22 July 2021

Environmental Protection Agency
Attention: Matthew Allan
Via email: northbrookwanakafasttrack@epa.govt.nz +

Northbrook Wanaka Retirement Village Consent Application - Process Update - Invitation to
Comment on Draft Conditions

Dear Matthew,
Thank you for your email and Minute dated 15 July 2021 requesting on behalf of The Northbrook
Wanaka Retirement Village Expert Consenting Panel (the Panel) comments on the draft conditions of
consent. This letter is in response to that Minute.

Council’s comments on the conditions of consent
The Council has the following comments on the draft conditions of consent:


Condition 1 – The removal of one floor from the Care Pod building would assist in mitigating some
of the adverse effects arising from the height of the building and therefore this condition wording
is considered beneficial.



Condition 6 – The Council recommends that ‘ensuring’ be replaced with ‘ensure’.



Condition 7 – it is recommended that the condition be amended as follows, given that the proposed
earthworks fall into the high risk category, consistent with the Council’s Guidelines (Queenstown
Lakes District Council’s Guidelines for Environmental Management Plans). (deletions struck
through and additions underlined):
At least five (5) fifteen (15) working days prior to any works commencing on site the Consent Holder
shall submit an Environmental Management Plan (EMP) to Council’s Monitoring and Enforcement
Team for review and acceptance in writing. This document must be prepared by a Suitably
Qualified and Experienced Person (SQEP). The EMP shall be in accordance with the principles
and requirements of the Queenstown Lakes District Council’s Guidelines for Environmental
Management Plans and specifically shall address the following environmental elements as
specified in the guidelines:
a) Administrative Requirements
i
ii
iii
iv
v
vi

Weekly site inspections
Monthly environmental reporting
Independent audit by Suitably Qualified and Experienced Person
Notification and management of environmental incidents
Records and registers
Environmental roles and responsibilities of personnel (including nomination of Principal
Contractor)

vii

Site induction

…


Condition 9 – suggest that the following text be added at the end of the condition, consistent with
the Council’s Guidelines (Queenstown Lakes District Council’s Guidelines for Environmental
Management Plans):
These plans must be updated when:



a)

The construction program moves from one Stage to another; or

b)

Any significant changes have been made to the construction methodology since the original
plan was accepted for that Stage; or

c)

There has been an Environmental Incident and investigations have found that the
management measures are inadequate.

Condition 12 – It is recommended that the wording in this condition be replaced with the more
specific wording set out in condition 2 of the Council’s Engineering Report by Cameron Jones,
Land Development Engineer (attached as Appendix 1) for the reasons set out in Mr Jones’ report:
The consent holder shall obtain and implement a traffic management plan approved by Council
prior to undertaking any works within or adjacent to Council’s road reserve that affects the normal
operating conditions of the road reserve through disruption, inconvenience or delay. The Traffic
Management Plan shall be prepared by a certified Temporary Traffic Management Planner (TTMP)
as validated on their CoPTTM ID certification. All contractors obligated to implement temporary
traffic management plans shall employ a qualified Site Traffic Management Supervisor (STMS) to
manage the site in accordance with the requirements of the NZTA’s “Traffic Control Devices
Manual Part 8: Code of practice for temporary traffic management”. The STMS shall implement
the Traffic Management Plan. A copy of the approved plan shall be submitted to the Manager of
Resource Management Engineering at Council prior to works commencing.



Condition 14 – It is recommended that the wording in this condition be replaced with the more
specific wording set out in condition 3 of the Council’s Engineering Report by Cameron Jones,
Land Development Engineer (attached as Appendix 1) for the reasons set out in Mr Jones’ report:
At least 7 days prior to commencing excavations, the consent holder shall provide the Manager of
Resource Management Engineering at Council with the name of a suitably qualified geoprofessional as defined in Section 1.7 of QLDC’s Land Development and Subdivision Code of
Practice who is familiar with the GeoSolve Limited report (‘Geotechnical Report for Resource
Consent. Northbrook Village, Wānaka.’ GeoSolve ref 200490, dated 12/03/2021) and who shall
supervise the earthworks procedure and retaining wall construction, in accordance with the report
recommendations. Should the site conditions be found unsuitable for the proposed
excavation/construction methods, then a suitably qualified and experienced engineer shall submit
to the Manager of Resource Management Engineering at Council new designs/work
methodologies for the works prior to further work being undertaken, with the exception of any
necessary works required to stabilise the site in the interim.



Condition 18 – it is recommended that ‘48 hours’ be replaced with ‘12 hours’ and ‘20 working days’
be replaced with ‘10 working days’. This is consistent with the Council’s Guidelines (Queenstown
Lakes District Council’s Guidelines for Environmental Management Plans).



Condition 29 – it is recommend that additional wording be included to state ‘If any plant or tree
should die or become diseased it shall be replaced within the next available planting season’ to
ensure that the proposed landscaping is maintained.



Condition 34 – It is recommended that the wording in this condition be replaced with the more
specific wording set out in (subdivision) condition 4 of the Council’s Engineering Report by

Cameron Jones, Land Development Engineer (attached as Appendix 1) for the reasons set out in
Mr Jones’ report:
Prior to commencing works on the site, the consent holder shall obtain ‘Engineering Review and
Acceptance’ from the Queenstown Lakes District Council for development works to be undertaken
and information requirements specified below. The application shall include all development items
listed below unless a ‘partial’ review approach has been approved in writing by the Manager of
Resource Management Engineering at Council. The ‘Engineering Review and Acceptance’
application(s) shall be submitted to the Manager of Resource Management Engineering at Council
for review, prior to acceptance being issued. At Council’s discretion, specific designs may be
subject to a Peer Review, organised by the Council at the applicant’s cost. The ‘Engineering
Review and Acceptance’ application(s) shall include copies of all specifications, calculations,
design plans and Schedule 1A design certificates as is considered by Council to be both necessary
and adequate, in accordance with Condition (1), to detail the following requirements:
a) The provision of a water supply to Lot 1 in terms of Council’s standards and connection
policy. This shall include a bulk flow meter which consists of an approved valve and valve box
with backflow prevention and provision for water metering to be located at the road reserve
boundary. The costs of the connections shall be borne by the consent holder.
b) The provision of a foul sewer connection from Lot 1 to Council’s reticulated sewerage system
in accordance with Council’s standards and connection policy, which shall be able to drain the
buildable area within the lot. The costs of the connections shall be borne by the consent
holder.
c) The provision of a stormwater collection and disposal system which shall provide both primary
and secondary protection for the development, in accordance with Council’s standards and
connection policy. This shall include:
(i)

The provision of a soakage basin within Lot 66 DP 371470 adequate to dispose of the
runoff from all impervious areas within the catchment area within the development
which drains to the soakage basin during the critical 1% AEP storm event. The
detailed design of the soakage basin shall be accompanied by the results of
percolation testing undertaken by a suitably qualified person undertaken within the
soakage area, adequate to determine the bulk soakage characteristics of the soakage
basin area. The method for soakage testing is to be agreed with the Manager of
Resource Management Engineering at Council prior to testing. A copy of the test
results shall be provided along with the design of the soakage basin based on the
percolation test results.

