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APPLICATION FOR RESOURCE CONSENT UNDER SCHEDULE 6 OF THE
COVID-19 RECOVERY (FAST TRACK CONSENTING) ACT 2020
To:

ENVIRONMENTAL PROTECTION AUTHORITY

Winton Property Limited
Winton Property Limited applies for resource consents under Schedule 6 of the Covid-19 Recovery
(Fast Track Consenting) Act 2020 (the Act).
The Minister issued a Notice of Decision pursuant to Section 25 of the Act to accept the application for
the Northbrook Wanaka Retirement Village for referral.
The application below sets out the information required by Clause 9 of Schedule 6.

1.

A description of the proposed activity (Section 9(1)(a))
The proposal is to construct and operate a retirement village on 3.81ha of land (described in
Part 2 below).
The proposal has the following components:


Subdivision; and



The Retirement Village.

These components are described as follows.

(a)

Subdivision

The proposed subdivision will create two new lots, one of which (together with two other lots)
will contain the proposed Retirement Village, plus a balance lot. The subdivision involves
creation of the following lots –


Lot 1 – 3.05ha (within Activity Area C2 of the Northlake Structure Plan) which will
contain most of the retirement village; and



Lot 2000 – 63.76ha (Balance lot)

The proposed boundaries of Lot 1 align with the boundaries of Activity Area C2 that is within
the Northlake Special Zone (NSZ) Structure Plan.
The proposed lots are clearly illustrated in the Subdivision Scheme Plan at Attachment D.
Proposed Lot 1, and consented Lots 6000 and 6001 LT 558541, together with the access
located within the balance Lot 2000, are collectively referred to as the ‘Site’ in this application.

(b)

Retirement Village

The Retirement Village will contain the following:
(i)

100 residential units for independent living.
135.78m2, comprising 1, 2 or 3 bedrooms;

The units are between 116.92m2 and
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(ii)

A Care pod building with 36 specialist care units and communal kitchen, dining and living
areas, medical storage space and staff facilities;

(iii)

A Main Entry building with offices, staff room, kitchen, and back of house facilities for
administration purposes;

(iv)

A Clubhouse and Amenity building for social and active recreation, including:


a lounge bar and kitchen;



a yoga room;



a gym;



a swimming pool and spa;



reception area, toilets, plant room, kitchens, back-of-house;

(v)

Landscaping and planting throughout the development;

(vi)

Roading, footpaths and parking areas;

(vii)

A pedestrian and cycle trail.

The Retirement Village will be contained within the Site as described in (a) above. It is shown
on the Architectural Plans, at Attachment F, and is described in the Architectural Design
Statement at Attachment G.
The proposed masterplan of the Retirement Village is shown in Figure 1 below.

Figure 1. Retirement Village Master Plan (excerpted from the landscape plans at Attachment H)
Buildings

The retirement village hub, at the western end of the Site, consists of the Main Entry building,
the Carepod facility, and the Clubhouse and Amenity building. The tallest building (the Carepod
facility is 13.5m in height) is located at the rear of the main cluster at the foot of the escarpment
that partially encircles the south-western and western boundary of the Site as shown in Figure
2 below. The buildings are shown in Figures 4 (the Main Entry is 6m in height), 5 (Care pod
building), and 6 (Clubhouse and Amenity building is 6.3m in height).
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Figure 2. Retirement Village Hub layout

Figure 3. Artists Impression of Retirement Village Hub
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Figure 4. Artist Impression of the Main Entry building

Figure 5. Artist Impression of the Care pod building
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Figure 6. Artist Impression of the Clubhouse and Amenity building

The proposed residential units consist of a range of two and three bedroom units. All buildings
are two storey and are clustered throughout the remaining part of the site; their architectural
style is shown in Figure 7 below. There are four different building typologies as illustrated in
Figure 8 below. The four building typologies are based on their design and external
appearance.

Figure 7. Artist Impression of the Residential Units
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Figure 8. Residential Unit Typologies
Landscaping

The northern edge of the Site, adjoining Outlet Road will continue the existing pattern of post
and rail fence with a broadleaf hedge and a wooden retaining wall (as seen in Figure 10 below).
The northern edge of the Site is proposed to contain indigenous vegetation including large
beech trees.
The buildings within the village hub area will be framed by areas of open space and vegetation.
The northern and western edges and back of unit areas are to be planted in native trees and
shrubs with groupings of native beech. The landscaping within the village hub area includes a
‘babbling brook’ and pond feature that will be planted in native riparian plantings of toetoe, flax
and sedges.
The car park area is treed and buffered from the nearby units to the northwest by planted
mounds. An avenue of maple trees will line the main spine road within the retirement village,
with clusters of signature trees at each access. Vegetation between the buildings will comprise
of common indigenous shrubs and grasses with upright trees such as ribbonwood and marble
leaf. The vegetation will frame outdoor living areas and amenity planting (such as lavender and
rosemary) will be planted around the units to provide colour and amenity.
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Figure 9. Landscape Masterplan
Cycle and pedestrian trails

The NSZ Structure Plan includes a ‘required walkway/cycle link’ through part of the
development. The required walkway/cycle link is located along the southern boundary of Activity
Area C2 and will run north on a designated 3m path within the legal road corridor through the
Activity Area D1 areas.
The proposal includes a walkway/cycle trail in the general location of the required link shown
on the Structure Plan. This is included in the Circulation Plan at Attachment S.

(d)

Servicing of the Retirement Village

The infrastructure services for the proposal are described in detail in the Infrastructure Report
prepared by Paterson Pitts Group, at Attachment M. The following summarises the individual
services:
Stormwater

Stormwater runoff from the proposal will be collected and discharged to the existing infiltration
pond adjacent Outlet Road, via a piped network system. Stormwater from a small area of the
proposal that is unable to drain towards the existing pond will be collected and discharged along
the Outlet Road table drain. Further details surrounding the stormwater management of the
proposal are contained in the Stormwater Management Plan (Attachment O).
Wastewater

The proposal will be connected to the wastewater pipe on Outlet Road that then connects into
the wider reticulated network at the intersection of Outlet Road and Aubrey Road.
Water Supply

Existing water supply pipes are located immediately adjacent to the site on Malvern Road and
will be extended to service the proposal. The proposal has a lower water supply demand than
what has been modelled for within the Northlake development model and therefore the existing
pipes have sufficient capacity as confirmed in Part 9 of Attachment M.
Firefighting Water Supply

As required by the Building Act, a compliant sprinkler system will be implemented in all buildings
of the development. Hydrant flow testing (as detailed in Part 7.2.2 of Attachment M) indicates
the appropriate supply is available.
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Electricity & Telecommunications

The existing networks for electricity and telecommunications have sufficient capacity to service
the proposal. Powernet and Chorus have provided confirmation letters that are appended
(Attachment M).

(e)

Earthworks

Earthworks are proposed to create desirable levels and building platforms across the site. The
proposed earthworks are shown on the Earthworks Plans, prepared by Paterson Pitts Group,
at Attachment J. These works are additional to those that will be undertaken in accordance
with the earthworks consented under RM200167 and RM200796, and are summarised as
follows:
Area of earthworks

1.3ha (13,400m²)

Maximum depth of cut

2.3m

Maximum depth of fill

2.0m

Strip topsoil to stockpile

1,2000m³

Cut

2,200m³

Fill

3,300m³

Respread topsoil from stockpile

750m3

Total volume of earthworks

7,450m³

The eastern area of the site has been subject to earthworks in association with RM190505.
A draft Environmental Management Plan (EMP) is attached (Attachment K). A condition of
consent is recommended that requires the final version to be submitted to the Council prior to
construction on site. The EMP will provide the framework under which construction activities
will be managed to mitigate the actual and potential effects of construction (e.g. construction
hours and noise, vehicle management, archaeological protocols, health and safety and erosion
and sediment control measures).

2.

A description and map of the site at which the activity is to
occur (Section 9(1)(b))
The Site is situated on the northern edge of the Northlake area of Wanaka, adjoining Outlet
Road. The Site is in two parts: the western part fronts, and is accessed from, Outlet and Lindis
Roads while the eastern part consists of two blocks that front Outlet Road and Malvern Road
and are accessed from Malvern Road and Cairnmuir Street.
The land parcels subject to this application are as follows:
Address

Identifier

Legal Description

Area

Outlet Road

977439

Lot 5000 DP 555535, Lot 66 DP
555535 and Lot 2012 DP 557705

73.1552ha

A copy of the Record of Title and interests are attached at Attachment B.
The general location of the Site is illustrated in Figure 10 below.
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Figure 10. Map illustrating the location of the site

The location of the Site within the Northlake development is illustrated in Figure 11 below.

Figure 11. Location of site within Northlake
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3.

Confirmation that the consent application complies with clause
3(1) (Section 9(1)(c))
3.1

Clause 3(1) states:
3

EPA to refer consent applications and notices of requirement to panel

(1) Within 5 working days of receiving a consent application or notice of requirement, the
EPA must determine whether the application or notice—
(a) relates solely to 1 or more of the listed projects or referred projects; and
(b) does not breach clause 2(3)(c) or (4); and
(c) contains all the information required under clauses 9 to 13.

Under (a) – the application relates solely to a referred project, refer to Schedule 3 of the
Referred Projects Order 2020.
Under (b) – the proposal is not a prohibited activity.
Under (c) – the information required under clause 9 – 12 is detailed within this application.
Clause 13 is not relevant as it relates to information required in notice of requirements.
3.2

Legal description

3.2.1

Schedule 3 of the Referred Projects Order 2020 authorises this project to be carried
out on land described as Lot 2008 DP545513 and Lot 66 DP371470. The legal
description of Lot 2008 DP545513 has changed since the date of the Referred
Projects Order 2020 as a consequence of the deposit of a series of intervening
subdivision plans. As at the date this application is lodged, the legal description of
the land on which the project is to be implemented is Lot 2012 DP557705, Lot 5000
DP555535 and Lot 66 DP371470.

3.2.2

The change in legal description described above is evidenced through the following
series of deposited subdivision plans – refer following sheets in Attachment Z:
a. page A is a sheet of DP545513 which shows Lot 2008 DP545513 and Lot 66
DP371470 (referred to in Schedule 3 of the Referred Projects Order 2020).
b. page B is a sheet of DP549205 which records that what was Lot 2008 DP545513
is now a slightly smaller Lot 2009 DP549205;
c.

page C is a sheet of DP555509 which records that what was Lot 2009 DP549205
is now a slightly smaller Lot 2010 DP555509;

d. pages D1 and D2 are two sheets of DP555535 which record that what was Lot
2010 DP555509 is now a slightly smaller Lot 2011 DP555535 plus Lot 5000
DP555535 (plus some other smaller lots which are not part of this application);
e. page E is a sheet of DP557705 which records that what was Lot 2011 DP555535
is now a slightly smaller Lot 2012 DP557705;
f.

pages F1 and F2 are two sheets of LT558541 (which will deposit shortly) which
record that what is now Lot 2012 DP557705 and Lot 5000 DP555535 will (when
LT558541 deposits) become Lots 2000, 6000 and 6001 DP558541 (plus some
other smaller lots which are not part of this application);

g. page G is a copy of the Subdivision Scheme Plan which shows that (what will
be) Lot 2000 DP558541 will be subdivided (if consent is granted) to create
proposed Lot 1 (for the retirement village), thereby completing the creation of the
Site (subject to this application) which will comprise that proposed Lot 1 plus Lots
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6000 and 6001 DP558541 plus easement access across part of proposed Lot
2000.

3.2.3

Despite the sequence of deposited plans detailed in the previous paragraph:
a. the proposed retirement village is located on an area of land which was part of
Lot 2008 DP545513, which became Lot 2009 DP549205, which became Lot
2010 DP555509, which became Lot 2011 and Lot 5000 DP555535, which
became Lot 2012 DP557705 and Lot 5000 DP555535;
b. the land on which the project is located remains the same as the land specified
in Schedule 3 of the Referred Projects Order 2020.

3.2.4

4.

Lot 66 DP371470 referred to in the Referred Projects Order 2020 (which can be seen
on most of the sheets in Attachment Z, on the opposite side of Outlet Road from the
proposed retirement village) remains unchanged. Lot 66 contains a stormwater pond
which forms part of the stormwater system which will service the proposed retirement
village. That stormwater pond has been fully consented and is partially constructed.
No further resource consents are required to enable completion of that stormwater
pond. Lot 66 was included in the legal description of the land on which the proposal
is to be constructed in case that was necessary, but no part of the consents sought
under this application relates to that stormwater pond because it is already consented.

The full name and address of – (Section 9(1)(d))
4.1

Each owner of the site and of land adjacent to the site

The land subject to this application is owned by Northlake Investments Limited (NIL).
The land adjacent to the site is detailed in the table below.
Address

Legal Description

Owner

Peak View Ridge

Lot 2 DP 529345

Allenby Farms Limited

Beacon Point Road

Sec 2, Sections 5 Blk XIV
Lower Wanaka

Office of Treaty Settlements

197 Outlet Road

Lots 67 & 68 DP 371470

Callum Urquhart & Dunmore
Trustees (2019) Limited

52 Malvern Road

Lot 5008 DP 555535

Rosemary Erin Clark & GCA
Legal Trustee 2017

4.2

Each occupier of the site and of land adjacent to the site who, after
reasonable inquiry, is able to be identified by the consent applicant

The Site is occupied by NIL. The owners listed in Part 4.1 above are the occupiers of the land
adjacent to the Site.
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5.

A description of any other activities that are part of the
proposal to which the consent application relates (Section 9(1)(e))
No other activities (not already detailed in Part 1 of the application) are proposed.

6.

