Submission by KR & SM Roush in opposition to Proposed Plan Change 15

My name is Ken Roush. My wife and I have lived permanently in Port Underwood for over 18 years. We obviously have a strong affinity for the area and have both volunteered countless hours over the years on tasks that we feel make Port Underwood and Marlborough in general a better place. We don’t wish to deny other people their ability to instigate proceedings with their land but when we perceive those actions to be detrimental to the community we must speak up.
We oppose this plan change in its entirety and ask the Marlborough District Council to decline the application for the following reasons.

Purpose and Effect of the Marlborough Sounds Resource Management Plan
Any Plan change should only be valid with the consent of the majority of those people who are affected by the change. The Marlborough Sounds Resource Management Plan is a long term guiding document approved by the majority of the people of the Marlborough Sounds. Being a planning document, people make their long term decisions based on what the plan allows. In this case much of the character and amenity values of Port Underwood, such as its sense of remoteness, peace and quiet, and lack of large numbers of people, are determined by the existing Plan which has a high proportion of the Port Underwood area zoned as Rural. This proposed private plan change would be a significant departure from the existing plan and would have a major impact on the existing amenity values of Port Underwood.
Amenity values
This plan change would result in, what would be for the Port Underwood area, a very large scale subdivision, potentially almost doubling the number of residential sections in the area. People live and holiday in the Port Underwood area for a number of reasons, among them being recreational activities such as fishing, diving and boating. Other reasons, particularly for permanent residents, include seclusion and peace and quiet, a way of life different from city living. Namely those things that an influx of people would destroy. 

People are attracted to this rural type of lifestyle and because of this have homes or baches in Port Underwood. The applicants have consultants who suggest that this rezoning will not affect the character and amenity values of Port Underwood. I feel they are incorrect in this statement. Others I have spoken with who live in or visit Port Underwood also feel this plan change would have a large effect on the area. It seems hard to believe that the number of dwellings in Port Underwood could be increased by 50 to 100 percent and there would not be large scale effects in a number of matters.

Roading. 

The roading study states that the road is safely capable of handling the increased traffic flow. Would the new additional drivers be capable of handling the road? The proposal states that many of the sites will be owned by part time users and visitors, people who will probably be driving heavily laden vehicles, maybe with trailers or boats and who are not familiar with this type of road - a situation to which they are not very accustomed. With the expected increase in traffic, this would be a very daunting road for those not used to it.

There is a complete fallacy in the roading evaluation where it relies on reported accidents. I and my wife and many others in the Port Underwood area know that very few of the accidents that occur are actually reported.

Flood control and sewage. 

Measures have been recommended for flood control, the installation of appropriate storm water drainage and the raising of floor levels for the prevention of flood damage but what about the protection of the sewage systems? Problems which seem to occur during flooding are the backing up of storm water systems which prevent the proper outflow of excess water which then inundates the sewage systems. This could cause widespread contamination through part of the proposed residential area and directly into Oyster Bay. On the news we see time after time the disasters that occur when building takes place in flood prone areas and flood control measures have failed.
It has also been recognized that many part-time users of on-site septic systems do not know how to adequately use and maintain those systems.

Landscape assessment. 

The report from the applicants is inaccurate in that it glosses over the visual impact, as well as other effects, this development would have on the existing sections in Oyster Bay. Neither does it address the amenity effects on the greater Port Underwood community that such a large influx of people would bring. The applicants say the change to the amenity of the area would not be significant and that such change should be expected. I and others who actually live and own property in Port Underwood disagree strongly with this statement.

Marine considerations. 

Marine activity is a major drawcard of the Port Underwood area. There has been no report, other than parking and moorings, on the impact from the increased number of people on the recreational activities such as boating, fishing and diving in Port Underwood. It is well acknowledged that increased recreational pressure degrades the quality of those activities and this plan change would certainly increase those pressures.

Precedent
One of the justifications put forward for creating residential zoning in Oyster Bay makes reference to other residential type subdivisions in Port Underwood and the previous subdivision of this land itself. In regard to most other subdivisions, there is a major difference in the scale and size and number of sections involved. The community seems much more at ease with proposals which do not permit such a high density and high number of houses that this proposal offers. In regard to the previous subdivision of this property, it was a non-complying activity of a much smaller scale. Sceptically, it could be viewed that this previous subdivision was created as a precedent establishing activity with the purpose of trying to validate a much larger subdivision as now applied for. It is ludicrous to use past non-complying activities as justification for another non-complying activity which would potentially permit over eight to ten times the number of sections that have previously been created. We should look at the past subdivisions of this productive land and say enough is enough.
There is a large block of forestry land surrounding Oyster Bay which has been earmarked for subdivision. If this plan change takes place will it lead to the rezoning of an even larger area of surrounding land from rural to residential? Are we then looking at another additional 100 dwellings in Oyster Bay in the future?
Ad hoc development
The number of sections that would be permitted in Oyster Bay under a change to Sounds Residential zoning is a major concern to myself and many others of the Port Underwood community. It also seems that large scale subdivisions are of concern throughout the Marlborough Sounds. Plan changes such as this would create an ad hoc building development which negates the purpose of having a Management Plan in the first place.
While this proposed plan change deals with a rezoning issue, the end result is a large scale subdivision. The preliminary report on the Regional Policy Statement Review indicated that there is concern throughout the Marlborough Sounds about residential subdivisions with a variety of solutions put forward. It would therefore seem prudent to decline this application until the Regional Policy Statement has been revised and the Management Plan has been re-assessed to reflect the desires of the community.

Benefits. 

There is an obvious financial benefit to the current landowners should a subdivision take place but it could be argued that the present and previous owners of this land have already benefited from past subdivisions and it should be left at that.

The present owners have stated that they plan to do most of the actual subdivision work themselves so there is little community benefit from that.

There will be benefit to local tradesmen for the construction of the dwellings.

From those who would purchase property and currently live in the Marlborough area there would be no net gain from consumable supplies as they already purchase locally. For those coming from outside the area it is common that they bring the majority of their supplies with them instead of buying locally.

There would be no financial benefit to the Council as they should be working on a rating system based on expenditures. So there would not be any additional rate intake that is not matched to additional costs output.
Summary

There are a number of reasons why this proposed plan change should not proceed:
· A large number of landowners in the local area see it as having detrimental effects on them and are against the change.

· There will be more than a minor negative affect on the amenity values that give Port Underwood its character which is valued by the people of the area.

· There will be more than a minor affect on roading issues, landscape issues, and marine habitat.

· There is concern regarding sewage and flooding issues.

· Allowing this plan change would set a precedent in Port Underwood and would lead to further subdivisions of even larger blocks of land and create an ad hoc development situation completely out of line with the objectives and policies of the current management plan.
· The minimal benefits do not outweigh the adverse effects this plan change would bring about.

We ask that you view this proposal from the rural perspective of those who live in Port Underwood and not from the urban perspective where higher density housing exists and to reach the conclusion that this application for rezoning is inappropriate.
Thank you.

Ken and Sara Roush
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