(ii)

The provision of a connection from all areas not covered by Condition 4(c)(i) above to
Outlet Road. This shall include details of all stormwater outlets, demonstrating that
there will be no adverse effects due to erosion and/or scour.

(iii) A reticulated primary system to collect and dispose of stormwater from all impervious areas
within the development to the soakage basin and outlet approved under Conditions 4(c)(i) and
4(c)(ii) above. This shall include details of treatment solutions to avoid adverse water quality
effects on receiving waters. As a minimum there shall be provision for the interception of
settle-able solids, hydrocarbons and floatable debris from all proposed catchments. The
reticulation shall be designed to provide gravity drainage only.
(iv) A secondary protection system consisting of secondary flow paths to the soakage basin and
outlet approved under Conditions 4(c)(i) and 4(c)(ii) above to cater for the 1% AEP storm
event and/or setting of appropriate building floor levels to ensure that there is no inundation of
any buildings within the development, and no increase in run-off rates onto land beyond the
site from the pre-development situation.
d) The provision of fire hydrants with adequate pressure and flow to service and maintain the
subdivision with a Class FW2 fire risk in accordance with the NZ Fire Service Code of
Practice for Firefighting Water Supplies 2008. Any lesser risk must be approved in writing by

Fire & Emergency NZ, Queenstown Office. Evidence of adequate flow testing to hydrants
shall be submitted to Council prior to subdivision completion.
e) The provision of road lighting in accordance with Council’s road lighting policies and
standards, including the Southern Light lighting strategy. Any road lighting installed on private
roads/rights of way/access lots shall be privately maintained and all operating costs shall be
the responsibility of the lots serviced by such access roads. Any lights installed on private
roads/rights of way/access lots shall be isolated from the Council’s lighting network circuits.
f) The provision of Design Certificates for all engineering works associated with this subdivision
submitted by a suitably qualified design professional (for clarification this shall include all
Roads, Water, Wastewater and Stormwater reticulation). The certificates shall be in the
format of the QLDC’s Land Development and Subdivision Code of Practice Schedule 1A
Certificate.


The following additional Engineering conditions are recommended, consistent with the Council’s
Engineering Report by Cameron Jones, Land Development Engineer (attached as Appendix 1) for
the reasons set out in Mr Jones’ report and the Council’s Land and Subdivision Code of Practice:
Land Use Consent Conditions
1. The owner of the land being developed shall provide a letter to the Manager of Resource
Management Engineering at Council advising who their representative is for the design and
execution of the engineering works and construction works required in association with this
development and shall confirm that these representatives will be responsible for all aspects
of the works covered under Sections 1.7 & 1.8 of QLDC’s Land Development and
Subdivision Code of Practice, in relation to this development.
2. On completion of earthworks within the building footprints and prior to the construction of the
buildings, the consent holder shall ensure that either:
a) Certification from a suitably qualified geo-professional experienced in soils investigations
is provided to the Manager of Resource Management Engineering at Council, in
accordance with NZS 4431:1989, for all areas of fill within the site on which buildings are
to be founded (if any). Note this will require supervision of the fill compaction by a
suitably qualified geo-professional;
or
b) The foundations of the residential unit shall be designed by a suitably qualified engineer
taking into consideration any areas of uncertified fill on-site.
3. (Additions to condition 25) - Prior to the occupation of the Retirement Village, the consent
holder shall complete the following:
c) An Elster Helix 4000 or C4000 / 4200 (For 40mm to 200mm connections) or Sensus
Meitwin; Meistream WP; water meter shall be installed on to the Acuflo manifold for the
water connection to Lot 2000 DP 558541.
d) Road naming shall be carried out, and signs installed, in accordance with Council’s road
naming policy and LINZ Guideline LINZG80700 (‘Guidelines for addressing in retirement
villages’). All signage shall be installed in accordance with Council’s signage
specifications and all necessary road markings completed on all public or private roads
(if any), created by this subdivision.
Subdivision Consent Conditions
4. The following shall be registered with Land Information New Zealand (CSN XXXXX):
 That Lot 2000 hereon and Lot 66 DP 371470 are to be amalgamated and be held
together in the same Record of Title.

Ongoing Conditions/Consent Notices
5. The following conditions of the consent shall be complied with in perpetuity and shall be
registered on the relevant Titles by way of Consent Notice pursuant to s.221 of the Act.
a) In the event that a retirement village is constructed on Lot 1, no irrigation shall occur
within the lot during the hours of 0600 to 2100.
b) A consent notice condition pursuant to s.221 of the Resource Management Act 1991
shall be registered on the Records of Title for the relevant lots providing for the
performance of any ongoing requirements for protection of secondary flow paths or
minimum floor levels for buildings, where deemed necessary by Council to satisfy
Condition 4(c)(iv) above. The final wording of the consent notice instrument shall be
checked and approved by the Council’s solicitors at the consent holder’s expense prior to
registration to ensure that all of the Council’s interests and liabilities are adequately
protected.
6. In the event that the Engineering Acceptance issued under Condition (4) contains ongoing
conditions or requirements associated with the installation, ownership, monitoring and/or
maintenance of any infrastructure subject to Engineering Acceptance, then at Council’s
discretion, a consent notice (or other alternative legal instrument acceptable to Council) shall
be registered on the relevant Records of Title detailing these requirements for the lot
owner(s). The final form and wording of the document shall be checked and approved by
Council’s solicitors at the consent holder’s expense prior to registration to ensure that all of
the Council’s interests and liabilities are adequately protected. The applicant shall liaise with
the Subdivision Planner and/or Manager of Resource Management Engineering at Council in
respect of the above. All costs, including costs that relate to the checking of the legal
instrument by Council’s solicitors and registration of the document, shall be borne by the
applicant.
[Note: This condition is intended to provide for the imposition of a legal instrument for the
performance of any ongoing requirements associated with the ownership, monitoring and
maintenance of any infrastructure within this development that have arisen through the
detailed engineering design and acceptance process, to avoid the need for a consent
variation pursuant to s.127 of the Resource Management Act].