A description of any other resource consents, notices of
requirement for designations, or alterations to designations
required for the proposal to which the consent application
relates (Section 9(1)(f))
All relevant consents are applied for in this application. No other consents are required.

7.

An assessment of the activity against – (Section 9(1)(g))
7.1

Part 2 of the Resource Management Act 1991

Section 5 – Purpose
The purpose of the Act is “to promote the sustainable management of natural and physical
resources”. Section 5(2) of the Act defines “sustainable management” as:
… 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 well-being and for their health and safety while –
(a)

Sustaining the potential of natural and physical resources … to meet the
reasonably foreseeable needs of future generations; and

(b)

Safeguarding the life-supporting capacity of air, water, soil and ecosystems; and

(c)

Avoiding, remedying, or mitigating any adverse effects of activities on the
environment.

The proposal addresses the matters in section 5(2)(a)-(c) of the Act in the following manner:


The proposed retirement village provides for peoples’ well-being by providing for
additional capacity for retirement services and care within the Wanaka area.



The retirement village will employ staff and contribute to the economy as detailed in the
Economic Effects Assessment (Attachment R).



The potential of the natural and physical resources of the site will be sustained to meet
the reasonable needs of the community.



The applicant has taken considerable care to avoid, remedy or mitigate any potential
adverse effects of the proposal on the environment.

Section 6 – Matters of national importance
There are no matters of national importance under Section 6 of the Act that relevant to this
proposal.
(e)

the relationship of Maori and their culture and traditions with their ancestral lands,
water, Sites, waahi tapu, and other taonga:
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(h)

the management of significant risks from natural hazards.

Kāti Huirapa Rūnaka ki Puketeraki and Te Rūnanga o Ōtākou (Ngā Rūnanga) are represented
by Aukaha in this region.
The applicant has consulted with Aukaha. The preliminary statement from Aukaha is at
Attachment W. Aukaha has confirmed that no specific cultural values have been identified
within the location of the proposed development but have advised that the wider landscape was
utilised by manawhenua and there is potential to uncover unrecorded archaeological
sites/artefacts where earthworks are carried out.
Aukaha consider that a Cultural Impact Assessment for the proposal is not required and that
Rūnanga concerns will be mitigated by adhering to the following requested conditions of
consent:
1. That the Heritage New Zealand Pouhere Taonga Archaeological Discovery Protocol
(attached) should be adhered to.
2. That suitable, locally sourced native plants are included in any landscape planting to
compliment the surrounding environment.
3. That Rūnanga are consulted via Aukaha around the use of Ngāi Tahu names within the
subdivision.
The applicant agrees to these conditions and has included them in the draft set at Attachment
U.
There are no significant risks from natural hazards. The land is not susceptible to flooding and
known seismic hazards affecting the development have been identified in the Geotechnical
Report (Attachment N). The site is not located within any mapped slope instability features,
liquefaction susceptibility areas or any other hazard features on the QLDC or GeoSolve
databases.
There is no liquefaction risk due to the depth to groundwater and observed relative density of
the site subsoils.
Section 7 – Other matters
Section 7 of the Act identifies other matters that should be considered. The relevant matters
are as follows:
(b)

the efficient use and development of natural and physical resources:

(c)

the maintenance and enhancement of amenity values:

(f)

maintenance and enhancement of the quality of the environment:

(g)

any finite characteristics of natural and physical resources:

The proposal is in accordance with Section 7 for the following reasons:


The proposal will enable the efficient use of residential land for retirement and aged
care, to fulfil a community need (Section 7(b)).



Amenity values of the site and the wider environs will be maintained by the design of
the development and the site landscaping and will complement the existing and
planned future development and amenities of Northlake (Section 7(c)).
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7.2



Amenity values and quality of the environment will be enhanced by the comprehensive
building form, landscaping and provision for a public walkway/cycle way that connects
with the existing transport network (Section 7(f)).



Residential zoned land is a scarce resource. There is also a demand for retirement
village units within Wanaka as discussed in the Evaluation of Market Potential Report
(Attachment Q) (Section 7(g)).

The purpose of this Act

The purpose of the Act is to “urgently promote employment to support New Zealand’s recovery
from the economic and social impacts of COVID-19 and to support the certainty of ongoing
investment across New Zealand, while continuing to promote the sustainable management of
natural and physical resources”.
A Report titled “Evaluation of Market Potential for Proposed Retirement Village in Wanaka and
its Envrions” has been prepared by Urban Economics (Attachment Q). An Economic Effects
Assessment has been prepared by Property Economics (Attachment R). The proposal will
create 700 jobs during the peak construction year and will provide for ongoing employment of
38 jobs per year. The proposed retirement village is expected to contribute $133m to business
activity within the district over the first 5 years and an additional $9m in GDP and 145 jobs over
a 15 year period at a regional level. At a national level the proposal provides for a further $148m
in national GDP and 1210 jobs over the 15 year period.
The level of investment the proposal will provide in both the short and medium term will
positively contribute to the district’s long term economic wellbeing and recovery.
Overall, the proposal will provide for economic and social wellbeing whilst utilising the land
resource to provide for retirement living opportunities.

7.3

The matters set out in section 19 (whether the project helps to
achieve the purpose of the Act)

Section 19 states:
In considering, for the purpose of section 18(2), whether a project will help to achieve the
purpose of this Act, the Minister may have regard to the following matters, assessed at
whatever level of detail the Minister considers appropriate:

The s19 matters are set out and addressed as follows:
Clause

Assessment

(a) The project’s economic benefits
and costs for people or industries
affected by COVID-19:

The Queenstown Lakes District has been significantly
affected by COVID-19 because of the loss of
international tourism activities and the consequential
effects on employment. The proposal is ‘shovel-ready’
and will have substantial economic benefits for both the
QLD economy and the national economy.
The total GDP impact over a 15-year period to the
district is in the order of $151M. This is considered
conservative as it does not capture any spending
generated by future residents of the development (or
their visitors).
The project will create (at peak during construction) over
700 jobs with on-going operational employment being
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~83 per annum as detailed in the Economic Effects
Assessment (Attachment R).
(b) The project’s effect on the social
and cultural well-being of current
and future generations:

The proposal will provide for social and cultural wellbeing of the retired residents that live within the
retirement village for current and future generations.

(c) Whether the project would be likely
to progress faster by using the
processes provided by this Act
than would otherwise by the case:

The proposal will likely progress faster by using the
processes provided for this Act because the alternative
process option would be a private plan change under
the RMA 1991, with attendant appeal rights, which could
take 1 – 3 years.

(d) Whether the project may result in a
public benefit by, for example, -

i.

The proposal will contribute to over 770 jobs during
the peak construction phase, with the ongoing
operational local employment benefitting by 38
jobs per annum. Regionally the proposal will
create 145 jobs over a 15 year period and
nationally it will create 1210 jobs.

ii.

The proposal provides for 100 residential units for
elderly, therefore increasing housing supply.

iii.

The proposal has been well designed to
complement the existing character of Northlake
and will enhance the experience people have in
the urban environment.

iv.

Not relevant.

v.

Not relevant.

vi.

Not relevant.

vii.

Not relevant.

i.

Generating employment:

ii.

Increasing housing supply:

iii.

Contributing to wellfunctioning urban
environments:

iv.

Providing infrastructure in
order to improve economic,
employment, and
environmental outcomes,
and increase productivity:

v.

Improving environmental
outcomes for coastal or
freshwater quality, air quality,
or indigenous biodiversity:

vi.

Minimising waste:

viii. Not relevant.

vii.

Contributing to New
Zealand’s efforts to mitigate
climate change and transition
more quickly to a lowemissions economy (in terms
of reducing New Zealand’s
net emissions of greenhouse
gases):

ix.

viii.

Promoting the protection of
historic heritage:

ix.

Strengthening
environmental, economic,
and social resilience, in
terms of managing the risks
from natural hazards and the
effects of climate change:

Not relevant.

(e) whether there is potential for the
project to have significant adverse
environmental effects, including
greenhouse gas emissions:

The proposal does not have significant adverse
environmental effects including greenhouse emissions.
Any potential effects are less than minor for the reasons
detailed in Part 12 below.

(f)

Potential provision of access to Sticky Forest – refer to
Section 16 below.

any other matter that the Minister
considers relevant.
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8.

An assessment of the activity against any relevant provisions
in any of the documents listed in subclause (2) (Section 9(1)(h))
Documents listed in Subclause (2) include:


a national environmental standard:



other regulations made under the Resource Management Act 1991:



a national policy statement:



a New Zealand coastal policy statement:



a regional policy statement or proposed regional policy statement:



a plan or proposed plan:



a planning document recognised by a relevant iwi authority and lodged with a local
authority.

These are addressed as follows:

8.1

A national environmental standard

The National Environmental Standard for Assessing and Managing Contaminants in Soil to
Protect Human Health (NESCS) provides for a range of controls and soil contaminant values
to ensure that land affected by contaminants in soil is appropriately identified and assessed
before it is developed and if necessary the land is remediated or the contaminants contained to
make the land safe for human use.
The proposal involves 7,450m³ of earthworks across 13,400m² of the site area and therefore
requires consideration under the NESCS. The earthworks are required to provide for
appropriate ground levels that allow for feasible servicing of the development.
The site does not contain contaminated soil and has been zoned for residential activity. As
discussed in the Preliminary Site Investigation and Detailed Site Investigation (Attachment V),
the only hazardous substances associated with the previous pastoral farming use of Northlake
are those that have been applied through application of fertilisers and pesticides. It is highly
unlikely that this activity resulted in the accumulation of contaminants in soil that would exceed
the NES soil contaminant standard.
The proposal does not give rise to any potential risk to human health in relation to soil
contamination.
There are no other relevant NES’s that require assessment.

8.2

Other regulations made under the Resource Management Act 1991

There are no other relevant regulations made under the Resource Management Act 1991.

8.3

A national policy statement

The National Policy Statement for Urban Development 2020 (NPS-UD) came into effect on 20
August 2020.
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The Queenstown Lakes District Council is identified as a Tier 2 local authority in the NPS-UD,
meaning all provisions except Policies 3 and 4 (which apply only to Tier 1 local authorities)
apply. The NPS-UD:


requires planning decisions to contribute to well-functioning urban environments;



directs Councils to set housing bottom lines within their plans;



mandates rules relating to intensification in certain areas;



requires removal of minimum carparking requirements from district plans; and



requires Councils to be responsive to development unanticipated by planning
documents where it would contribute to desirable outcomes.

While the NPS-UD objectives and policies primarily set out the requirements for local authorities
rather than developers, the proposal is generally consistent with its themes, as the proposal
provides for residential development on a site zoned for residential activity within the Wanaka
Urban Growth Boundary. Therefore, the proposal is consistent with the direction of the NPSUD.
There are no other relevant NPS’s that require assessment.

8.4

A New Zealand coastal policy statement

Not relevant.

8.5

A regional policy statement or proposed regional policy statement

The Otago Regional Policy Statement 1998 (RPS98) version and the Partially Operative Otago
Regional Policy Statement 2019 (PORPS19) are relevant to the proposal. The RPS98 and
PORPS19 set out the direction for future management and promotion of the sustainable
management of the region’s natural and physical resources.
The proposal is generally consistent with the RPS 98 and PORPS19 in that it utilises the land
resource for an activity that it has been zoned for, provides for the economic, social and cultural
wellbeing of the Wanaka community as it will support the region’s economy by providing
additional jobs, contributes to the supply of retirement village units and will result in a high
amenity residential development.
An assessment of the relevant objectives and policies of the RPS98 and the PORPS19 are
included in Attachment T.

8.6

A plan or proposed plan

8.6.1

Queenstown Lakes Operative District Plan – Rules

The proposed Retirement Village will meet the definition 1 of retirement village which is as
follows:
Retirement Village – means the development of residential units (either detached or attached)
and associated facilities for the purpose of accommodating retired persons. This use includes as
accessory to the principle use any services or amenities provided on the site such as shops,

1

As defined in the Operative District Plan
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restaurants, medical facilities, swimming pools and recreational facilities and the like which are to
be used exclusively by the retired persons using such accommodation.

The site is within the NSZ of the Operative District Plan (OpDP). The relevant part of the NSZ
Structure Plan is shown in Figure 12 below.

Figure 12. Excerpt from the NSZ Structure Plan (site identified in red)

The Retirement Village is proposed in part of Activity Areas C2, D1 and E1 of the Structure
Plan.
The relevant rules for the proposal are addressed in Table 1 and Table 2 below.
Table 1. Activity Rules

Provision

Activity

Activity Status /
Consent Required?

Chapter 12.34 – Northlake Special Zone
12.34.2.2 (ii)

Buildings in Activity Area C1 – C4
The addition, external alteration or construction of
buildings within the Activity Areas C1 to C4, with the
exercise of Council’s control limited to:
(a) The location, external appearance and design of
buildings;

Yes – Controlled activity
consent required for the
residential units and
associated buildings
within Activity Area C2.

(b) Roof and wall colours;
(c) Infrastructure and servicing;
(d) Associated earthworks and landscaping;
(e) Access.
12.34.2.3 (i)

Residential Activities (excluding buildings) in
Activity Areas B1 – B5 and C1 – C4

No – consent is not
required as the proposal
is for an Outline
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Provision

Activity

Activity Status /
Consent Required?

Any application for consent under this rule shall
include a proposed Outline Development Plan as part
of the proposed conditions of consent in respect of all
the relevant Activity Area. The exercise of Council’s
discretion shall be limited to:

Development Plan for
part of Activity Area C2,
and the proposed
development is captured
by Rule 12.34.2.4(ii).

