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Introduction 

1 My name is Russell Robinson. I am the sole director of Brunner Builders 
Limited (Brunner Builders), a building company which I started in 2010.  

2 I have previously provided evidence (dated 12 February 2024) on my 
submission on the proposed Te Tai o Poutini Plan (TTPP) regarding the 
appropriate location of the Outstanding Natural Landscapes boundary. 

3 This evidence addresses the submission I made on the TTPP seeking to 
rezone the land owned by Brunner Builders, to the north of Moana 
township, from Settlement and Rural Residential Precinct to a mix of 
Settlement Zone and Settlement Zone with a Settlement Centre Precinct. 
This land is bordered by Arnold Valley Road (east), existing residential 
(south) and the Moana Scenic Reserve to the (north and west). An aerial 
image of the land is as follows: 

 

 

 

 
 

   
 

Background

4  Moana  is  a  small  township  on  the  northern  shore  of  Lake  Brunner,  the
  largest lake on the West Coast. Lake Brunner is known for its fishing, which
  can generally be done year-round, water-skiing and swimming, as well as
  its  beautiful  scenery.  Although  there  are  other  clusters  of  residential
  settlement  around  Lake  Brunner,  Moana  generally  services  these  areas,
  and it is also a stopover for the TranzAlpine train that runs a scenic service
  between Christchurch and Greymouth. Moana is approximately 30 minutes
  from  Greymouth  and  three  hours  from  Christchurch,  has  a  permanent
  population of around 80 residents, but  is very popular and has many holiday
  baches.

5  I am very familiar with the township of Moana having lived  there  for  25  years
– I  currently reside at 1940 Arnold Valley Road, north of the land owned by
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Brunner Builders. I am a local builder and drainlayer and I have also 
operated Brunner Builders in the area for over 10 years. I have built several 
houses in Moana and built the floating jetty and boat ramp. In addition, I 
owned the Moana Hotel for 12 years and built the three-storey motel 
complex containing seven studio units and seven two-storey units. I am a 
member of the Moana Volunteer Fire Brigade and have been a member of 
the Community Association.  

6 During my years in Moana I have seen significant growth, to the point that 
there is now a shortage of rental accommodation and land available to build 
on. There is a current demand for housing in Moana, and this demand is 
expected to increase in the coming years. With an established school and 
medical centre, and proximity to Greymouth, Moana has potential for more 
permanent residents if it had more housing stock, and will also continue to 
grow as a tourist hot spot.  

7 Brunner Builders purchased the land in February 2020, at that time the land 
was largely disused, and I understand it was just an investment property for 
the Dargaville-based owners. Prior to that, the land had been used for a 
number of uses including an airstrip/helicopter landing pad in the 1980's, 
agriculture (not for 20 years or so), golf course and quarry. The land is also 
the site of the former Moana Landfill, and Helen Kellet has assessed the 
land for contamination risk due to that. 

8 Since purchasing the land, it has been largely disused with the exception 
of a storage yard in the south-east of the land, where am currently storing 
four houses and five garages, gravel, topsoil and machinery. The buildings 
are ready to be moved onto their floor-slabs in the southern end of the land. 
I have resource consent1 for the relocation of these houses and garages, 
and their location will be as identified in the resource consent below. 

 
                                                

1 LU 3163/23 
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9  The intention has always been to develop the land, and I purchased it with
  that purpose in mind.  I used to drive past the land every day and think that
  it was wasted and would form a natural extension of the township.  At the
  moment,  the  town  relies  on  weekend  visitors  but  I  think  that  a  larger
  permanent population would make the town function better. I have a vision
  for  my  development  where  people  can  move  to  Moana  to  live,  and  work
  from  home  or  from  and  office  or  hub  in  the  town  centre.  These  types  of
  communal workspaces are becoming popular in small towns.

10  I also think that there is a real shortage on the West Coast of high quality,
  executive-style, housing. I think development in Moana is an opportunity to
  provide this sought-after housing style, and this  will attract residents.

11  Since purchasing the land, Brunner Builders has been investigating how to
  use  it  for  residential  development.  I  have  taken  advice  from  numerous
  technical consultants, and have spent a considerable amount of time and
  money  in  order  to  come  up  with  a  suitable  residential  development
  proposal.  In  August  2022  Brunner  Builders  lodged  its  plan  change
  application, seeking to rezone the land from Rural under the Operative Grey
  District  Plan  to  a  mix  of  Settlement  Zone,  a  village  commercial  centre
  precinct and a light industrial zone. However, shortly before lodgement the
  TTPP was notified.

12  Once  the consultant team  reviewed  the TTPP,  they advised me to  pursue
  the  rezoning  through  this  process  and  the  plan  change  has  been  put  on
  hold.  The  TTPP  has  notified  the  land  as  Settlement  Zone  with  the  Rural
  Residential Precinct, acknowledging that the land is suitable for residential
  development. This is supported,  and I note that it already directly adjoins
  residential  zoning.  I  consider  that  it  would  be  a  lost  opportunity  to  not
  achieve  greater density  in a manner which is mindful of its surroundings (for
  e.g.  adjoining  a  reserve),  which  is  why  I  seek  removal  of  the  Rural
  Residential  Precinct,  flexibility  of  density  and  the  inclusion  of  an  Outline
  Development Plan to ensure  protection of features requiring it.

Rezoning Sought

13  Based on my experience building in the locality, I see the Site as well suited
  for  high  amenity  residential  development  designed  in  a  comprehensive
  manner.  An ODP and proposed rule regime is proposed.