The following additional Environmental Management conditions are recommended given that the
proposed earthworks fall into the high risk category, consistent with the Council’s Guidelines
(Queenstown Lakes District Council’s Guidelines for Environmental Management Plans):
1. Prior to bulk earthworks operations (and vegetation clearance) for the initial stage or any
subsequent new stage of works, the Consent Holder must install erosion and sediment controls
in accordance with the ESCP as well as provide As-built documentation for these controls by
Suitably Qualified and Experienced Person.
2. A SQEP shall monitor the site monthly to ensure that the site is complying with its EMP, identify
any new environmental risks arising that could cause an environmental effect and suggest
alternative solutions that will result in more effective and efficient management. This must
include a specific audit by the SQEP of the effectiveness of the ESCP. The Consent Holder
shall complete and submit exception reporting to QLDC in the form of a monthly environmental
report. The monthly environmental report shall be submitted to QLDC’s Regulatory Department
within five (5) working days of the end of each month.
3. Any Discharge (refer definition in the Queenstown Lakes District Council’s Guidelines for
Environmental Management Plans) that leaves the site shall comply with the Water Quality
Discharge Criteria outlined on page 19 of the Guideline.



The following additional conditions are considered beneficial to mitigate some of the visual and
amenity effects of the proposal on adjacent persons:
1. The hours of operation for the Care pod building, Main Entry building and Clubhouse and
Amenity building and associated activities shall be between the hours of 7.00am to 10.00pm
daily.
2. Any air-conditioning plant and other on-roof equipment shall be screened in a manner that
ensures they are masked from view from the street or surrounding properties.
3. All service or storage areas shall be screened from the street or surrounding properties.
4. External building materials shall either:
(i) be coated in colours which have a reflectance value of between 0 and 36%; or
(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
(ii) roof colours shall have a reflectance value of between 0 and 20%
Any amendment to the specified colours and/or materials in the application shall be certified
by the Council prior to use on the building.



The following additional general condition is recommended to ensure that both the land use and
subdivision are given effect to and to ensure that all relevant services are provided to the retirement
village in accordance with the Council’s Land and Subdivision Code of Practice:
The land use consent shall only be given effect to in association with the subdivision consent.



All other draft conditions of consent are generally aligned with the Council’s standard conditions of
consent and are therefore considered appropriate, should consent be granted.

Council’s position in relation to the possibility of reducing the Care Pod building by one storey
As identified above, the removal of one floor from the Care Pod building would assist in mitigating some
of the adverse effects arising from the height of the building and therefore this condition wording is
considered beneficial. It is noted that Council remains of the view that the height of the proposed
development as a whole will result in adverse effects.
Council’s position in relation to the easement condition
1.

Council remains of the view that imposing a consent condition which links the implementation of
the consent to the lodging of a private plan change by Northlake is not required. In addition, it is
not currently understood what purpose the private plan change would serve, and what implications
that may have on land that is not within the scope of the Proposal. There are a multitude of issues
potentially associated with a private plan change request for Northlake that would warrant close
consideration.

2.

At present, the conditions proposed by Northlake provide no certainty in terms of the access
outcome, and contain internal inconsistencies. For example, condition 36(c) - which requires the
execution of an Access Deed - is linked to the lodgement of the private plan change
request. Condition 37(j) then makes the Access Deed conditional on that access being “approved
through, and as a consequence of, the PPC request”. Council understands condition 37(j) to
effectively mean that the private plan change must be approved, rather than only lodged, before
there will be any legal certainty in relation to access for Sticky Forest via an Access Deed and
Easement.

3.

If conditions 36(c) and 37 were amended so that they operated independently from conditions
36(a) and (b), then Council would be more willing to entertain the imposition of such
conditions. The reason for this is that the if the Access Deed requirement, and easements required

by condition 37(d) in particular, operated independently from the private plan change component,
they would result in a similar outcome to that proposed by the Council’s preferred easement
solution.
Thank you for the opportunity to comment on the draft conditions of consent.

Yours sincerely

Alan Matheson | Acting Principal Planner
Planning & Development
Queenstown Lakes District Council

ENGINEERING REPORT
TO:

Sarah Gathercole

FROM:

Cameron Jones

DATE:

10/06/2021
APPLICATION DETAILS

REFERENCE

PA210012

APPLICANT

Northbrook Wanaka Retirement Village

APPLICATION TYPE & DESCRIPTION

Fast Track Land use consent is sought to construct a
retirement village with associate access, services,
landscaping and earthworks.
Subdivision consent is sought to create a lot to contain
the retirement village, and a balance lot.

ADDRESS

Outlet Road, Wānaka

ZONING

Northlake Special Zone

LEGAL DESCRIPTION

Lot 5000 DP 555535
Lot 2012 DP 557705
Lot 66 DP 371470

SITE AREA

73.1552 ha total

ACTIVITY STATUS

n/a
Documents provided with consent application.

Previous Relevant
Consents

None relevant.

Date of site visit

None undertaken; familiar with the area.

Applicati
on

Reference Documents

Comments
Existing Use
Neighbours
Topography/Aspect

Vacant development land; the western portion of the site is used as a
construction yard and for temporary sediment ponds.
Outlet Road to the north; vacant development land to the southwest;
residential allotments to the southeast.
Generally relatively flat.

Location Diagram

Scheme Plan

1.0 PROPOSAL
The application is for a retirement village on land immediately south of Outlet Road, on both sides of
Lindis Road. The retirement village will contain:


100 residential units;



A “care pod” building with 36 specialist care units and communal facilities such as a kitchen,
and dining and living areas;



A main entry building with administration and staff facilities;



A clubhouse and amenity building;



Landscaping, roading and servicing.

The application is also for a two-lot subdivision. One lot will contain the majority of the retirement village,
while the other will be a balance lot.

2.0 PROPOSED CONDITIONS
The applicant has put forward a reasonably comprehensive suite of conditions. With regard to the
engineering-related conditions, I recommend several changes in section 7.0 of this report, generally to
update the engineering conditions in accordance with the standard conditions used on QLDC resource
consents.
I also recommend the inclusion of an ‘Engineering Acceptance’ condition in the land use component of
this consent, given the scale of the works proposed and the possibility of the applicant undertaking the
land use component without also subdividing the land. This is also in keeping with standard practice for
QLDC resource consents.
Finally, the proposed condition relating to lodging a Private Plan Change (PPC), while not an
engineering matter, appears to be essentially meaningless, as the PPC request could be withdrawn
immediately following its lodgement without affecting this consent.