(a) Indicative subdivision design, density of
residential units, lot configuration and allotment
sizes;
(b) Roading pattern and vehicle access
arrangements, including integration with existing
development;
(c) Proposed road and street designs, including
landscaping;
(d) Location and suitability of pedestrian and cycling
connections and linkages to surrounding
pedestrian and cycling networks;
(e) Location and suitability of open space and
recreational amenity spaces;
(f)

The proposed methods of servicing by
infrastructure;

(g) Proposed methods of low impact stormwater
disposal;
(h) Proposals to protect and enhance conservation
values;
(i)

Measures to address any adverse effects
resulting from any contaminated sites;

(j)

The extent to which natural topography is
respected, where practical;

(k) Integration of the Outline Development Plan with
other parts of the zone, or with other consents
with Outline Development Plans that have been
approved;
(l)

12.34.2.3 (ii)

Species of trees (Note: required to be specified
for the purposes of Rule 12.34.4.1.x).

Residential, Visitor Accommodation, Commercial,
Retail and Community Activities and Retirement
Villages (all excluding buildings) in Activity Area D1
Any application for consent under this rule shall
include a proposed Outline Development Plan as part
of the proposed conditions of consent in respect of all
of Activity Area D1. The exercise of Council’s
discretion shall be limited to:

No – consent is not
required as the proposal
includes an Outline
Development Plan for
part of Activity Area D1,
and the proposed
development is captured
by Rule 12.34.2.4(ii).

(a) Indicative subdivision design, density of residential
units, lot configuration, maximum number of
residential units proposed for any retirement
village, and allotment sizes;
(b) Location
of
any
commercial, retail,
community activities;

visitor
accommodation,
retirement village and
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Provision

Activity Status /
Consent Required?

Activity
(c) Roading pattern and vehicle access arrangements,
including integration with existing development;
(d) Proposed road and street designs, including
landscaping;
(e) Location and suitability of pedestrian and cycling
connections and linkages to surrounding
pedestrian and cycling networks;
(f)

Location and suitability of open space and
recreational amenity spaces;

(g) The proposed
infrastructure;

methods

of

servicing

by

(h) Proposed methods of low impact stormwater
disposal;
(i)

Proposals to protect and enhance conservation
values;

(j)

Measures to address any adverse effects resulting
from any contaminated sites;

(k) The extent to which natural topography is
respected, where practical;
(l)

Integration of the Outline Development Plan with
other parts of the zone, or with other consents with
Outline Development Plans;

(m) Design controls and implementation methods for
managing outcomes on sites with internal setbacks
of less than 1.5 m and / or lot sizes smaller than
400m2;
(n) Species of trees (Note: required to be specified for
the purposes of Rule 12.34.4.1.x).
12.34.2.3 (iii)

Residential Buildings
The addition, external alteration or construction of
buildings with more than three residential units, with
the exercise of Council’s discretion limited:
(a) The location, external appearance and design of
buildings;

Yes – Restricted
Discretionary activity
consent required for the
18 buildings that each
contain four residential
units.

(b) Infrastructure and servicing;
(c) Associated earthworks and landscaping; and
(d) Access.
12.34.2.3 (iv)

Buildings for Visitor Accommodation, Commercial,
Retail and Community Activities and Retirement
Villages within Activity Area D1
The addition, external alteration or construction of
buildings for visitor accommodation, commercial, retail
and community activities and retirement villages within
Activity Area D1, with the exercise of Council’s
discretion limited to:

Yes – Restricted
Discretionary activity
consent required for the
eight buildings proposed
in Activity Area D1.

(a) The location, external appearance and design of
buildings;
(b) Infrastructure and servicing;
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Provision

Activity

Activity Status /
Consent Required?

(c) Associated earthworks and landscaping;
(d) Access;
(e) The amount of vehicle parking, its location and
layout;
(f)

Location of buildings on the site;

(g) Hours of operation; and
(h) Integration between the proposed building and
other consents with Outline Development Plans
relevant to the site.
12.34.2.4 (ii)

Residential Activities (excluding buildings) in Activity
Areas B1 to B5 and C1 to C4 and Residential, Visitor
Accommodation, Commercial, Retail and
Community Activities and Retirement Village (all
excluding buildings) in Activity Area D1 where an
Outline Development Plan is proposed for only part of
Activity Areas B1 to B5, C1 to C4 and D1.

Yes – Discretionary
activity consent required
for residential activities in
Activity Area C2 and a
Retirement Village in
Activity Area D1. The
Outline Development
Plan is at Attachment E
and is proposed for part
of Activity Areas C2 and
D1 that are subject to
this application.

12.34.2.5 (vii)

Building Restriction Area (including Tree
Protection Area) – Activity Areas E1 – E4

No – consent is not
required as only the
access road is partially
located within Activity
Area E1.

Any building (including buildings ancillary to residential
use) and any domestic curtilage activities, including
garden, paved areas, and parking (except for the
purpose of vehicle access) in Activity Areas E1 – E4.
12.34.2.5(viii)

The use or development of land within any of Activity
Areas B1 to B5, C1 to C4 and D1 that is not in
accordance with Rule 12.34.2.3.i or Rule 12.34.2.3.ii in
respect of all of that Activity Area or under Rule
12.34.2.4.ii in respect of part of that Activity Area.

Yes – Non-complying
consent is required as
Rule 12.34.2.4(ii)
specifically excludes
buildings.

12.34.2.5 (ix)

Visitor Accommodation, Commercial, Retail and
Community Activities and Retirement Villages within
Activity Areas A, B1 to B5 and C1 to C4.

Yes – Non-complying
activity consent is
required for the
Retirement Village in
Activity Area C2.

Table 2. Site and Zone Standards

Provision

Standard

Activity
Status
Consent Required?

/

Chapter 12 – Northlake Special Zone
12.34.4.1 (ii)

Setbacks from Roads

No – consent is not
required as all of the
required setbacks are
met.
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Provision

Activity
Status
Consent Required?

Standard

/

(a) The minimum setback from road boundaries of
any building shall be 4.5m except within Activity
Area D1.
(b) The minimum setback from road boundaries of
any building within Activity Area D1 shall be 3m,
except for that part of Activity Area D1 that adjoins
Outlet Road, north of Mt. Burke Drive, where the
minimum setback from Outlet Road shall be 7m.
12.34.4.1 (iii)

Setbacks from Internal Boundaries
(a) In all areas aside from Activity Area D1, and
except as provided for below, the minimum
setback from internal boundaries for any building
shall be:


No – consent is not
required as all of the
required setbacks are
met.

Front Site

One setback of 4.5m and all other setbacks 2m.


Rear Site

Two setbacks of 4.5m and all remaining setbacks
to be 2m.
(b) Within Activity Areas D1 the minimum setback
from internal boundaries for any building shall be
1.5m unless otherwise authorized through a
consent under Rule 12.34.2.3.i, Rule 12.34.2.3.ii
or Rule 12.34.2.4.ii.
(c) Accessory buildings for residential activities other
than those used for the housing of animals may
be located within the setback distances from
internal boundaries, where the total length of the
walls of accessory buildings within the setback
does not exceed 7.5m in length and there are no
windows or openings, other than for carports,
along any walls within 2m of an internal boundary.
(d) Eaves, porches, balconies, bay or box windows,
steps, chimneys and similar parts of buildings may
be located within the minimum building setback as
follows:
i.

eaves up to 0.6m into the setback; and

ii.

balconies and bay or box windows of
less than 3m in length may project into
the setback by up to 0.6m. Only one
such balcony or bay or box window,
intrusion is permitted on each setback of
each building; and

iii.

porches and steps up to 0.6m into a
setback; provided they measure no more
than 2m parallel to the nearest internal
boundary and provided that the floor
level of any such porch or the top of any
steps shall be no higher than 1m above
ground level. Only one such porch or set
of steps is permitted on each setback of
each building; and
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Provision

Activity
Status
Consent Required?

Standard
iv.

chimneys may project into the setback by
up to 0.6m provided that the chimney
measures no more than 1.2m parallel to
the nearest internal boundary. Only one
chimney is permitted on each setback of
each building; and

v.

no part of any balcony or window which
is located within a setback shall be
higher than 3m above ground level.

/

(e) No setback is required from an internal boundary
where buildings share a common wall on that
boundary.
(f)

12.34.4.1 (iv)

No setback is required from a rear lane within
Activity Area D1.

Continuous Building Length
Where the aggregate length along one elevation of
buildings measured parallel to any internal boundary
or internal boundaries exceeds 16m; either:
(a) The entire building(s) shall be set back an
additional 0.5m for every 6m of additional length
or part thereof from the minimum yard setback
(continuous façades) at the same distances from
the boundary; or

No – consent is not
required as the length
along one elevation does
not exceed 16m
measured parallel to any
internal boundary.

(b) That part of the building(s) which exceeds the
maximum building length shall be progressively
set back 0.5m for every 6m of additional length or
part thereof from the minimum yard setback
(varied façade(s) with stepped setbacks from the
boundary). Refer Appendix 4.
12.34.4.1 (v)

Outdoor Living Space
(a) The minimum provision of outdoor living space for
each residential unit at the ground floor level
contained within the net area of the site shall be:
i.

For residential activities within Activity Area
D1, 40m2 contained in one area…

No – consent is not
required as the required
outdoor living space is
provided as shown on the
Architectural Plans
(Attachment F).

ii. In all other Activity Areas 36m2 contained in
one area with a minimum dimension of 4.5m.
(b) The minimum provision of outdoor living space for
each residential unit above ground floor level shall
be 8m2 contained in one area with a minimum
dimension of 2m.
(c) The outdoor living area space shall be readily
accessible from a living area.
(d) No outdoor living area shall be occupied by:
i.

Any building, other than an outdoor swimming
pool or accessory building of less than 8m2
gross floor area; or

ii.

A driveway or parking space; or
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Provision

Standard

Activity
Status
Consent Required?

/

iii. Areas to be used for the storage of waste and
recycling.
12.34.4.1 (vi)

Garages
In Activity Areas B1 – B5 and D1 garages and carports
must be setback at least level with the front façade
(i.e. the façade facing the street) of the residential unit.

12.34.4.1 (vii)

Walls and Fences
No walls or fences shall be located within a setback
from roads, except that:
(a) Fences within a road setback in Activity Areas C1
– C4 are allowed up to 1.2m height provided they
are post and wire.

No – all garages in
Activity Area D1 are at
least level with the
façades facing the street.
No – consent is not
required as no walls or
fences are located within
the road boundary
setbacks.

(b) Fences within the setback of Outlet and Aubrey
Roads and a minimum of 8m from the road
boundary along the lot side boundaries are
allowed up to 1.2m high provided they are post
and wire.
(c) Fences within setbacks from the boundaries of
parks and reserves, within 4m of the boundary of
the Hikuwai Conservation Area, and within 2m of
a Building Restriction Area, are allowed up to
1.2m high provided they are post and wire.
12.34.4.1 (viii)

Access
(a) Each residential unit shall have legal access to a
formed road.
(b) Within Activity Area D1 no residential or nonresidential activity shall have direct access to
Outlet Road.

12.34.4.1 (ix)

Earthworks
The following limitations apply to all earthworks (as
defined in this Plan), except for earthworks associated
with a subdivision that has both resource consent and
engineering approval or any earthworks that form part
of Plantation Forestry.
(a) Earthworks
i.

ii.

iii.

The total volume of earthworks does not
exceed 200m3 per site (within a 12 month
period).
The maximum area of bare soil exposed
from any earthworks where the average
depth is greater than 0.5m shall not exceed
400m2 in area within that site (within a 12
month period).
Where any earthworks are undertaken within
7m of a Waterbody the total volume shall not
exceed 20m3 (notwithstanding provision
17.2.2).

No – consent is not
required as each unit will
have legal access. No
units within Activity Area
D1 will have direct
access to Outlet Road.

Yes – Restricted
Discretionary activity
consent is required for
the following:
 7,450m³ of
earthworks;
 13,400m² of exposed
area; and
Environmental protection
measures are detailed in
the draft EMP
(Attachment K).
The proposal will be
undertaken in
accordance with the
Heritage New Zealand
Pouhere Taonga Act
2014 if any
archaeological sites and
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Provision

Activity
Status
Consent Required?

Standard
iv.

No earthworks shall expose any
groundwater aquifer; cause artificial drainage
of any groundwater aquifer; cause temporary
ponding of any surface water.

/

sites of cultural heritage
are discovered.

(b) Height of cut and fill and slope
i.

The vertical height of any cut or fill shall not
be greater than the distance of the top of the
cut or the toe of the fill from the site
boundary. Except where the cut or fill is
retained, in which case it may be located up
to the boundary, if less or equal to 0.5m in
height.

ii.

The maximum height of any cut shall not
exceed 2.4m.

iii.

The maximum height of any fill shall not
exceed 2m.

(c) Environmental Protection Measures
i.

Where vegetation clearance associated with
earthworks results in areas of exposed soil,
these areas shall be revegetated within 12
months of the completion of the operations.

ii.

Any person carrying out earthworks shall:
a.

Implement erosion and sediment control
measures to avoid soil erosion or any
sediment entering any water body.
Refer to the Queenstown Lakes District
earthworks guideline to assist in the
achievement of this standard.

b.

Ensure that any material associated with
the earthworks activity is not positioned
on a site within 7m of a water body or
where it may dam or divert or
contaminate water.

c.

Implement appropriate dust control
measures to avoid nuisance effects of
dust beyond the boundary of the site.
Refer to the Queenstown Lakes District
earthworks guideline to assist in the
achievement of this standard.

