadium on the
proposed site located at Awatea Street, in respect of planning requirements. The options
available are:

B Resource Consent
m  Plan Change

This section of the report comprises the earlier report (dated 11 January 2007), which briefly
explored these options. The Dunedin City District Plan permits recreational activities
within the Industrial 1 zone, however a number of the other activities that are presently
proposed for the site are not permitted (for example campus activities, dedicated office
space, and retailing activities).

4.1 Plan Change or Resource Consent?

The two options available are a plan change or a resource consent process. The two
processes can be most easily contrasted as follows:

Ré > e nsent Pr qfe Plan C ange

Allows a site-specific activity Can be either site specific or district wide

Suitable for contained, one-off activities Suitable for a range of matters that are not
provided for within the current plan provisions

Has a specific “life” or expiry date unless given “Life” or expiry date is the same as the life of the

effect to before expiry date plan after which existing use rights may apply
Attaches conditions — more prescriptive Sets up a long term management framework
Generally, cheaper and less time consuming Application process can be very costly and time
application process consuming

Must meet the relevant section 104 criteria Must meet section 32 and Part I tests
4390580/100/PQIR Beca Page 2
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Resource Consent

The Dunedin City District Plan identifies the site as being within the Industrial 1 zone.
Within that zone, recreation activities are provided for as a permitted activity, providing
they achieve compliance with a number of performance standards. The provisions of the
zone do not provide for activities such as education, retail and community service
activities, and as such these aspects of the development would be considered a non-
complying activity under the present zone rules.

It is understood that, in the event the decision is made to construct a new stadium rather
than redevelop the existing Carisbrook site, the University of Otago is likely to be involved
in the development. As such, the ancillary retail and educational activities that the
University wishes to develop will be non-complying activities in the Industrial zone.
Therefore, the construction of a stadium at the new site will result in far more significant
consenting issues than would redevelopment of the existing Carisbrook site.

The Resource Management Act requires that resource consent applications for non-

complying activities meet the most stringent test included in the Act. For the consent
authority to proceed with considering any resource consent application for a non-
complying activity, it must be satisfied that the proposal either:

®  Has no environmental effects that are greater than minor; or

® s not contrary to the objectives and policies of the relevant planning documents.

Once that ‘gateway’ test is passed, the consent authority can consider the application. It
still has a discretion to allow or decline the application and to impose consent conditions.
The discretion available is particularly wide.

Obtaining consent for the non-complying activities would therefore involve a notified
consent process with the distinct possibility that some or all of those activities will not gain
consent.

The basic information that is required for a resource consent application includes the
following:

B Assessment of Environmental Effects (a number of specific issues will be required to be
covered within this application; a more detailed list is set out in section 6 below)

B Detailed plans of proposed construction

m Form 9 (resource consent application form)

Plcs

5
Q
g
Q
3

3
LA™ L L] 19

A plan change would involve the preparation of a new section for inclusion in the Dunedin
City District Plan, including a zone description, issues, objectives, policies, methods, rules,
assessment matters and anticipated environmental results. New maps showing the extent
of the proposed zone must also be prepared. Obviously all proposed plan provisions
would require careful crafting to ensure that the change suitably provides for the Trust’s
specific plans. In support of the documentation to be provided to the Council for inclusion
in the district plan, the following information will also be required:

m A written request for the Plan Change

4390580/ 100/P&R Beca Page 3
U1:6474-KIK71R06.DOC Rev 0 17 January 2007




















































