3.0 TRANSPORT
The applicant has provided an assessment of the proposed roading and traffic-related matters,
prepared by Carriageway Consulting Limited (CCL) (‘Winton Property Limited. Proposed Northbrook
Northlake Retirement Village. Transportation Assessment.’ CCL ref ‘14204 retirement ta final3’, dated
9 March 2021), referred to throughout the following sections.
3.1

External Roading

The CCL report includes a detailed assessment of potential effects due to the development on the
external roading network, concluding that “the traffic generated by the development can be
accommodated on the adjacent roading network without capacity or efficiency issues arising, and
changes in queuing and delay are negligible when compared to the permitted baseline development.” I
accept this expert advice.
The proposal will require the extension of the sealed section of Outlet Road. The applicant proposes to
extend the road commensurate with the existing formation. While this formation does not comply with
Council’s standards, strictly speaking, I am satisfied that it is appropriate, given the previous acceptance
of this formation.
3.2

Internal Roading

The majority of the village, to the west of Lindis Road, is to be served via three accesses labelled Roads
A, B and C. Road B is a spine road, running along the southern boundary of the site, while Road A
provides a link from Road B to Outlet Road. Road C provides access to the main entry/administration
building. The roads are all proposed to be 5.7m wide, with 2.5m-wide footpaths and indented parking
bays in some locations. I am satisfied that this formation is in accordance with Figure E12 of Council’s
‘Land Development and Subdivision Code of Practice,’ (COP) and is therefore suitable for the use of
up to 200 dwelling units.
Localised reductions in the width of Road B are proposed to help manage speeds (CCL notes that
vertical deflection tends to be uncomfortable for the elderly, and I accept this), given the access’s length.
I recommend that details be provided with the Engineering Acceptance application.
Bin hardstands are shown in several locations for refuse collection, with approximate widths of 5m. I
recommend that refuse collection be addressed in more detail by the applicant, as private refuse
collection will be required. As space is needed between the bins to allow for the truck to efficiently collect

the refuse, each hardstand is likely to be adequate for 5-6 bins. Presumably the quantity of refuse
generated by retirement village units is different to typical residential units (being 2 bins put on the road
per week), but I am concerned that inadequate space has been provided for refuse disposal. Further,
no comment has been provided on the potential need for refuse collection trucks to reverse within the
site (for example, outside units 11 – 14).
Finally, no conditions have been volunteered with regard to the formation standard of the internal
accesses and intersections, as is standard practice with QLDC resource consents. I recommend the
inclusion of appropriate conditions in this regard.
3.2.1 Vehicle Crossings
CCL has assessed the proposed vehicle crossings, and concludes that they will comply with all District
Plan requirements, except for the separation of the crossings outside units 71 & 72 and 97 – 100 from
the nearest intersections. CCL considers that “the traffic volumes passing the site are low, there is an
absence of through traffic, and the accesses are on the opposite side of the road to the minor approach
of the intersection… it is considered that these non-compliances would give rise to effects that are less
than minor.” I accept this expert advice. I recommend that the consent decision include conditions
regarding obtaining Engineering Acceptance for the detailed designs of the proposed vehicle crossings.
3.3

Parking

CCL has provided details of the number of parking spaces required, and I leave an assessment of this
matter to the Council planner.
The CCL report states that the parking spaces provided for visitors do not comply with District Plan
requirements for dimensions for unfamiliar (class 2) users. It is unclear which spaces in particular are
being referred to, but in my opinion the fact that they are not “required by the District Plan” is insufficient
justification for not designing the parking spaces in accordance with the District Plan’s requirements or
AS/NZS 2890.1:2004 (‘Parking facilities – off-street carparking’), and the effects of the dimensional
shortfall will be independent of whether or not the spaces are required by the planning documents.
There also does not appear to be any physical restrictions to the dimensions of the parking spaces, and
I therefore recommend that the design be amended such that the spaces comply with District Plan
requirements.
Further, the COP and the District Plan both require that parallel parking spaces be 2.5m wide, whereas
2.4m-wide parallel parking spaces are proposed. CCL states that this reduction is unlikely to be
perceptible, but in my opinion compliant parking spaces should be provided, as there appears to be no
physical reason why they cannot be constructed.
I note that no parking spaces for the mobility impaired are proposed for any of the individual residences.
The justification for this is that the Building Code does not require such spaces for residential buildings
and that the residences will be used for residential purposes. However, in my opinion some
consideration should be given to providing parking spaces for the mobility-impaired for at least some of
the proposed units, given the target demographic and associated higher chance of residents being
mobility-impaired.
Breaches to Site Standard 14.2.4.1.xi, with regard to the minimum queueing distance required, have
also been identified by CCL. CCL concludes that “the potential for one vehicle to meet another is low
due to the low traffic generation of the development and the low volumes of passing traffic.” I accept
this expert advice.
I am satisfied that the parking areas will otherwise comply with District Plan requirements. I recommend
that conditions regarding obtaining Engineering Acceptance for the detailed designs of the proposed
parking and access areas be included.
3.4

Transport Recommendations

It is recommended that:


Conditions be included in the consent decision regarding the detailed designs of the upgrade
to Outlet Road; the vehicle crossings; the internal accesses; and the parking areas.



Compliant parallel parking spaces be provided where indented parking bays are proposed.



Further details regarding refuse collection for the development be provided.



Further consideration be given to the provision of parking spaces for the mobility-impaired.

4.0

EARTHWORKS

The majority of the earthworks required for the project have been authorised by RM190505 and
RM200167 (varied by RM200796), with some fairly minor addition work being required to backfill a
retaining wall on the Outlet Road boundary and construct an engineered batter slope adjacent to Outlet
Road. The total additional volume of earthworks proposed is 7,450m3, divided into 4,400m3 of cut and
4,050m3 of fill with respective maximum heights of 2.3m and 2.0m, respectively. A geotechnical report
has been provided in support of the application, prepared by GeoSolve Limited (‘Geotechnical Report
for Resource Consent. Northbrook Village, Wānaka.’ GeoSolve ref 200490, dated 12/03/2021).
GeoSolve notes that a 1H:1V slope is proposed in the northwest portion of the site, and makes
recommendations regarding the design of this slope to ensure long-term stability. These
recommendations are either:


the use of retaining walls at the top and bottom of the slope to reduce the batter angle;



the use of a reinforced batter slope;



or the use of soil nails.

I accept that any of these options is feasible, with one caveat. It is unclear from the cross sections where
the boundaries of the site are located. As these engineering measures are required for a private
development, Council would not support their construction within the Outlet Road legal road reserve
(which would put an undue maintenance burden on the ratepayer). I recommend a condition that details
be provided at the Engineering Acceptance stage demonstrating that all engineered slope stability
measures are fully contained within the subject site, unless the written approval of Council’s Chief
Engineer is provided.
I have no other engineering concerns with the proposed earthworks. I recommend a suite of conditions
with regard to supervision of the works, site management, and making good upon the completion of
works. This shall include fill certification for all areas of fill within building footprints.
4.1

Earthworks Recommendations

It is recommended that:


Details be provided demonstrating that the proposed reinforced/retained batter slopes are not
within the Outlet Road legal road reserve.