(d) Protection of archaeological sites and sites of
cultural heritage.
12.34.4.1 (x)

Landscaping and Planting
(a) In Activity Area C1, 10% landscaping
coverage of residential sites shall be
achieved through the planting of trees
species specified under Rule 12.34.2.3.i.
(b) In Activity Area C1, where any residential site
boundary adjoins the Building Restriction
Area, planting within a four metre setback
from that boundary shall achieve 100%
coverage using kanuka, red tussock,

No – consent is not
required as the proposal
provides for 3.5m of
planting adjoining Outlet
Road as detailed in the
Landscape Plans
(Attachment H).
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Activity
Status
Consent Required?

Standard

/

coprosma, pittosporum and hebe species,
with a minimum of two of these species.
(c) In Activity Area C4, where any residential site
adjoins the Hikuwai Conservation Area or
Aubrey Road, planting within a four metre
setback from that boundary shall achieve
100% coverage using kanuka, red tussock,
coprosma, pittosporum and hebe species,
with a minimum of two of these species.
(d) On sites adjoining Outlet Road, tree planting
within a 3.5m setback from that road shall
achieved 100% coverage.
Note: For the purposes of rule (d) above:
(i)

‘tree planting’ shall consist of species that will be
higher than 1.5 at maturity spaces at a
maximum of 5m between centres of trees.

(ii)

Planting shall be completed within 12 months of
Code of Compliance certification of a building on
the site in accordance with the Building Act
2004.

(iii)

This rule shall not apply to Activity Area A.

(iv)

This rule shall not apply to Activity Area D1 to
the west of Outlet Road where roadside
landscaping along Outlet Road shall consist of:
a.

A 1.1m high post and rail fence that shall be
located at the top of the batter slope that
extends generally parallel to and 6m back
from Outlet Road.

b.

A Grisilinea hedge that shall be planted
behind the fence and maintained to a
minimum height of 1.5m.

(e) Within the Tree Protection Areas, any tree
that dies shall be replaced within 12 months
by a non-wilding evergreen tree.
12.34.4.1 (xi)

Outlook Space
(a) An outlook space must be provided from the face
of a building containing windows or balconies to a
habitable room. Where the room has two or more
external faces with windows or balconies the
outlook space must be provided from, in order of
priority, the face with the largest balcony or largest
area of glazing.
(b) The minimum dimensions for a required outlook
space are as follows:
i.

Principal living room: 6m in depth and 4m in
width

ii.

Principal bedroom: 3m in depth and 3m in
width

iii.

All other habitable rooms: 1m in depth and
1m in width

No – consent is not
required. The Outlook
Space for each building
is illustrated on the
Architectural Plans
(Attachment F) – all
dimensions required by
the standards are
achieved.
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Provision

Standard

Activity
Status
Consent Required?

/

(c) The depth of the outlook space is measured at
right angles to and horizontal from the window or
balcony to which it applies.
(d) The width of the outlook space is measured from
the centre point of the largest window on the
building face to which it applies.
(e) The height of the outlook space is the same as
the floor height, measured from floor to ceiling, of
the building face to which the control applies.
(f)

Outlook space may be within the site, over a
public street, or other public open space.

(g) Outlook spaces required from different rooms
within the same dwelling may overlap.
(h) Outlook spaces must:

(i)

12.34.4.1 (xii)

i.

Be clear and unobstructed by buildings

ii.

Not extend over adjacent sites or overlap
with outlook spaces required by another
dwelling.

An outlook space at ground floor level from a
principal living room may be reduced to 4m deep
if privacy to adjacent dwellings is provided by
fencing at least 1.6m in height.

Universal Access
a)

b)

Where an attached multi-unit development
contains 10 or more dwellings, 20 per cent of
those dwellings must comply with the following:
i.
doorways must have a minimum clear
opening width of 810mm
ii.
stairwells must have a minimum width of
900mm
iii.
corridors must have a minimum width of
1050mm
iv.
the principal means of access from the
frontage, or the parking space serving
the dwelling, to the principal entrance of
the dwelling must have:

a minimum width of 1.2m

a maximum slope of 1:20

a maximum cross fall of 1:50.
Where the calculation of the dwellings required to
be universally accessible results in a fractional
dwelling, any fraction that is less than one-half will
be disregarded and any fraction of one half or
more will be counted as one dwelling.

Not relevant as none of
the buildings proposed
provide 10 or more
attached dwellings2.

All dwellings required to be universally accessible
must provide at least one parking space for people
with a disability. The dimensions and accessible route
requirements for such parking spaces are detailed in
Section 5.5 of the New Zealand Building Code D1/AS1
New Zealand Standard for Design for Access and

2

This is consistent with Council’s interpretation of the rule for development containing less than 10 attached units.
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Standard

Activity
Status
Consent Required?

/

Mobility – Buildings and Associated Facilities (NZS
4121- 2001).
12.34.4.1 (xiii)

Sustainable development
a)

In new attached multi-unit developments
containing five or more dwellings, each dwelling
must be designed and constructed to achieve:
a. a minimum 6-star level from New Zealand
Green Building Council Homestar Tool
(2013), or

Not relevant as the
proposal does not
provide for any multi-unit
development containing
five or more dwellings.

b. certification under the Living Building
Challenge
b)

12.34.4.1 (xiv)

This control does not apply to:

i.

extensions and alterations to existing
buildings

ii.

converting an existing building to a dwelling

iii.

new developments containing four or fewer
dwellings.

Separation between buildings within a site
(a) Buildings must be separated where the habitable
room of a dwelling has windows or balconies that
face out to the wall of another building on the
same site (the facing wall). Where the room has
two or more external faces with windows or
balconies the building separation must be applied
from, in order of priority, the face with the largest
balcony or the largest area of glazing.

No – consent is not
required as the
separation between
buildings complies with
the rule as illustrated in
the Architectural Plans
(Attachment F).

(b) The separation space required must be free of
building for the depth, width and height set out
below.
(c) The depth of the separation space is measured at
right angles to, and horizontal from, the window or
balcony to which it applies to the facing wall,
excluding eaves or guttering.
(d) For the principal living room, the depth of the
separation space required is equal to the height of
the facing wall above the floor level of the
habitable room, or 15m, whichever is lesser.
(e) For the principal bedroom, the depth of the
separation space required is 6m.
(f)

For other habitable rooms, the depth of the
separation space required is 3m.

(g) The width of the separation space is 50% of its
depth and is measured from the centre point of
the largest window on the building face to which it
applies or from the centre point of the largest
balcony.
(h) The height of the separation space is from the
height of the floor or balcony upwards, clear to the
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Standard

Activity
Status
Consent Required?

/

sky except that eaves or gutters may protrude into
it.
(i)

12.34.4.2 (i)

Where the adjacent building is not perpendicular
to the distance being measured, the minimum
separation depth required must be measured as
an average around the centre line of the
window/balcony.

Structure Plan
All activities and development must be carried out in
accordance with the Structure Plan, provided that this
rule does not apply to an amendment of boundaries up
to 50m between Activity Areas B1 – B5 and D1

12.34.4.2 (ii)

Outline Development Plan & Staging Plan
(a) A consent application with an Outline
Development Plan lodged under Rule 12.34.2.3.i
or Rule 12.34.2.3.ii shall identify required
walkway/cycleway links and required roading links
within 50m of their positions shown on the
Structure Plan.
(b) A consent application for an Outline Development
Plan for Activity Area B1…
(c) A consent application with an Outline
Development Plan lodged under Rule 12.34.2.3.i
or Rule 12.34.2.3.ii shall be accompanied by a
Staging Plan to indicate the proposed timeframes
for development in the relevant parts of the
Northlake Special Zone to enable infrastructure
servicing works to be programmed. The first
consent with an Outline Development Plan lodged
shall be accompanied by a Staging Plan for the
whole of the Northlake Special Zone and this is to
be progressively revised as subsequent consents
and Outline Development Plans are lodged over
time.

Yes – Non-complying
activity consent is
required as the proposal
provides for a retirement
village in Activity Area C2
which is not anticipated
by the zone provisions or
the Structure Plan.
Not relevant as the
Outline Development
Plan for this development
is lodged under Rule
12.34.2.4(ii) and not
under either Rule
12.34.2.3(i) or
12.34.2.3(ii).
Regardless, the ODP
identifies the required
walkway / cycleway links
and roading links and
these are within 50m of
their positions on the
Structure Plan.

Note: The purpose of this rule is to inform Council of
when infrastructure works may need to be
programmed. The Staging Plan is not intended to
apply as a condition of consent.
12.34.4.2 (iii)

Density
The density of residential units within each Activity
Area shall achieved limits set out in Table 1 plus or
minus 15%

Yes – Non-complying
activity consent is
required as the proposal
provides for a density of
approximately 37 units
per ha in Activity Area C2
and 23.6 units per ha in
Activity Area D1.
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Activity
Status
Consent Required?

/

Density shall be calculated for each Activity Area on
an individual basis on the gross area of land available
for development and includes land vested or held as
reserve, open space, access or roading but excludes
the Building Restriction Area and Tree Protection Area
and any land developed or intended to be developed
for activities other than residential activities.
12.34.4.2 (iv)

Building Height
Ground slope in relation to building height shall be
determined by measurement over the extremities of
each building elevation.
(a) Flat sites
Where all elevations indicate a ground slope of less
than 6 degrees, then the maximum height for buildings
shall be:
8m for residential activities within Activity Area C2
10m for activities within Activity Area D1 (provided that
building within 40m of the legal boundary of Outlet
Road north of Mt Burke Drive shall be no more than 2
levels).

Yes – Non-complying
activity consent is
required for the height
breaches within Activity
Area C2 which are shown
on the Architectural Plans
(Attachment F). The
Care Pod building
exceeds the maximum
8m height plane by 3.5m.
The gables of some of
the units slightly protrude
the 8m height plane.

And in addition no part of any building shall protrude
through a recession line inclined towards the site at an
angle of 40° and commencing at 2.5m above ground
level at any given point on the site boundary:
Except:
(i)

Gable, hip, dormer and other similar
projections may encroach beyond the
recession lines provided they are contained
within a calculated area(s) no greater than
6m² with the apex no higher than a point 1m
below the maximum height for the zone and
the base of the area(s) at the level of
recession line protrusion.
(ii) The recession line shall not apply to buildings
that share a common wall on an internal
boundary and shall not apply to Activity Area
D1.
(b) Sloping site
Where any elevation indicates a ground slope of
greater than 6 degrees then the maximum height for
all buildings shall be 7m:
Except:
(i)

No part of any accessory building located within
the setback distances from internal boundaries
shall protrude through recession lines inclined
towards the site at an angle of 25° and
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commencing at 2.5m above ground level at any
given point along each internal boundary.
(ii) In Activity Area C1 building height shall be limited
to one story and 5.5 m above ground level.
12.34.4.2 (v)

Building Coverage
The maximum building coverage for all activities on
any site is:
(a) 40% in Activity Area C2.
(b) 65% in Activity Area D1.

12.34.4.2 (vi)

Noise
(a) Sound from non-residential activities measured in
accordance with NZS 6801:2008 and assessed in
accordance with NZS 6802:2008 shall not exceed
the following noise limits at any point within any
other site in this zone:
(i)

Daytime (0800 to 2000 hrs) 50 dB LAeq(15
min)

(ii)

Night-time (2000 to 0800 hrs) 40 dB LAeq(15
min)

No – consent is not
required as the proposal
within Activity Area C2
proposes a 27.34%
coverage and a 30.13%
coverage within Activity
Area D1.
No – consent is not
required as the proposal
is for residential activity
and therefore the noise
limits are not applicable.

(iii) Night-time (2000 to 0800 hrs) 70 dB LAFmax
(b) Sound from non-residential activities which is
received in another zone shall comply with the
noise limits set in the zone standards for that
zone.
(c) The noise limits in (a) and (b) shall not apply to
construction sound which shall be assessed in
accordance and comply NZS 6803:1999.
12.34.4.2 (vii)

Lighting, Glare and Controls on Building Materials
Any activity that does not comply with the following
standards:
(a) All fixed exterior lighting shall be directed away
from adjacent sites and roads; and
(b) No activity on any site shall result in greater than
a 3.0 lux spill (horizontal and vertical) of light onto
any other site measured at any point inside the
boundary of the other site, provided that this rule
shall not apply where it can be demonstrated that
the design of adjacent buildings adequately
mitigates such effects.
(c) External building materials shall either:
(i)

be coated in colours which have a reflectance
value of between 0 and 36%; or

No – consent is not
required as all fixed
exterior lighting will be
directed away from
adjoining sites and roads.
All external materials
have a reflectance value
of less than 36%, roof
colours will have a
reflectance value less
than 20%. The range of
external materials are
detailed in the
Architectural Plans
(Attachment F).

(ii) consist of unpainted wood (including sealed
or stained wood), unpainted stone, unpainted
concrete, or copper;
except that:
(i)

architectural features, including doors and
window frames, may be any colour; and
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(ii) roof colours shall have a reflectance value of
between 0 and 20%.
12.34.4.2 (x)

Activity Areas E1 & E4
In Activity Area E1 and Activity Area E4 existing trees
shall be retained and any additional enhancement
planting, once established, shall also be maintained
except that this rule does not apply to wilding tree
species (particularly those spreading from the
adjoining land outside the zone to the west) which
shall be removed.

Yes – Non-complying
activity consent is
required as 70m2 of
kanuka is to be removed
from Activity Area E1.

Table 3. Transport Provisions

Provision

Activity

Consent required and
status

Chapter 14 – Transport
14.2.4.1 (i)

Minimum Parking Space Numbers
Activities shall provide on-site parking space in
accordance with Table 1:
Residential units for Elderly Persons Housing – 1 per
unit
Health Care Services: 2 per professional staff for
residents, 1 per professional staff for staff/guest. In
addition, 1 per 2 other full time staff, or 1 per
consulting room (whichever is greater).