14  There have been a lot of things to consider with development  of the land.
  There is the forest area to the West, some of which Mr Nichol has identified
  as  significant,  there  are  the  'wetlands',  streams,  terraces  and  gullies,
  provisions  of  infrastructure  –  both  roading  and  services,  and  all  of  these
  factor into the layout and financial feasibility of the development.
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15 I want to eventually provide a development that will fit with the current 
character of Moana, contribute to the community and protect and enhance 
the special features of the land, all while being serviceable and marketable 
to future residents and holiday makers. This is a challenging undertaking, 
and after getting lots of advice, I have landed on the proposal put forward 
in my Submission. As I see it, the zoning that was notified (Settlement) 
continues to apply to the land, but a flexibility and higher density is provided 
so that development can meet those criteria: fitting with Moana character, 
contributing to the community (and District), protecting and enhancing 
features, all while being a marketable and serviceable development. 

Development restrictions 

16 There is no doubt that Moana is scenic, and the land itself contributes to 
this with the small areas of the Moana Scenic Reserve that spill across the 
north-west and south-west corners. Mr Nichol has assessed parts of these 
areas as significant, and on his recommendation, I have offered them a no-
build areas. Also, on his advice, I have reduced the level of development 
that will be allowed in the buffering 'Forest Residential' areas, by limited the 
level of vegetation that can be removed. These areas are both on the ODP, 
and have special provisions relating to them. I think that dealing with these 
areas as proposed will allow the character of Moana to be evident within 
the development. 

17 In addition to the offering of those restricted areas, there are other 
constraints of development on the land. There are streams, slopes between 
terraces and gullies that will all eventually need to form part of some sort of 
open space area as they are not suitable for development. The location of 
the footpaths on the ODP generally outline where this open space network 
will go, but the full extent of it will not be known until subdivision when we 
undertake detailed work around services and lot-layout. 

18 Wetlands have been identified on the land by Mr Nichol, but he 
acknowledges they have no significance. The one in the south (Wetland 6), 
which is said to be significant, is said to be so on the basis of a plant that is 
common on the West Coast (as explained by Mr Nichol). The proposed 
rezoning will afford me the ability, acknowledging regional resource consent 
will be required, to enhance areas of wetland (potentially in different areas) 
so that they are actually of some value. Enhanced wetlands will likely link 
in with the open space network created by the footpaths and streams and, 
obviously pending detailed design and consent, be utilised as part of the 
stormwater solution. 
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19 The average lots size of 1,000m2 will ensure that the density of 
development is in accordance with the surrounding residential 
development. For instance, properties on Harper Drive and the northern 
part of Brownlee Drive (southern boundary of the land) range from around 
600m2 – 1,200m2. The smallest proposed lots (if serviceable), can ensure 
efficient use of strategically located land and complete utilisation of 
development capable areas. 

Moana Market 

20 As I noted above, I have seen considerable growth in Moana during the 
time that I have been there. I think that providing a variation in lot sizes, I 
have the ability to market to a greater pool of potential buyers, and 
contribute in a positive to way to Moana's growth. 

21 To confirm this, I have asked Nicky Brownlee of Harcourts Grenadier to 
provide me with market data for the area. Ms Brownlee has provided me 
with some valuable commentary on the current market for residential 
properties in Moana. Specifically, her recent experience is that properties 
are selling quickly, and there are often multiple buyers. A copy of her letter 
explaining this is attached as Attachment 1. 

Roading 

22 I am advised that if I wanted to, under the notified planning provisions, I 
could cut up my land into 4,000m2 sections and have multiple driveways 
along Arnold Valley Road.  

23 This would probably be easier, and cheaper, for me. But I don't think that 
that would create a development that fits with the character and the values 
of Moana. I'd like to see a development that fits well within Moana, and with 
the Moana Scenic Reserve. I think the recommendations of Mr Penny and 
Ms Bailey, that there be two accesses and then planting shielding the 
development, would achieve this. I think these recommendations will result 
in greater safety and better scenery than having lots of driveways along the 
road, which is why I have agreed to the proposal to include a road network 
from two accessways and a 10m vegetation buffer along Arnold Valley 
Road.  

Village Centre 

24 Despite the TTPP providing some commercial zoning in the existing 
township, this zoning is actually over the Hotel and School, and I don't think 
there is really any land available in the township to offer the level of 
commercial activity required to service Moana's growing population. The 
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notified commercial area across the road may be better suited to some of 
these activities, particularly ones requiring larges spaces such as farm 
supplies.  

25 My view has always been that Moana could benefit from increased town 
centre activity that would in turn provide more employment opportunities to 
support a permanent population. It wasn't until Grey District Council 
requested that my plan change (at the time) include an area of commercial 
activity that I realised my proposed development could contribute to this 
vision. 

26 Since the suggestion from Grey District Council, we have proposed a 
Village Centre to support the new residential development in the rezoning.  

27 My view is that our village centre can work alongside commercial area 
notified across the road, with our village centre focusing more on activities 
suitable within a residential area and the commercial area providing for 
larger activities. 

Conclusion  

28 I consider that the rezoning of the land to provide additional residential 
density than what was notified is a more appropriate and sustainable use 
of the land, and it will assist the Council to ensure it has sufficient land 
allocated for growth. The inclusion of an outline development plan, and 
associated provisions, means that a more cohesive and well-functioning 
urban environment can be created – one that incorporates with the Moana 
Scenic Reserve and Arnold Valley Road. 

29 I request that the Commissioners approve the rezoning I am seeking, along 
with the amended TTPP provisions and amended ONL boundary. 

 
Russell Robinson 
18 March 2024 
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