QLDC’s standard earthworks conditions are included in the decision.

5.0 SERVICING
The servicing-related aspects of the proposal are described in a report prepared by Paterson Pitts
Group (PPG) (‘Northbrook Wanaka Application. Infrastructure Report.’ PPG ref W6211, dated
11/03/2021).
5.1

Potable Water / Firefighting

The PPG report includes calculations of the potable water demand for the development, compared with
the water demand anticipated by the zoning. Essentially, the retirement village is proposed in lieu of 41
residential units, 15 of which would be on fairly large lots (in the order of 1,500m2) and have associated
high irrigation water demands. PPG has reduced the peak hour water demand of the development
based on the facts that irrigation will be centrally controlled and that the units proposed are likely to
have lower occupancy than expected by Council’s standards (2/2.5 people/unit vs. 3 people/unit). I
accept this expert advice.
While the daily water demand calculated for the development is higher than anticipated by the District
Plan, the design of water reticulation is generally dictated by instantaneous peak demand (i.e. the peak
hour demand, in practical terms) and this is the case in the Northlake area. As the predicted peak hour
demand is lower than anticipated by the District Plan and there are no known supply issues on a
strategic level (e.g. the capacity of the water intakes and reservoirs), I am satisfied that there will be
adequate capacity for the proposed development.
However, as the analysis provided is reliant on irrigation being undertaken during night-time hours, I
recommend covenant/consent notice conditions to ensure that no irrigation is undertaken during daytime hours, or the level of service for nearby properties could be adversely affected during peak periods
of water use.
With regard to firefighting water, PPG notes that recent hydrant testing in the area indicate that a FW2
firefighting water supply will be available, and this is the maximum required by the facility as sprinklers

will be installed in all buildings. I recommend an appropriate condition regarding the provision for
firefighting in the development to ensure that the sprinkler system is designed appropriately and
installed in accordance with the proposal.
5.2

Wastewater Disposal

PPG has provided calculations demonstrating that there will be capacity in the critical downstream
wastewater infrastructure for the development (principally a section of the existing 300mm-diameter
gravity main in Aubrey Road). This is also supported by recent upgrades to the wider wastewater
network which has alleviated some of the pressure on the Aubrey Road gravity main. I accept this expert
advice and I am therefore satisfied that the downstream wastewater network has capacity for the
development.
5.3

Stormwater Disposal

The PPG report refers to a report prepared by Fluent Solutions (‘Northlake Investments Limited.
Northbrook Retirement Village – Wanaka. Preliminary Stormwater Management Plan.’ Fluent job no
Q000335, dated 11 August 2020), which is attached as an appendix to the PPG report.
The majority of the site’s stormwater run-off will drain to an existing drainage pond within Lot 66 DP
371470. The applicant states that the pond has been designed and is being constructed to
accommodate flows from the proposed retirement village, but I have not checked the detailed designs
previously provided to confirm this. I recommend that details be provided as part of the Engineering
Acceptance process.
A small portion of the site’s stormwater run-off is proposed to be attenuated and drain to the existing
table drain adjacent to Outlet Road, in keeping with the existing situation. I am satisfied that this is an
appropriate solution, and I recommend a condition to ensure that design details are provided for
Engineering Acceptance.
5.4

Power and Telecommunications

The applicant has provided letters from the services providers for power and telecommunications,
confirming that the development can be provided with appropriate connections for these services. I am
satisfied that the connection of the proposed buildings to the power and telecommunications networks
will be a requirement of the Building Consent process and I make no recommendations for the land use
consent. I recommend that conditions be included in the subdivision consent decision regarding the
provision of power and telecommunications connections to the proposed lot.
5.5

Servicing Recommendations

It is recommended that:


Conditions be included in the consent decisions regarding the need to obtain Engineering
Acceptance for the potable water, wastewater and stormwater infrastructure required by the
development.

6.0 NATURAL HAZARDS
The QLDC Hazard Register Maps show the site falls within the LIC1 liquefaction hazard category, with
an assessed liquefaction risk being “Nil to Low”. This assessment is confirmed by GeoSolve for the
site in their geotechnical report (referenced above). Based on this hazard category, standard
foundations as required under NZS 3604:2011 for timber framed buildings are likely to be sufficient.
Foundation requirements for future buildings will be addressed under the related Building Consent and
no conditions are necessary.

7.0 RECOMMENDED CONDITIONS – LAND USE
It is recommended that the following conditions are included in the consent decision:
General
1.

All engineering works, including the construction of retaining walls, shall be carried out in
accordance with the Queenstown Lakes District Council’s policies and standards, being QLDC’s
Land Development and Subdivision Code of Practice adopted on 8 th October 2020 and
subsequent amendments to that document up to the date of issue of any resource consent.

Note: The current standards are available on Council’s website via the following link:
https://www.qldc.govt.nz
To be completed prior to the commencement of any works on-site
2.

The consent holder shall obtain and implement a traffic management plan approved by Council
prior to undertaking any works within or adjacent to Council’s road reserve that affects the normal
operating conditions of the road reserve through disruption, inconvenience or delay. The Traffic
Management Plan shall be prepared by a certified Temporary Traffic Management Planner
(TTMP) as validated on their CoPTTM ID certification. All contractors obligated to implement
temporary traffic management plans shall employ a qualified Site Traffic Management Supervisor
(STMS) to manage the site in accordance with the requirements of the NZTA’s “Traffic Control
Devices Manual Part 8: Code of practice for temporary traffic management”. The STMS shall
implement the Traffic Management Plan. A copy of the approved plan shall be submitted to the
Manager of Resource Management Engineering at Council prior to works commencing.

3.

The owner of the land being developed shall provide a letter to the Manager of Resource
Management Engineering at Council advising who their representative is for the design and
execution of the engineering works and construction works required in association with this
development and shall confirm that these representatives will be responsible for all aspects of
the works covered under Sections 1.7 & 1.8 of QLDC’s Land Development and Subdivision Code
of Practice, in relation to this development.

4.