14.2.4.1 (v)

Size of parking Spaces
All required parking spaces other than for residential
units, and associated manoeuvring areas are to be
designed and laid out in accordance with the
requirements in Appendix 7.

14.2.4.1(ix)

Reverse Manoeuvring
Where off-street manoeuvring facilities are required, a
90th percentile car shall be able to manoeuvre into and
out of any required parking space with only one
reverse manoeuvre.
(a) Off-street manoeuvring shall be provided to
ensure that no vehicle is required to reverse onto
or off a State Highway or arterial road.
(b) Off-street manoeuvring shall be provided to a
90th-percentile car to ensure that no car is
required to reverse either onto or off any collector
road where:

No – consent is not
required as the proposal
provides for 142
compliant car parking
spaces across the entire
village. Approximately
135 spaces are required
under the rule as detailed
in the Transportation
Assessment
(Attachment L).
No – consent is not
required as all car
parking spaces are 2.5m
wide and 5m long with an
aisle of 8m. The two
mobility spaces are 3.6m
wide and 5m long with an
aisle of 8m.
Yes – Restricted
Discretionary activity
consent is required as
there are a number of
units where part of the
building restricts the path
of the turning vehicle and
a second manoeuvre will
be required on entry as
discussed in the
Transportation
Assessment
(Attachment L).
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Activity
i.

the frontage road speed limit is 80km/h
or greater, or

ii.

six or more parking spaces are to be
serviced by a single accessway, or

iii.

three or more residential units share a
single accessway, or

iv.

the activity is on a rear site.

(c) Off-street manoeuvring shall be provided for a
90th-percentile car to ensure that no car is
required to reverse either onto or off any local
road where:

14.2.4.1(xi)

i.

ten or more parking spaces are to be
serviced by a single accessway, or

ii.

five or more residential units share a
single accessway, or

iii.

the activity is on a rear site

Queuing
On-site queuing space shall be provided for all
vehicles entering a parking or loading area. The
required queuing space length shall be in accordance
with the Table 2 below, except that where the parking
area has more than one access the required queuing
space may be divided between the accesses. Queuing
space length shall be measured from the road
boundary at the vehicle crossing to the nearest vehicle
control point or point where conflict with vehicles
already on the site may arise.

14.2.4.2(i)

Length of Vehicle Crossings
(a) The following crossing lengths shall apply as
measured at the property boundary:

Yes – Restricted
Discretionary activity
consent is required for
the shortfall in queuing
space at the following
accesses:


Access onto Lindis
Road from Units 73
– 92 (5m provided)



Eastern access onto
Malvern Road from
Units 93 – 100 (1m
provided)



Western access onto
Malvern Road from
Units 93 – 100 (1m
provided)

No – consent is not
required as each vehicle
crossing onto frontage
roads will be 6m wide.

(b) The length of culverts and crossings shall be the
actual length of channel covers or the length of
the fully dropped curb.
14.2.4.1(vi)

Distances of Vehicle Crossings from Intersections
No part of any vehicle crossing shall be located closer
than 25m to the intersection of any road.

Yes – Restricted
Discretionary activity
consent required for the
eastern vehicle crossing
to Units 93-100 where
the separation from the
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status
Malvern Road /
Cottlesbrook Street
intersection is 11m.

Table 4. Subdivision Provisions

Provision

Activity

Consent required and
status

Chapter 15 – Subdivision, Development & Financial Contributions
15.2.3.3 (x)

Within the Northlake Special Zone – any subdivision
of any Activity Areas B1 to B5, C1 to C4 and D1 into
more than one lot prior to a grant of consent for the
relevant Activity Area under Rule 12.34.2.3.i or Rule
12.34.2.3.ii.

No – consent is not
required because Activity
Area C2 subject to this
application is not being
subdivided into more
than one lot.

15.2.3.3 (xi)

Within the Northlake Special Zone any subdivision
shall be a Restricted Discretionary Activity with the
Council's discretion restricted to:

Yes – Restricted
Discretionary activity
consent is required for
the four lot subdivision.

(a) The extent to which the subdivision is consistent
with the Northlake Structure Plan and any relevant
consent's Outline Development Plan consented
under Rule 12.34.2.3.i or Rule 12.34.2.3.ii;
(b) The extent to which the subdivision would
undermine the integrity of the Northlake Structure
Plan and any relevant consent's Outline
Development Plan consented under Rule
12.34.2.3.i or Rule 12.34.2.3.ii;
(c) Those matters in respect of which the Council has
reserved control under Rule 15.2.3.2.
15.2.6.3 (xi)

Within the Northlake Special Zone Activity Area E1
shall be held in not more than one allotment.

No – consent is not
required as Activity Area
E1 will remain in the
balance lot.

15.2.20.1 (i)

Zone Subdivision Standard – Northlake Special
Zone

No – consent is not
required as the proposed
subdivision and
development does not
affect the provision of 20
affordable lots within
Activity Area D1. These
have been provided
elsewhere within Stage
15 (proposed lots 5144 –
5159 and 5018 – 5021).

The development of Activity Area D1 shall result in 20
affordable lots. For the purpose of this rule:
(a) ‘affordable lots’ means a residential lot, capable of
accommodating a 3 bedroom residential unit,
which is marketed for sale at a maximum price of
$160,000.00 adjusted annually to account for
inflation in accordance with the Consumer Price
Index from an initial date of 1 January 2014.
(b) A residential lot used for retirement village
purposes shall not be deemed to meet this
requirement.
(c) A legal method must be implemented which will
ensure that each of the required 20 affordable lots
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are delivered to the market. That legal method
must include a three month option in favour of the
Queenstown Lakes Community Housing Trust
whereby the Trust may purchase the lot or
nominate the purchaser of the lot.

8.6.2

Queenstown Lakes Proposed District Plan – Rules

The district wide chapters of the Queenstown Lakes Proposed District Plan (PDP) have been
notified, with decisions and annotated appeal versions released. Chapter 29 – Transport is
relevant to the proposal and therefore has been assessed in Table 5 below.
Appealed rules are denoted with an asterisk (*).
Table 5. Transport Provisions

Provision

Activity

Consent required and
status

Chapter 29 – Transport
29.4.11*

High Traffic Generating Activities
Any new land use or subdivision activity, including
changes in use, that exceeds the traffic generation
standards or thresholds set out in Table 29.5.

Yes – Restricted
Discretionary activity
consent required for the
100 residential units
which exceeds the
threshold of 50
residential units in Table
29.5.

Standards
29.5.1*

Minimum parking requirements
Units: 2 per unit
Elderly persons housing unit and elderly care homes,
either within a retirement village or not: 1 per residential
unit, 1 per 5 beds for elderly car homes, 1 per 5 beds
for elderly care homes for staff.
Health care facility: 2 per professional staff for
residents, 1 per professional staff for staff/guest. In
addition, 1 per 2 other full time staff, or 1 per consulting
room, whichever is greater.

29.5.2*

Location and Availability of Parking Spaces
a.

Any parking space required by Table 29.4 or
loading space shall be available for staff and
visitors during the hours of operation and any staff
parking required by this rule shall be marked as
such.

b.

No parking space required by Table 29.4 shall be
located on any access or outdoor living space
required by the District Plan, such that each

No – consent is not
required as the proposal
provides for 142
compliant car parking
spaces across the entire
village. Approximately
135 spaces are required
under the rule as detailed
in the Transportation
Assessment
(Attachment L).
No – consent is not
required as all car
parking spaces will be
available during the
hours of operation, have
unobstructed vehicle
access and will be served
by a common
manoeuvring area.
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Activity
parking space required by Table 29.5 shall have
unobstructed vehicular access to a road or service
lane, except where tandem parking is specifically
provided for by Rule 29.5.8.
c.

Parking spaces and loading spaces may be served
by a common manoeuvring area (which may
include the installation of vehicle turntables), which
shall remain unobstructed.

d.

The following activities may provide some or all of
the parking spaces required by Table 29.4 off-site
(on a different site to that which the land-use
activity is located on),
i.

Residential units and visitor accommodation
units or activities in any High Density
Residential Zone, Medium Density Residential
Zone, or Business Mixed Use Zone located
within 800m of an established public transport
facility or a public transport facility identified on
any Council Active Transport Network Plan
may provide all of the car parking required offsite.

ii.

some or all coach parking required by Table
29.4 in relation to visitor accommodation
activity may be provided off-site.

iii.

all other residential activity and visitor
accommodation activity not captured by
29.5.2(d)(i) may provide up to one-third of the
parking spaces required by Table 29.4 off-site.

iv.

all activities other than residential and visitor
accommodation activity in the Business Mixed
Use Zone may provide all of the car parking
required offsite.

v.

off-site parking spaces provided in accordance
with the above rules 29.5.2(d)(i)-(iv) must be:
i.

dedicated to the units or rooms or
floor space within the development;
and

ii.

located so that all the “off-site” car
parking spaces allocated to the
development are within an 800m
walking distance of the boundary of
the development. This does not apply
to coach parking;

iii.

not located on a private road or public
road; and

iv.

secured by a legally binding
agreement attached to the relevant
land titles that guarantees the
continued availability of the parking
for the units the off-site parking is
intended to serve.
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29.5.3*

Size of Parking Spaces and Layout
a.

All required parking spaces and associated
manoeuvring areas are to be designed and laid out
in accordance with the Car Parking Layout
requirements of Table 29.7, Table 29.8 and
Diagram 3 (car space layouts) of Schedule 29.2.

Class 1 and 2 User sizes apply

Consent required and
status
No – consent is not
required as all car
parking spaces are 2.5m
wide and 5m long with an
aisle of 8m. The two
mobility spaces are 3.6m
wide and 5m long with an
aisle of 8m.

Mobility spaces – 3.6m wide
29.5.4*

Gradient of Parking Space and Parking Areas
Parking spaces and parking areas shall have a gradient
of no more than 1 in 20 in any one direction.

29.5.5

Mobility Parking Spaces
Other than in relation to residential units and visitor
accommodation with less than 6 guests, wherever an
activity requires parking to be provided, mobility parking
spaces shall be provided in accordance with the
following minimum standards:

No – consent is not
required.

No – consent is not
required as two mobility
spaces will be provided
within the village hub
parking area as required
by the rule.

Total number of parks & Minimum mobility spaces
required
1 to 10 spaces: 1 mobility space
11 to 100 spaces: 2 mobility spaces
29.5.6

Drop off/pick up (set down) areas
All day care facility, educational activities, and
healthcare facilities must provide drop off/pick up (set
down) areas to allow vehicles to drop off/pick up
children, students, elderly persons, or patients in
accordance with the following standards:

No – consent is not
required as the rule does
not apply to a retirement
village.

A health care facility or hospital: 1 drop off/pick up
space per 10 professional staff.
29.5.7

Reverse manoeuvring for any day care facility,
educational facility, or healthcare facility
Where on-site manoeuvring areas or drop off/pick up
(set down) areas are required, these shall be located
and designed to ensure that no vehicle is required to
reverse onto or off any road.

29.5.8*

Residential Parking Space Design
Widths of entrance to garages and space between
garage doors and car parking spaces.

Yes – Restricted
Discretionary activity
consent is required as
there are a number of
units where part of the
building restricts the path
of the turning vehicle and
a second manoeuvre will
be required on entry as
discussed in the
Transportation
Assessment
(Attachment L).
No – consent is not
required.

41

Provision

Activity

29.5.9

Queuing

Consent required and
status

Number of parking spaces and minimum queuing length

Yes – Restricted
Discretionary activity
consent is required for
the shortfall in queuing
space at the following
accesses:

3 – 20: 6m



Access onto Lindis
Road from Units 73 –
92 (5m provided)



Eastern access onto
Malvern Road from
Units 93 – 100 (1m
provided)



Western access onto
Malvern Road from
Units 93 – 100 (1m
provided)

On-site queuing spaces shall be provided for all vehicle
entering a parking or loading area in accordance with
the following:

21 – 50: 12m
51 – 100: 18m

29.5.11

Surface of Parking Spaces and Areas
The surface of all parking, loading and associated
access areas and surface shall be formed, sealed, or
otherwise maintained so as to avoid creating a dust or
noise nuisance, to avoid water ponding on the surface,
and to avoid run-off onto adjoining roads.

No – consent is not
required as the parking
and loading areas will be
sealed.

29.5.12*

Lighting of Parking Areas

No – consent is not
required as all car
parking areas will be
illuminated.

29.5.13

Bicycle parking and the provision of lockers and
showers

No – consent is not
required as 6 bicycle
parks are provided on the
northern side of the
clubhouse.

Bicycle parking, lockers, and showers shall be provided
in accordance with the minimum requirements specified
in Table 29.6 and the layout of short term bicycle
parking, including aisle depth, shall have minimum
dimensions present in Diagram 5 of Schedule 29.2.
Other Health Care Facility
Customer/Visitor Short term – for facilities of at least
100m2 in area, 1 per 100m2 GFA
Private Long terms – for facilities of at least 200m2 in
area, 1 space per 200m2 GFA
29.5.14*

Access and Road design
All vehicular access to fee simple title lots, cross lease,
unit titles or leased premises shall be in accordance
with Table 3.2 of the QLDC Land Development and
Subdivision Code of Practice 2018.
1 to 6 units: formed with of 2.75 -3m; minimum legal
width 4m

No – consent is not
required as the access
and road designs comply
as discussed in the
Transportation
Assessment
(Attachment L).