Prior to commencing works on the site, the consent holder shall obtain ‘Engineering Review and
Acceptance’ from the Queenstown Lakes District Council for development works to be
undertaken and information requirements specified below. The application shall include all
development items listed below unless a ‘partial’ review approach has been approved in writing
by the Manager of Resource Management Engineering at Council. The ‘Engineering Review and
Acceptance’ application(s) shall be submitted to the Manager of Resource Management
Engineering at Council for review, prior to acceptance being issued. At Council’s discretion,
specific designs may be subject to a Peer Review, organised by the Council at the applicant’s
cost. The ‘Engineering Review and Acceptance’ application(s) shall include copies of all
specifications, calculations, design plans and Schedule 1A design certificates as is considered
by Council to be both necessary and adequate, in accordance with Condition (1), to detail the
following requirements:
a)

The provision of a water supply to the development. This shall include:
(i)

A single connection to Lot 2000 DP 558541 with a bulk flow meter which consists of an
approved valve and valve box with backflow prevention and provision for water
metering to be located at the road reserve boundary.

(ii)

The costs of the connections shall be borne by the consent holder.

b)

The provision of a foul sewer connection to the development. Any units which are unable to
be served by gravity shall be served by a private pumping station with adequate storage for
9 hours of wastewater generation. The costs of the connection shall be borne by the consent
holder.

c)

The provision of a stormwater collection and disposal system which shall provide both
primary and secondary protection for the development, in accordance with Council’s
standards and connection policy. This shall include:
(i)

The provision of a soakage basin within Lot 66 DP 371470 adequate to dispose of the
runoff from all impervious areas within the catchment area within the development
which drains to the soakage basin during the critical 1% AEP storm event.
The detailed design of the soakage basin shall be accompanied by the results of
percolation testing undertaken by a suitably qualified person undertaken within the
soakage area, adequate to determine the bulk soakage characteristics of the soakage
basin area. The method for soakage testing is to be agreed with the Manager of
Resource Management Engineering at Council prior to testing. A copy of the test results

shall be provided along with the design of the soakage basin based on the percolation
test results.
(ii)

The provision of a connection from all areas not covered by Condition 4(c)(i) above to
Outlet Road. This shall include details of all stormwater outlets, demonstrating that
there will be no adverse effects due to erosion and/or scour.

(iii) A reticulated primary system to collect and dispose of stormwater from all impervious
areas within the development to the soakage basin and outlet approved under
Conditions 4(c)(i) and 4(c)(ii) above. This shall include details of treatment solutions to
avoid adverse water quality effects on receiving waters. As a minimum there shall be
provision for the interception of settle-able solids, hydrocarbons and floatable debris
from all proposed catchments. The reticulation shall be designed to provide gravity
drainage only.
(iv) A secondary protection system consisting of secondary flow paths to the soakage basin
and outlet approved under Conditions 4(c)(i) and 4(c)(ii) above to cater for the 1% AEP
storm event and/or setting of appropriate building floor levels to ensure that there is no
inundation of any buildings within the development, and no increase in run-off rates
onto land beyond the site from the pre-development situation.

5.

d)

Provision of a suitable firefighting water supply and hydrants with adequate pressure and
flow to service the development and accompanying report from a suitably qualified
professional demonstrating compliance with the NZ Fire Service Code of Practice for
Firefighting Water Supplies 2008 (SNZ PAS 4509:2008). Any buildings on the lots shall
either be fitted with a sprinkler system and/or be designed with an appropriate fire cell size
to meet the requirements of SNZ PAS 4509 for the relevant water supply classification prior
to the occupation of any buildings.

e)

The provision of sealed vehicle crossings that shall be constructed to the development to
Council’s standards. This shall include the removal of all redundant vehicle crossings and
the reinstatement of grassed berm and/or footpaths, commensurate with the adjacent road.

f)

The construction and sealing of all vehicle manoeuvring, access and car parking areas to
Council’s standards. Parking and loading spaces shall be clearly and permanently marked
out. Provision shall be made for stormwater disposal.

g)

The provision of road lighting in accordance with Council’s road lighting policies and
standards, including the Southern Light lighting strategy. Any road lighting installed on
private roads/rights of way/access lots shall be privately maintained and all operating costs
shall be the responsibility of the lots serviced by such access roads. Any lights installed on
private roads/rights of way/access lots shall be isolated from the Council’s lighting network
circuits.

h)

Details shall be provided demonstrating that all retaining walls and/or reinforced batter
slopes are contained wholly within the site.

i)

The provision of Design Certificates for all engineering works associated with this
development submitted by a suitably qualified design professional (for clarification this shall
include all Roads, Water, Wastewater and Stormwater reticulation). The certificates shall be
in the format of the QLDC’s Land Development and Subdivision Code of Practice Schedule
1A Certificate.

At least 7 days prior to commencing excavations, the consent holder shall provide the Manager
of Resource Management Engineering at Council with the name of a suitably qualified geoprofessional as defined in Section 1.7 of QLDC’s Land Development and Subdivision Code of
Practice who is familiar with the GeoSolve Limited report (‘Geotechnical Report for Resource
Consent. Northbrook Village, Wānaka.’ GeoSolve ref 200490, dated 12/03/2021) and who shall
supervise the earthworks procedure and retaining wall construction, in accordance with the report
recommendations. Should the site conditions be found unsuitable for the proposed
excavation/construction methods, then a suitably qualified and experienced engineer shall submit
to the Manager of Resource Management Engineering at Council new designs/work

methodologies for the works prior to further work being undertaken, with the exception of any
necessary works required to stabilise the site in the interim.
To be monitored throughout earthworks
6.

The earthworks, batter slopes and retaining shall be undertaken in accordance with the
recommendations of the report by GeoSolve Limited (‘Geotechnical Report for Resource
Consent. Northbrook Village, Wānaka.’ GeoSolve ref 200490, dated 12/03/2021).

7.

The consent holder shall implement suitable measures to prevent deposition of any debris on
surrounding roads by vehicles moving to and from the site. In the event that any material is
deposited on any roads, the consent holder shall take immediate action, at his/her expense, to
clean the roads. The loading and stockpiling of earth and other materials shall be confined to the
subject site.

8.

No earthworks that are not authorised by this consent, temporary or permanent, are to breach
the boundaries of the site.

On completion of earthworks
9.

On completion of earthworks within the building footprints and prior to the construction of the
buildings, the consent holder shall ensure that either:
a)

b)

Certification from a suitably qualified geo-professional experienced in soils investigations is
provided to the Manager of Resource Management Engineering at Council, in accordance
with NZS 4431:1989, for all areas of fill within the site on which buildings are to be founded
(if any). Note this will require supervision of the fill compaction by a suitably qualified geoprofessional;
or
The foundations of the residential unit shall be designed by a suitably qualified engineer
taking into consideration any areas of uncertified fill on-site.

To be completed when works finish and before occupation of development
10.