7 to 12 units: formed width of 5.5 – 5.7m; minimum
legal width 6.7m
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29.5.15

Width and design of vehicle crossing – urban zones
Width of crossing at the property boundary
Residential land use: 3m minimum, 6m maximum

Consent required and
status
No – consent is not
required as each vehicle
crossing onto frontage
roads will be 6m wide.

Other: 4m minimum, 9m maximum
Maximum Gradient of vehicle access

29.5.17

The maximum gradient for any private way used for
vehicle access shall be 1 in 6

Minimum Sight distances from vehicle access

29.5.18

A speed of 40km/h requires a 34m sight distance for
residential property.

Minimum distances of Vehicle Crossings from
Intersections

29.5.22

No part of any vehicle crossing shall be located closer
than 25 from an intersection.

8.6.3

No – consent is not
required as the gradient
is less than 1 in 6.

No – consent is not
required as the sight
distances can be
achieved from all vehicle
accesses. A sight
distance of 60m onto
Outlet Road and 34m is
achieved at all other
accesses.
Yes – Restricted
Discretionary activity
consent is required for
the shortfalls in
separation distance at
the eastern vehicle
crossing to Units 93 –
100, and at the Road B
crossing onto Lindis
Road.

Otago Regional Plan: Water

The Otago Regional Council notified Plan Change 8 (PC8) to the Regional Plan: Water for
Otago (Water Plan) on 6 July 2020. The proposed changes introduce a range of amendments
targeting specific activities known to be contributing to water quality issues in parts of Otago.
Part G of PC8 includes new restrictions relating to sediment from earthworks for residential
development. The relevant rules are detailed and assessed in Table 6 below.
Table 6. Earthworks for residential development

Provision

Activity

14.5.1

Permitted activities: No resource consent required
The use of land, and the associated discharge of
sediment into water or onto or into land where it may
enter water, for earthworks for residential development
is a permitted activity providing:
(a) The area of exposed earth is no more than 2,500
m2 in any 12-month period per landholding; and

Consent required and
status
The proposed earthworks
do not meet the permitted
activity standard (a)
relating to areas of
exposed earth and
therefore consent is
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Activity
(b) Earthworks do not occur within 10 metres of a
water body, a drain, a water race, or the coastal
marine area; and

required under Rule
14.5.2 as detailed below.

(c) Exposed earth is stabilised upon completion of the
earthworks to minimise erosion and avoid slope
failure; and
(d) Earthworks do not occur on contaminated or
potentially contaminated land; and
(e) Soil or debris from earthworks is not placed where
it can enter a water body, a drain, a race or the
coastal marine area; and
(f)

Earthworks do not result in flooding, erosion, land
instability, subsidence or property damage at or
beyond the boundary of the property where the
earthworks occur; and

(g) The discharge of sediment does not result in any of
the following effects in receiving waters, after
reasonable mixing:

14.5.2

i.

the production of conspicuous oil or
grease films, scums or foams, or floatable
or suspended materials; or

ii.

any conspicuous change in the colour or
visual clarity; or

iii.

any emission of objectionable odour; or

iv.

the rendering of fresh water unsuitable for
consumption by farm animals; or

v.

any significant adverse effects on aquatic
life.

Restricted discretionary activities: Resource
consent required
Except as provided by Rule 14.5.1.1, the use of land,
and the associated discharge of sediment into water or
onto or into land where it may enter water, for
earthworks for residential development is a restricted
discretionary activity. In considering any resource
consent under this rule, the Otago Regional Council will
restrict the exercise of its discretion to the following:

Yes – restricted
discretionary activity
consent is required for
more than 2,500m2 of
exposed earth. The
proposal involves
13,400m² of exposed
earth.

(a) Any erosion, land instability, sedimentation or
property damage resulting from the activities; and
(b) Effectiveness of the proposed erosion and
sediment control measures in reducing discharges
of sediment to water or to land where it may enter
water; and
(c) Compliance with the Erosion and Sediment Control
Guidelines for Land Disturbing Activities in the
Auckland Region 2016 (Auckland Council
Guideline Document GD2016/005); and
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(d) Any adverse effect on water quality, including
cumulative effects, and consideration of trends in
the quality of the receiving water body; and
(e) Any adverse effect on any natural or human use
value, and on use of the coastal marine area for
contact recreation and seafood gathering; and
(f)

8.6.4

Measures to avoid, remedy or mitigate adverse
effects on Kāi Tahu cultural and spiritual beliefs,
values and uses.

Summary of consents required

Under the Operative District Plan



A controlled activity consent pursuant to Rule 12.34.2.2(ii) for buildings in Activity Area
C2;



A restricted discretionary activity consent pursuant to Rule 12.34.2.3(i) for residential
activity in Activity Area C2;



A restricted discretionary activity consent pursuant to Rule 12.34.2.3(iii) for
residential buildings containing three or more residential units;



A restricted discretionary activity consent pursuant to Rule 12.34.2.3(iv) for a
Retirement Village in Activity Area D1;



A restricted discretionary activity consent pursuant to Rule 12.34.2.3(ix) for
Earthworks exceeding volume and area;



A restricted discretionary activity consent pursuant to Rule 15.2.3.3 (xi) for a four lot
subdivision within Northlake;



A discretionary activity consent pursuant to Rule 12.34.2.4(ii) for residential activity
that includes an Outline Development Plan for part of an Activity Area;



A non-complying activity consent pursuant to Rule 12.34.4.2(i) for activities not in
accordance with the Structure Plan;



A non-complying activity consent pursuant to Rule 12.34.4.2(x) for the removal of
trees within Activity Area E1;



A non-complying activity consent pursuant to Rule 12.34.2.5(viii) for buildings within
Activity Area C2 and D1;



A non-complying activity consent pursuant to Rule 12.34.2.5(ix) for a Retirement
Village in Activity Area C2;



A non-complying activity consent pursuant to Rule 12.34.4.2(iii) to breach the density
of Activity Area C2;



A restricted discretionary activity consent pursuant to Rule 14.2.2.3(ii) for the breach
of Site Standard 14.2.4.1(ix) in relation to a shortfall of reverse manoeuvring space;
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A restricted discretionary activity consent pursuant to Rule 14.2.2.3(ii) for the breach
of Site Standard 14.2.4.1(xi) in relation to a shortfall in queuing space;



A restricted discretionary activity consent pursuant to Rule 14.2.2.3(ii) for the breach
of Site Standard 14.2.4.4(i) in relation to a wider vehicle crossing;



A restricted discretionary activity consent pursuant to Rule 14.2.2.3(ii) for the breach
of Site Standard 14.2.4.1(vi) in relation to a shortfall in the separation distance between
vehicle crossings and intersections.

Under the Proposed District Plan



A restricted discretionary activity consent pursuant to Rule 29.4.11 for a new high
traffic generating activity;



A restricted discretionary activity consent pursuant to Rule 29.5.7 for a shortfall,l in
reverse manoeuvring space;



A restricted discretionary activity consent pursuant to Rule 29.5.9 for a shortfall in
queuing space;



A restricted discretionary activity consent pursuant to Rule 29.5.22 for shortfalls in
the separation distance between vehicle crossings and intersections.

Under the Otago Regional Plan: Water


A restricted discretionary activity consent pursuant to Rule 14.5.2 for more than
2,500m2 of exposed earth

Other


The applicant applies for any other consents which are required to enable the proposal
and are not detailed above.

Overall, the proposal requires non-complying activity resource consent.
An assessment of the proposal against the relevant objectives and policies of the OpDP and
PDP is at Attachment T.

8.7

A planning document recognised by a relevant iwi authority and
lodged with a local authority

The Ngāi Tahu Ki Murihiku Natural Resource and Environmental Iwi Management Plan 2008
describes the values underpinning the relationship between Ngāi Tahu ki Murikihu and the
natural environment, identifies the primary issues associated with natural resource and
environmental management in the takiwā and articulates policies and management, wāhi tapu
and wāhi taonga.
The upper Queenstown and Wanaka catchments are addressed in Section 3.4 Takitimu me
ona Uri of the Plan. The section focuses on tenure review, high country pastoral farming, energy
generation and efficiency, mining and exploration, forestry, vegetation clearance and burning,
access and tourism, plant pests, animal and bird pests, hazardous substances and new
organisms, mahinga kai, general water policy, protecting sites of significance in high country
and foothills area and rock art.
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9.

Information about any Treaty settlements that apply in the
project area, including (Section 9(1)(i)) –
9.1

The identification of the relevant provisions in those Treaty
settlements

The site is not subject to a Treaty settlement. It is acknowledged that the land to the west of
the Site, known as “Sticky Forest” is identified in the Ngāi Tahu Claims Settlement Act 1998.

9.2

A summary of any redress provided by those settlements that
affects natural and physical resources relevant to the project or
project area

Not relevant.

10.

The conditions that the applicant proposes for the resource
consent (Section 9(1)(j))
The applicant proposes conditions of consent. These are at Attachment U.

11.

An assessment under subclause (1)(h) must include an
assessment of the activity against (Section 9(3)) –
11.1

Any relevant objectives, policies, or rules in a document listed in
subclause (2); and

An assessment of the relevant objectives and policies is at Attachment T.

11.2

Any requirement, condition, or permission in any rules in any of
those documents; and

All provisions of the relevant documents are addressed in Attachment T or in Section 8 above.

11.3

Any other requirements in any of those documents.

Not applicable.

12.

A consent application must include an assessment of the
activity’s effects on the environment that (Section 9(4)) –
12.1

Includes information required by clause 10

Clause 10 (Information required to assess environmental effects) states:
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(1) An assessment of an activity’s effects on the environment under clause 9(4) must
include the following information:
(a) an assessment of the actual or potential effects on the environment:
The development anticipated by the District Plan is described in 12.1.1 below. In the context
of that background, the categories of relevant effects on the environment, addressed in 12.1.2
– 12.1.8 below, are:


Assessment Matters



Effects of the retirement village activity on amenity values



Effects on landscape values



Noise effects



Traffic effects



Effects in relation to servicing



Effects during construction



Economic effects

12.1.1 Development anticipated by the District Plan
The following describes the type of development the District Plan anticipates on the Site of the
proposed retirement village. The development scenario is predicated on the subdivision of the
lots (as a restricted discretionary activity) which in turn gives effect to a level of permitted built
form. As resource consent is needed to achieve this built form, the development scenario
cannot not be contemplated as comprising the “Permitted Baseline”. However, the anticipated
development scenario is not fanciful and is an appropriate consideration when contemplating
the quantum of effects associated with the application.
On the Activity Area C2 land

Activity Area C2 provides for a density of 4.5 residential units per hectare (plus or minus 15%).
Figure 13 illustrates a subdivision layout based on the maximum number of lots that could be
established on the site. A total of 15 residential lots ranging from 1,159m 2 to 3,104m2, accessed
from a road running parallel to Outlet Road along the southern boundary of the activity area,
could be created as a Restricted Discretionary activity under the Operative District Plan
(Chapter 15).
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Figure 13. Subdivision plan based on 4.5 residential units per hectare

A residential unit (including a residential flat and accessory buildings) could be constructed on
each lot in accordance with the following bulk and location standards, as a Controlled activity:


40% building coverage;



A maximum aggregate building length of 16m along any internal boundary;



A set back of at least 4.5m from road boundaries;



A set back of at least 2m from all internal boundaries;



A maximum building height of 8m;



A height in relation to boundary control whereby no part of any building protrudes
through a recession line inclined towards the site at an angle of 40° and commencing
at 2.5m above ground level.

It is anticipated that each lot / residential unit will generate up to eight vehicle movements per
day.
Landscaping can be undertaken in association with the anticipated land uses.
On the Activity Area D1 land

Activity Area D1 anticipates a density of 15 residential units per hectare, plus or minus 15% as
a Permitted Activity. Visitor accommodation, commercial, retail, community activities and
retirement villages are also provided for as a Restricted Discretionary activity.
Figure 14 illustrates a subdivision layout that has been approved on the site. The approved
subdivision provides for 26 lots on the sites subject to his application.
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Figure 14. Subdivision plan that has been previously approved

A residential unit (including a residential flat and accessory buildings) could be constructed on
each lot, in accordance with the following bulk and location standards, as a Controlled activity:


65% building coverage;



A maximum aggregate building length of 16m along any internal boundary;



A set back of at least 3m from the road boundaries;



A set back of at least 1.5m from all internal boundaries;



A maximum building height of 10m; and



A height in relation to boundary control whereby no part of any building protrudes
through a recession line inclined towards the site at an angle of 40° and commencing
at 2.5m above ground level.

It is anticipated that each lot / residential unit will generate up to eight vehicle movements per
day.
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Landscaping can be undertaken in association with the anticipated land uses.
12.1.2 Assessment Matters
The NSZ contains assessment matters that are relevant to resource consent applications for
land use activities. These assessment matters generally relate to subdivision and building
design, road design and pattern, pedestrian/cycle connections and open space, and are
addressed in detail at Part 9 of the Landscape, Visual Effects and Urban Design Assessment
(Attachment I).
The Landscape, Visual Effects and Urban Design Assessment (Attachment I) concludes that
overall the proposal will result in positive urban design outcomes and will address the relevant
assessment matters.
12.1.3 Effects of the retirement village activity on amenity values
The potential impacts of the proposal on amenity values are as follows:


Visibility and the presence of buildings, landscaping and the activity itself;



Noise associated with the retirement village activity; and



Privacy of the surrounding properties.