Prior to the occupation of the development, the consent holder shall complete the following:
a)

The submission of ‘as-built’ plans and information required to detail all engineering works
completed in relation to or in association with this subdivision/development at the consent
holder’s cost. This information shall be formatted in accordance with Council’s ‘as-built’
standards and shall include all Roads (including right of way and access lots), Water,
Wastewater and Stormwater reticulation (including private laterals and toby positions).

b)

The completion and implementation of all reviewed and accepted works detailed in
Condition (4) above.

c)

An Elster Helix 4000 or C4000 / 4200 (For 40mm to 200mm connections) or Sensus Meitwin;
Meistream WP; water meter shall be installed on to the Acuflo manifold for the water
connection to Lot 2000 DP 558541.

d)

Road naming shall be carried out, and signs installed, in accordance with Council’s road
naming policy and LINZ Guideline LINZG80700 (‘Guidelines for addressing in retirement
villages’). All signage shall be installed in accordance with Council’s signage specifications
and all necessary road markings completed on all public or private roads (if any), created
by this subdivision.

e)

The consent holder shall remedy any damage to all existing road surfaces and berms that
result from work carried out for this consent.

f)

All earthworked areas shall be top-soiled and revegetated or otherwise permanently
stabilised.

g)

The submission of Completion Certificates from both the Contractor and Accepted Engineer
for all infrastructure engineering works completed in relation to or in association with this

development (for clarification this shall include all Roads, Water, Wastewater and
Stormwater reticulation). The certificates shall be in the format of the QLDC’s Land
Development and Subdivision Code of Practice Schedule 1B and 1C Certificate.
Ongoing Conditions/Consent Notices
11.

In the event that the Engineering Acceptance issued under Condition (4) contains ongoing
conditions or requirements associated with the installation, ownership, monitoring and/or
maintenance of any infrastructure subject to Engineering Acceptance, then at Council’s
discretion, a Covenant in Gross (or other alternative legal instrument acceptable to Council) shall
be registered on the relevant Records of Title detailing these requirements for the lot owner(s).
The final form and wording of the document shall be checked and approved by Council’s solicitors
at the consent holder’s expense prior to registration to ensure that all of the Council’s interests
and liabilities are adequately protected. The applicant shall liaise with the Subdivision Planner
and/or Manager of Resource Management Engineering at Council in respect of the above. All
costs, including costs that relate to the checking of the legal instrument by Council’s solicitors
and registration of the document, shall be borne by the applicant.
[Note: This condition is intended to provide for the imposition of a legal instrument for the
performance of any ongoing requirements associated with the ownership, monitoring and
maintenance of any infrastructure within this development that have arisen through the detailed
engineering design and acceptance process, to avoid the need for a consent variation pursuant
to s.127 of the Resource Management Act].

12.

Prior to the occupation of the development, a covenant pursuant to Section 108(2)(d) of the
Resource Management Act 1991 shall be registered on the Record of Title of the subject site to
ensure that no irrigation occurs between the hours of 0600 and 2100. The final wording of the
instrument shall be checked and approved by the Council’s solicitors at the consent holder’s
expense prior to registration to ensure that all of the Council’s interests and liabilities are
adequately protected.

13.

On completion of earthworks, a covenant pursuant to Section 108(2)(d) of the Resource
Management Act 1991 shall be registered on the Record of Title of the subject site providing for
the performance of any ongoing requirements for protection of secondary flow paths or minimum
floor levels for buildings, where deemed necessary by Council to satisfy Condition 4(c)(iv) above.
The final wording of the instrument shall be checked and approved by the Council’s solicitors at
the consent holder’s expense prior to registration to ensure that all of the Council’s interests and
liabilities are adequately protected.

Advice Note:
1.

The consent holder is advised that any retaining walls proposed in this development which
exceeds 1.5m in height or walls of any height bearing additional surcharge loads will require
Building Consent, as they are not exempt under Schedule 1 of the Building Act 2004.

2.

This consent triggers a requirement for Development Contributions, please see the attached
information sheet for more details on when a development contribution is triggered and when it
is payable. For further information, please contact the DCN Officer at QLDC.

3.

The consent holder is advised that if it is proposed to subdivide the units in future, then all services
should be installed to the units in accordance with QLDC’s Land Development and Subdivision
Code of Practice adopted on 8th October 2020 and subsequent amendments to that document
up to the date of issue of any subdivision consent. It is recommended that Council’s Engineers
are contacted prior to installation of services to arrange for all necessary inspections to be carried
out so that services can be checked for compliance with the Council’s Code of Subdivision prior
to backfilling. Otherwise, services may require excavation and inspection at time of subdivision
and CCTV footage may be required to demonstrate compliance with QLDC’s Land Development
and Subdivision Code of Practice adopted on 8th October 2020 and subsequent amendments to
that document up to the date of issue of any subdivision consent.

8.0 RECOMMENDED CONDITIONS – SUBDIVISION
It is recommended that the following conditions are included in the consent decision:
General
1.

All engineering works shall be carried out in accordance with the Queenstown Lakes District
Council’s policies and standards, being QLDC’s Land Development and Subdivision Code of
Practice adopted on 8th October 2020 and subsequent amendments to that document up to the
date of issue of any resource consent.
Note: The current standards are available on Council’s website via the following link:
https://www.qldc.govt.nz

To be completed prior to the commencement of any works on-site
2.

The owner of the land being developed shall provide a letter to the Manager of Resource
Management Engineering at Council advising who their representative is for the design and
execution of the engineering works and construction works required in association with this
development and shall confirm that these representatives will be responsible for all aspects of
the works covered under Sections 1.7 & 1.8 of QLDC’s Land Development and Subdivision Code
of Practice, in relation to this development.

3.

The consent holder shall obtain and implement a traffic management plan approved by Council
prior to undertaking any works within or adjacent to Council’s road reserve that affects the normal
operating conditions of the road reserve through disruption, inconvenience or delay. The Traffic
Management Plan shall be prepared by a certified Temporary Traffic Management Planner
(TTMP) as validated on their CoPTTM ID certification. All contractors obligated to implement
temporary traffic management plans shall employ a qualified Site Traffic Management Supervisor
(STMS) to manage the site in accordance with the requirements of the NZTA’s “Traffic Control
Devices Manual Part 8: Code of practice for temporary traffic management”. The STMS shall
implement the Traffic Management Plan. A copy of the approved plan shall be submitted to the
Manager of Resource Management Engineering at Council prior to works commencing.

4.