Visual Amenity

The visibility of the development has been addressed in the Landscape, Visual Effects and
Urban Design Assessment (Attachment I). The development and activities associated with it
will be visible to users of Outlet Road (motorists, cyclists, pedestrians), adjoining and nearby
properties, and properties in more distant elevated positions. Whether the viewer is close or
more distant, the views will be of attractive buildings in a masterplanned and well landscaped
setting, within a wider urban residential neighbourhood that are all in character with the urban
setting.
Activity Area C2 is somewhat visually remote from the balance of the Zone, as follows:
i.

to the south it is visually separated from other residential development by the
topographically higher landform within Activity Area E1;

ii.

to the southeast and east it is visually buffered from other residential
development by the retirement village units in Activity Area D1;

iii.

to the north and northeast it is visible from other parts of the Zone but is buffered
by Outlet Road and the proposed landscaping.

Any potential adverse effects on visual amenity values will therefore be less than minor.
Noise

Marshall Day Acoustics has prepared a letter (Attachment P) in relation to the noise associated
with the proposed retirement village in comparison to the low and medium density residential
activity anticipated by the zone.
The noise generated by the proposed activity is likely to be less than the noise generated from
low density residential activity. This is consequential to the low number of residents who have
or use motor vehicles, advanced age routine and a generally slow and peaceful lifestyle.
The proposal will not result in adverse noise effects when compared to the noise that could be
generated as of right by residential activity that is anticipated within the sites.
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The local noise environment will not be adversely affected by the retirement village as the
retirement village is not an inherently noisy activity. The proposal does not infringe any noise
standards that apply to the Zone. The communal buildings (Main Entry, Care pod and
Clubhouse and Amenities buildings) and the main areas of parking for the retirement village
are located at the northwestern end of the site and are physically and visually separated from
most other parts of the Zone by the intervening retirement village dwellings and topography.
The effects of the activity generated by the communal buildings (noise, people walking, cycling,
socialising etc.) are therefore contained within the site and would not have any actual or
potential adverse effects on any persons’ amenity values when experienced from beyond this
part of the retirement village.
The traffic generation from the Site will be generally low (based on the characteristics of other
retirement villages) as discussed in the Transportation Assessment at Attachment L and is not
likely to be at peak hours due to residents not needing to travel for employment or education.
Therefore, traffic generated from the Site is likely have imperceptible noise effects on the basis
that the traffic will be intermittent and spread through the day.
Any potential adverse effects of noise on amenity values will therefore be less than minor.
Privacy

Due to the surrounding landform, proposed landscaping and layout of the retirement village,
the proposal will not adversely affect the privacy of any adjoining or nearby residential
properties, and there is no potential for adverse effects from dominance of buildings or
overlooking into other properties, or for the outlook from other properties to be unduly
interrupted.
Further in relation to built form and dominance, the building coverage across the site is 27.34%
compared with the 40% provided for in Activity Area C2. The proposal achieves a lower building
coverage than what could otherwise be constructed in accordance with the Zone provisions.
Summary

In summary, the effects of the proposal on amenity values (comprising effects on the visual
environment, the noise environment, and peoples’ privacy) will be less than minor.
12.1.4 Effects on landscape values
The Landscape, Visual Effects and Urban Design Assessment (Attachment I) identifies that
the site is not subject to a landscape classification as it is wholly within an urban zone.
The western part of Activity Area C2 site is adjacent to the Lake Wanaka Outstanding Natural
Landscape (ONL) and the Clutha River Outstanding Natural Feature (ONF) as illustrated in
Figure 15 below.
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Figure 15. ONL and ONF boundaries

On landscape character effects, the proposal presents little change beyond what is anticipated
in the Zone, including at the boundary between the urban zone and the adjacent Rural Zone.
The proposed Care Pod building will be 3.5m above the height permitted by the plan, however
its location on the site and surrounding frame of existing and proposed indigenous vegetation
will ensure the building does not give rise to adverse visual effects (which are more than minor).
As discussed in the Landscape Assessment the proposal will not increase any adverse effects
on landscape character. Rather it will form part of the expected urban to natural transition
between Northlake and the adjacent Lake Wanaka and Clutha River ONL / ONF.
A small portion of kanuka (70m 2) will be removed from Activity Area E1 to accommodate the
proposed walkway / cycle link that will be developed as part of the proposal. The significant
native vegetation which will be planted within the site will remedy any adverse natural character
and landscape effects resulting from the loss of kanuka removed to facilitate the construction
of the cycle trail.
Overall, the proposal does not give rise to adverse effects on the landscape that are minor or
more than minor.
12.1.5 Traffic effects
Carriageway Consulting Limited has prepared a Transportation Assessment (Attachment L)
which details the transportation effects of the proposal. In general, the traffic generation of a
retirement village unit is much less than that of a standard residential unit, and travel takes
place outside of peak hours because retirement village residents have no need to travel for
employment or education. Consequently, the expected traffic associated with the proposal will
not give rise to any adverse effects relating to the capacity of the adjacent road network,
particularly during peak hours.
The internal layout of the site has been designed to allow for the movement of vehicle through
a ‘spine road’ type of arrangement leading to a large car parking area at the western end of the
site. The roading is to remain in private ownership and will provide for the safe and efficient
movement of vehicles. The wide pathways have been provided to enable residents to walk or
use mobility scooter to travel throughout the village.
There are a range of minor transport related non-compliances including
-

reverse manoeuvring from a number of garage car parks where the building restricts the
path of the turning vehicle;

-

queuing space at four vehicle crossings located within Activity Area D1; and
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-

the reduced separation distance from the eastern vehicle crossing to Units 93 – 100 and at
the Road B vehicle crossing onto Lindis Road.

Carriageway Consulting Limited have concluded that no adverse effect will arise from the
breaches of the district plan.
The construction phase of the proposal will result in short term changes to the traffic patterns
on the surrounding roading network due to construction and contractor vehicle movements to
and from the site. Carriageway Consulting Limited have advised that the Code of Practice for
Temporary Traffic Management (CoPTTM) applies to the construction traffic. Mitigation will
include the formation of a Construction Management and Traffic Management Plans to be
prepared and complied with to avoid all potential adverse effects in relation to construction
traffic. A condition of consent has been included requiring these plans to be submitted and
approved by Council prior to construction works commencing on site.
Overall, the proposal results in less than minor adverse transportation-related effects.
12.1.6 Effects in relation to servicing
Paterson Pitts Group have prepared an Infrastructure Report (Attachment M) in relation to
servicing the proposal with water supply, wastewater disposal, stormwater management
electricity and telecommunication networks.
As discussed above in Part 1.4.3, the proposal will be serviced by Council’s existing reticulated
water and wastewater networks. Stormwater will be managed and discharged within the
existing Northlake Stormwater Management system; and electricity and telecommunication
connections will be extended to adequately service the proposal.
Stormwater

The infiltration pond at Northlake has been sized to cater for the existing development, the
proposed retirement village and future development areas within Catchment B (comprising the
northern area of the Northlake Special Zone). Fluent Solutions prepared a Stormwater
Management Plan (Attachment O) which sets out the stormwater management concept for
Northlake and the detailed design for the proposal. The proposal to capture and direct all
stormwater from the proposed retirement village to infiltration ponds as a means of stormwater
disposal to ground is a continuation of low impact design solutions that replicates the drainage
method observed on the site pre-development.
Therefore, any potential effects resulting from the proposed stormwater systems are less than
minor.
Wastewater

The proposal will be connected to the wastewater pipe in Outlet Road that then connects into
the wider reticulated network at the intersection of Outlet Road and Aubrey Road. The proposal
will result in an increase of peak flow rates of approximately 5% at Outlet Road and 3.7% at the
Aubrey Road main. As stated in the Infrastructure Report, these increases result in a minor
effect on the wider network however do not trigger the need to upgrade the wastewater mains,
nor affect the scale of any upgrades already programmed for Aubrey Road by Council.
As concluded in the Infrastructure Report there is sufficient capacity within the wider wastewater
network and therefore, no potential adverse effects will arise from the connection.
Water Supply

Existing water supply pipes are located immediately adjacent to the site on Malvern Road and
will be extended to service the proposal. The proposal presents a greater control over water
consumption than a typical residential development of this scale as the future operator can
control irrigation use and occupancies across the village will vary. Overall, the proposal has a
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lower water demand than what has been modelled for the Northlake development and therefore
can be serviced appropriately.
Firefighting Water Supply

Sprinkler systems are to be installed in all buildings throughout the proposed retirement village.
The recent hydrant flow testing confirms the supply is adequate and will meet the firefighting
flow and pressure requirements of SNZ PAS 4509:2008 – NZ Fire Service Firefighting Water
Supplies Code of Practice.
Electricity & Telecommunications

The existing networks for electricity and telecommunications have sufficient capacity to service
the proposal without giving rise to adverse supply or connection effects. This has been
confirmed by the relevant utility providers.
Summary

Overall, the capacity of the existing and proposed three water infrastructure can adequately
service the proposed retirement village. Stormwater can be appropriately captured and
disposed of on site and there is capacity within the network utilities for the proposal. The method
of servicing the proposal does not give rise to adverse effects that are more than minor.
12.1.7 Effects during construction
A draft Environmental Management Plan (EMP) is at Attachment K. Following the preparation
of detailed construction drawings, confirmed staging, and the appointment of contractors, and
prior to the commencement of works on-site, this draft EMP will be reviewed, updated and
submitted to the Council for review and acceptance.
The draft EMP provides the framework and parameters within which the construction of the
proposed retirement village will occur to manage the effects on the environment including.
operating hours, waste management, and measures to prevent damage from construction
activities.
Draft protocols for contaminated soil management, access and deliveries, archaeological
protocols, health and safety, and risk management are included within the draft EMP. It covers
potential staging processes for earthworks, site management, and erosion and sediment
control measures that may be undertaken as part of the construction process.
Accordingly, any adverse effects during the construction will be mitigated through the
implementation of the EMP. A condition of consent has been included requiring a final EMP to
be submitted and approved by Council prior to construction works commencing on site.
12.1.8 Economic effects
A report titled “Evaluation of Market Potential for Proposed Retirement Village in Wanaka and
its Envrions” (Urban Economics Report) has been prepared by Urban Economics (Attachment
Q), while a report titled “Economic Effects Assessment” has been prepared by Property
Economics (Attachment R).
The Urban Economics Report provides an evaluation of the retirement village market in
Wanaka. It concludes that there are 213 existing retirement village units within Wanaka with a
very low level of vacancy, indicating there is a general shortage of retirement village units in
the area. The number of retiree households aged 70 years and older in Wanaka is forecast to
increase by 67% by 2028.
The Economics Effects Assessment assesses the economic activity resulting from the
proposed retirement village to identify high-level economic costs and benefits and quantifies
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the economic impact of the proposal. During the construction phase, the proposal will create
over 770 jobs during the peak construction year and will provide for ongoing operation local
employment of 41 jobs per year. The proposed retirement village is expected to contribute
$133m to business activity within the district over the first 5 years and an additional $9m in GDP
and 145 jobs over a 15 year period at a regional level. At a national level the proposal provides
for a further $148m in national GDP and 1210 jobs over the 15 year period.
The proposal will create a significant number of construction jobs over the next five years. Given
that the potential impacts of Covid-19 are likely to be most strongly felt during this period, the
level of investment the proposal will provide for will create greater sustainability for the district’s
long term economic wellbeing and recovery.
The proposal will contribute to an overall economic benefit within the district by creating
additional employment, improved community investment, greater levels of option and amenity
within the market and provides the district with the ability to attract an increasingly diverse
demographic and ensuring economic activity.
In summary, the proposal gives rise to positive economic effects.
12.1.9 Summary of effects
The effects of the proposal are summarised as follows:
Category of effect

Summary of assessment

Effects on amenity values

Less than minor adverse effects on the surrounding residential
environment and wider Northlake development.

Effects on landscape

Less than minor adverse effects on landscape character.

Effects in relation to noise

Less than minor noise effects when compared to the noise that
could be generated as of right by residential activity that is
anticipated within the Site.

Effects in relation to traffic

The proposal results in non-compliances with the transport
standards however these will not give rise to adverse effects on
traffic generation, capacity of the network and operational safety
and efficiency that are more than minor.

Effects in relation to servicing

No more than minor adverse effects.

Economic effects

No adverse effects. Positive effects through the increase in
dwelling units for the increasing elderly population, creation of
jobs during the construction phase and increased economic
activity.

(a) if the activity includes the use of hazardous installations, an assessment of any
risks to the environment that are likely to arise from such use:
The proposal does not include the use of hazardous installations.

(b) if the activity includes the discharge of any contaminant, a description of—
i.

the nature of the discharge and the sensitivity of the receiving
environment to adverse effects; and

ii.

any possible alternative methods of discharge, including discharge into
any other receiving environment:

The proposal does not include any contaminant discharges.
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(c) a description of the mitigation measures (including safeguards and
contingency plans where relevant) to be undertaken to help prevent or reduce
the actual or potential effect of the activity:
The draft EMP is at Attachment K. This Plan details the methodology and framework under
which construction activities will be managed to mitigate the actual and potential effects of
construction and sets out a range of erosion and sediment control measures.
Construction works undertake in accordance with the EMP will prevent and reduce any potential
effect of the proposal.

(d) identification of persons who may be affected by the activity and any response
to the views of any persons consulted, including the views of iwi or hapū that
have been consulted in relation to the proposal:
Consultation with Iwi has been undertaken. Aukaha has advised that there are no specific
cultural values within the location of the proposal and that a Cultural Impact Assessment is not
required. The letter from Aukaha is at Attachment W.
(e) if iwi or hapū elect not to respond when consulted on the proposal, any reasons
that they have specified for that decision:
Aukaha considers that a Cultural Impact Assessment for this project is not required for the
reasons set out within Attachment W.
(f) if the scale and significance of the activity’s effects are such that monitoring is
required, a description of how the effects will be monitored and by whom, if the
activity is approved:
Standard monitoring will be undertaken by the successful contractor as required by the EMP.
It is also expected that Council’s Monitoring team will undertake regular resource consent
monitoring to ensure all works are undertaken in accordance with the consent conditions.

(g) an assessment of any effects of the activity on the exercise of a protected
customary right.
There are no protected customary rights on the site.

12.2

Covers the matters specified in clause 11.

The matters specified in Clause 11 (Matters to be covered in assessment of environmental
effects) and the assessment of these, are as follows:
The assessment of an activity’s effects on the environment under clause 9(4) must cover
the following matters:
(a)

any effect on the people in the neighbourhood and, if relevant, the wider
community, including any social, economic, or cultural effects:

Any potential effect on people and the wider environment are assessed under clause 10(1)(a)
above.
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(b)

any physical effect on the locality, including landscape and visual effects:

Any potential effect on the landscape and visual effects are assessed under clause 10(1)(a)
above and within the Landscape, Visual Effects and Urban Design Assessment at Attachment
I.

(c)

any effect on ecosystems, including effects on plants or animals and physical
disturbance of habitats in the vicinity:

There are no effects arising on ecosystems on the site. The site has been modified by
earthworks during the development of Northlake. It is noted that there is a small area of kanuka
to be removed from Activity Area E1. The potential effects of this vegetation removal are less
than minor.

(d)

any effect on natural and physical resources having aesthetic, recreational,
scientific, historical, spiritual, or cultural value, or other special value, for
present or future generations:

The site doesn’t have any of these characteristics, it is a site that is anticipated for residential
use and it will be enhanced through the development proposed by way of comprehensive urban
design, landscaping and connectivity.
The proposal will also provide for recreational value for retired residents that will reside at the
village in the future.
There are no effects on the scientific, historical, spiritual, cultural or special value on the natural
and physical resource associated with the proposal.

(e)

any discharge of contaminants into the environment and options for the
treatment and disposal of contaminants:

The proposal does not include any contaminant discharges if the development is undertaken in
accordance with the EMP which sets out a range of sediment control measures.

(f)

the unreasonable emission of noise:

As detailed in the letter prepared by Marshall Day Acoustics (Attachment P) the proposal will
not result in noise that breaches Rule 12.34.4.2.vi.
All construction noise will comply with NZS 6803:199 Acoustics – Construction Noise.

(g)

any risk to the neighbourhood, the wider community, or the environment
through natural hazards or hazardous installations.

The proposal does not give rise to natural hazard risk or involve hazardous installations.
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13.

A consent application must also include (Section 9(5)) –
13.1

A cultural impact assessment prepared by or on behalf of the
relevant iwi authority; or

As discussed in Part 7 above, Aukaha considers that a Cultural Impact Assessment for this
project is not required.

13.2

If a cultural impact assessment is not provided, a statement of any
reasons given by the relevant iwi authority for not providing that
assessment.

Aukaha considers that a Cultural Impact Assessment for this project is not required for the
reasons set out within Attachment W.

14.

A consent application must also include the following
information (Section 9(6)) –
14.1

If a permitted activity is part of the proposal to which the consent
application relates, a description that demonstrates that the activity
complies with the requirements, conditions, and permissions for
the permitted activity (so that a resource consent is not required for
that activity under section 87A(1) of the Resource Management Act
1991); and

The following activities are permitted by the Plan:


Tree planting and landscaping in Activity Areas C2, D1 and E1, provided the species
planted are not listed under the Prohibited tree planting rule (Rule 12.34.2.6);



Post and wire fencing up to 1.2m in height in the road boundary setback and up to 8m
from the Outlet Road boundary; and



Fences up to 2m in height that are located at least 8m from the Outlet Road boundary.

These are set out in detail in the Landscape Plans at Attachment H.

14.2

If the activity is to occur in an area that is within the scope of a
planning document prepared by a customary marine title group
under section 85 of the Marine and Coastal Area (Takutai Moana)
Act 2011, an assessment of the activity against any resource
management matters set out in that planning document (for the
purposes of clause 30(3))

Not relevant.

14.3

In the case of a referred project, all the additional information
required by the relevant referral order

No additional information was required by the referral order.
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15.

Information required in applications for subdivision or reclamation
(Section 12)

15.1

In addition to the information required in a consent application
under clause 9, a consent application for a subdivision in a
project area must include information that adequately defines the
following:
(a)

the position of all new boundaries; and

The proposed lot boundaries are detailed in the Subdivision and Scheme Plans at Attachment
D.

(b) the areas of all new allotments, unless the subdivision
involves a cross lease, company lease, or unit plan; and
The proposed areas of all new allotments are detailed in the Subdivision and Scheme Plans at
Attachment D.

(c)

the locations and areas of new reserves to be created,
including any esplanade reserves and esplanade strips; and

Not relevant as the proposal does not include the creation of new reserves.

(d) the locations and areas of existing esplanade reserves,
esplanade strips, and access strips; and
Not relevant as there are no existing esplanade reserves, esplanade strips or access strips.

(e)

the locations and areas of any part of the bed of a river or
lake to be vested in a territorial authority under section
237A of the Resource Management Act 1991; and

Not relevant as the proposal does not include any part of the bed of a river or lake.

(f)

the locations and areas of any land within the coastal marine
area that is to become part of the common marine and
coastal area under section 237A of the Resource
Management Act 1991; and

Not relevant as the proposal does not include land within the coastal marine area.

(g)

the locations and areas of land to be set aside as new roads.

The proposal involves the construction of internal roads however these are to remain in private
ownership and will not be vested with Council. The locations and areas of proposed roads are
detailed in the Architectural Plans (Attachment F).
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16.

Access to Sticky Forest
16.1

By letter dated 1 October 2020 (Minister’s Letter) the Honourable David Parker,
Minister for the Environment, advised the applicant Winton Property Limited (WPL) of
his decision, under section 24(2) of the Act, to accept this application for referral. A
copy of the Minister’s Letter is at Attachment W.

16.2

The Minister’s Letter included the following statement (Minister’s Direction):
“I will also direct the expert consenting panel to consider whether this project is a
legitimate opportunity to resolve access issues to landlocked Sticky Forest.”

16.3

The background to this issue is both complex and unusual. To assist the Panel in
understanding the matters detailed below, the Panel is referred to Plan A in Figure 16
below. A separate copy of Plan A is at Attachment Y.

Figure 46. Plan A

16.4

Sticky Forest is the property outlined in black in the upper left part of Plan A (viewed
with the North Point pointing upwards). Sticky Forest is owned by the Crown ‘in trust’
for a, as yet to be determined, group of Māori. The background to that situation will not
be explained here, as WPL anticipates that the Crown will be served with this
application and will provide appropriate comments.

16.5

A person by the name of Michael Beresford lodged a submission to the Queenstown
Lakes District Council’s Proposed District Plan (PDP) seeking to rezone Sticky Forest.
WPL understands that Mr Beresford is a potential beneficiary of the ‘trust’ upon which
the Crown holds Sticky Forest. Mr Beresford’s original submission sought to rezone all
of Sticky Forest for residential purposes. That relief was recommended for refusal by
the Council’s PDP Hearing Panel which heard that submission. The Council accepted
that recommendation.

16.6

Mr Beresford lodged an appeal with the Environment Court which is now referred to as
Michael Beresford v Queenstown Lakes District Council [ENV-2018-CHC-069], being
an appeal against a decision of the Queenstown Lakes District Council Proposed
District Plan (Stage One) (PDP Stage One). The relief sought in Mr Beresford’s Notice
of Appeal has been amended to what is approximately shown within Sticky Forest on
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Plan A, comprising the rezoning of an area of land for Low Density Residential
development (coloured yellow), the rezoning of an area of land for Large Lot Residential
development (coloured brown) and retention of the balance Sticky Forest zoned Rural
(coloured green).
16.7

Sticky Forest is essentially landlocked (both legally and in a planning sense).
Recreation reserves adjoin the full length of its northern and western boundaries and
zoned Open Space areas adjoin its southern boundary and most of the southern half
of its eastern boundary. That leaves only the northern half of its eastern boundary
adjoining private land where topography effectively prevents Access.

16.8

The Council’s PDP Stage 1 Decision declined the rezoning relief requested in Mr
Beresford’s original submission. That Decision includes the following paragraphs 71
and 74:
“71. We consider, however, that the case for Mr Beresford faced a significant
difficulty because of the lack of certainty as to what shape legal access to
the site would take. Without that knowledge, we cannot evaluate the effects
of clearing the site of the trees, which are [an] inevitable corollary of any
decision to approve an urban zoning, or identify where on this site urban
development might be located. Mr Crystal exercised considerable ingenuity
in endeavouring to overcome this obstacle, but ultimately, we consider it
insuperable.
…
74. Secondly, the uncertainties around access influence what zoning might be
appropriate in future. Depending on where that access is, urban
development of greater or lesser density in different parts of the site might
be appropriate. Ultimately, we have concluded that we cannot identify with
sufficient certainty what might be appropriate in future, even on a deferred
basis.”

16.9

The ‘landlocked’ situation described above has arisen as a result of the landowners on
the western, southern and eastern boundaries rezoning and developing their respective
lands without the Queenstown Lakes District Council (Council) (as consent authority)
or the Crown (as the owner of Sticky Forest) taking any steps to ensure retention of
Access to Sticky Forest to enable any practical use or development of Sticky Forest
(including harvesting the mature douglas fir forest which covers most of Sticky Forest).

16.10

The term “Access” as used above does not just refer to vehicle access (although that
is the primary concern). It also refers to access for all other services (potable water
supply, wastewater, power, telecom). Sticky Forest does not have the benefit of any
easements across adjoining lands which would enable any of those services to be
provided to Sticky Forest (although potable water supply may be available if it is
possible for the Council to provide a supply direct from the Council reservoir which
adjoins the southeast corner of Sticky Forest).

16.11

On Plan A there is an area coloured mauve with the label ‘Retirement Village’. That
area is the Site subject to this application. The Site is located within the Northlake
Special Zone (NSZ) of the Council’s Operative District Plan (OpDP). The boundaries
of that part of the NSZ shown on Plan A are identified by a black dotted line.

16.12

The NSZ was not included in the PDP process. This fact has two consequences
relevant to this issue:
a.

The issue of Access to Sticky Forest cannot be resolved through the Council’s
current PDP process.
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b.

Because the NSZ is part of the OpDP and has been operative for more than two
years, it is possible to initiate a private plan change (PPC) process under Part 2 of
Schedule 1 of the Resource Management Act 1991.

16.13

Referring back to Plan A, it is almost certain that the only practical Access which would
enable use or development of any part of Sticky Forest is a link to the southeast part of
Sticky Forest across land east of Sticky Forest owned by Northlake Investments Limited
(NIL). NIL is a company associated with WPL. Both companies are effectively under
the same management and ultimate ownership.

16.14

That practical access limitation is because of topography. The land drops steeply away
from the southern, western, northern and northeastern boundaries of Sticky Forest.
The Council may be able to supply potable water from the Council reservoir, as stated
above, and it might be possible to drain wastewater to the west and obtain power and
telecom services from the west (assuming legal easement Access could be secured)
but the only practical vehicle Access (and possibly the only practical wastewater
disposal Access) is through NIL’s land to the east of Sticky Forest.

16.15

Referring to Plan A, the land immediately east of Sticky Forest coloured green, and with
the label ‘Recreation Area’, is owned by NIL and is zoned for Open Space purposes.
The land to the east of Sticky Forest coloured blue, and with the label ‘Future Stages’,
is also owned by NIL and is zoned for residential development. The land further to the
east again, showing individual lots and green/blue/orange coloured roads, comprises
NIL’s consented and/or constructed residential Stages 1-15. NIL’s Stages 1-15 are at
an elevation lower than NIL’s Future Stages and are therefore ‘downstream” of NIL’s
Future Stages in an infrastructural sense.

16.16

The provision of Access to Sticky Forest may be dependent upon consideration of the
capacity of relevant infrastructure services (Capacity). Mr Beresford is now seeking
rezoning which would enable approximately 150 residential dwellings to be developed
within the Sticky Forest land coloured yellow and brown on Plan A. NIL’s downstream
infrastructure within Stages 1-15 has been constructed. That infrastructure has not
been designed and developed to accommodate development of Sticky Forest land.
There may (or may not) be downstream Capacity constraints which may adversely
affect development of NIL’s Future Stages if that downstream infrastructure has to
accommodate development of land within Sticky Forest.

16.17

WPL and NIL anticipate that the Minister’s Direction is likely to be carefully considered
by the Panel hearing this application. NIL has no difficulty in principle with helping to
accommodate both the Minister’s Direction and the ability for the potential beneficiaries
represented by Mr Beresford to develop Sticky Forest and realise the benefit originally
intended by the Crown for those beneficiaries. However that would involve addressing
a number of practical, planning and legal issues which would have to be satisfactorily
resolved and which cannot be explored during the hearing of this application.

16.18

To address the issue of Access to Sticky Forest the Applicant proposes, and volunteers
(to avoid any possible jurisdictional issue), the following condition of consent if approval
to this application is granted:
“1.

This consent shall not become operative until and unless:
a. A request for a private plan change (PPC Request) is lodged with the
Council in respect of the undeveloped land owned by Northlake
Investments Limited located east of and adjoining the land referred to
as ‘Sticky Forest’ legally described as Section 2 Block XIV Lower
Wanaka Survey District; and
b. The PPC Request includes provision for legal road access (including
provision for other infrastructure services) connecting Sticky Forest to
roading and other infrastructure services already installed within the
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Northlake Special Zone, in order to enable development of Sticky
Forest.
This consent will become operative on the date the PPC Request is lodged
with the Council.”
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