Prior to commencing works on the site, the consent holder shall obtain ‘Engineering Review and
Acceptance’ from the Queenstown Lakes District Council for development works to be
undertaken and information requirements specified below. The application shall include all
development items listed below unless a ‘partial’ review approach has been approved in writing
by the Manager of Resource Management Engineering at Council. The ‘Engineering Review and
Acceptance’ application(s) shall be submitted to the Manager of Resource Management
Engineering at Council for review, prior to acceptance being issued. At Council’s discretion,
specific designs may be subject to a Peer Review, organised by the Council at the applicant’s
cost. The ‘Engineering Review and Acceptance’ application(s) shall include copies of all
specifications, calculations, design plans and Schedule 1A design certificates as is considered
by Council to be both necessary and adequate, in accordance with Condition (1), to detail the
following requirements:
a)

The provision of a water supply to Lot 1 in terms of Council’s standards and connection
policy. This shall include a bulk flow meter which consists of an approved valve and valve
box with backflow prevention and provision for water metering to be located at the road
reserve boundary. The costs of the connections shall be borne by the consent holder.

b)

The provision of a foul sewer connection from Lot 1 to Council’s reticulated sewerage system
in accordance with Council’s standards and connection policy, which shall be able to drain
the buildable area within the lot. The costs of the connections shall be borne by the consent
holder.

c)

The provision of a stormwater collection and disposal system which shall provide both
primary and secondary protection for the development, in accordance with Council’s
standards and connection policy. This shall include:
(i)

The provision of a soakage basin within Lot 66 DP 371470 adequate to dispose of the
runoff from all impervious areas within the catchment area within the development
which drains to the soakage basin during the critical 1% AEP storm event.

The detailed design of the soakage basin shall be accompanied by the results of
percolation testing undertaken by a suitably qualified person undertaken within the
soakage area, adequate to determine the bulk soakage characteristics of the soakage
basin area. The method for soakage testing is to be agreed with the Manager of
Resource Management Engineering at Council prior to testing. A copy of the test results
shall be provided along with the design of the soakage basin based on the percolation
test results.
(ii)

The provision of a connection from all areas not covered by Condition 4(c)(i) above to
Outlet Road. This shall include details of all stormwater outlets, demonstrating that
there will be no adverse effects due to erosion and/or scour.

(iii) A reticulated primary system to collect and dispose of stormwater from all impervious
areas within the development to the soakage basin and outlet approved under
Conditions 4(c)(i) and 4(c)(ii) above. This shall include details of treatment solutions to
avoid adverse water quality effects on receiving waters. As a minimum there shall be
provision for the interception of settle-able solids, hydrocarbons and floatable debris
from all proposed catchments. The reticulation shall be designed to provide gravity
drainage only.
(iv) A secondary protection system consisting of secondary flow paths to the soakage basin
and outlet approved under Conditions 4(c)(i) and 4(c)(ii) above to cater for the 1% AEP
storm event and/or setting of appropriate building floor levels to ensure that there is no
inundation of any buildings within the development, and no increase in run-off rates
onto land beyond the site from the pre-development situation.
d)

The provision of fire hydrants with adequate pressure and flow to service and maintain the
subdivision with a Class FW2 fire risk in accordance with the NZ Fire Service Code of
Practice for Firefighting Water Supplies 2008. Any lesser risk must be approved in writing
by Fire & Emergency NZ, Queenstown Office. Evidence of adequate flow testing to hydrants
shall be submitted to Council prior to subdivision completion.

e)

The provision of road lighting in accordance with Council’s road lighting policies and
standards, including the Southern Light lighting strategy. Any road lighting installed on
private roads/rights of way/access lots shall be privately maintained and all operating costs
shall be the responsibility of the lots serviced by such access roads. Any lights installed on
private roads/rights of way/access lots shall be isolated from the Council’s lighting network
circuits.

f)

The provision of Design Certificates for all engineering works associated with this
subdivision submitted by a suitably qualified design professional (for clarification this shall
include all Roads, Water, Wastewater and Stormwater reticulation). The certificates shall be
in the format of the QLDC’s Land Development and Subdivision Code of Practice Schedule
1A Certificate.

To be completed before Council approval of the Survey Plan
5.

Prior to the Council signing the Survey Plan pursuant to Section 223 of the Resource
Management Act 1991, the consent holder shall complete the following:
a)

All necessary easements shall be shown in the Memorandum of Easements attached to the
Survey Plan and shall be duly granted or reserved. This shall include any Easements in
Gross as required by Council for infrastructure to vest. Requirements for vested
infrastructure and Easements in Gross shall be agreed with Council’s Land Development
Engineer prior to Council signing the Survey Plan and prior to obtaining ‘Engineering Review
and Acceptance’ for design of infrastructure.

Amalgamation Condition
6. The following shall be registered with Land Information New Zealand (CSN XXXXX):



That Lot 2000 hereon and Lot 66 DP 371470 are to be amalgamated and be held together
in the same Record of Title.

To be completed before issue of the s224(c) certificate
7.

Prior to certification pursuant to section 224(c) of the Resource Management Act 1991, the
consent holder shall complete the following:
a)

The submission of ‘as-built’ plans and information required to detail all engineering works
completed in relation to or in association with this subdivision at the consent holder’s cost.
This information shall be formatted in accordance with Council’s ‘as-built’ standards and
shall include all Roads (including right of ways and access lots), Water, Wastewater and
Stormwater reticulation (including private laterals and toby positions).

b)

The completion and implementation of all works detailed in Condition (4) above.

c)

An Elster Helix 4000 or C4000 / 4200 (For 40mm to 200mm connections) or Sensus Meitwin;
Meistream WP (For 50mm or over connections); water meter shall be installed on to the
Acuflo manifold.

d)

Written confirmation shall be provided from the electricity network supplier responsible for
the area, that provision of an underground electricity supply has been made available
(minimum supply of single phase 15kVA capacity) to the boundary of Lot 1 and that all the
network supplier’s requirements for making such means of supply available have been met.

e)

Written confirmation shall be provided from the telecommunications network supplier
responsible for the area, that provision of underground telephone services has been made
available to the boundary of Lot 1 and that all the network supplier’s requirements for making
such means of supply available have been met.

f)

The submission of Completion Certificates from the Contractor and the Engineer advised in
Condition (2) for all engineering works completed in relation to or in association with this
subdivision/development (for clarification this shall include all Roads, Water, Wastewater
and Stormwater reticulation). The certificates shall be in the format of a Producer Statement,
or the QLDC’s Land Development and Subdivision Code of Practice Schedule 1B and 1C
Certificate.

g)

All newly constructed gravity foul sewer and stormwater mains shall be subject to a closed
circuit television (CCTV) inspection carried out in accordance with the New Zealand Pipe
Inspection Manual. A pan tilt camera shall be used and lateral connections shall be
inspected from inside the main. The CCTV shall be completed and reviewed by Council
before any surface sealing.

h)

Road naming shall be carried out, and signs installed, in accordance with Council’s road
naming policy and LINZ Guideline LINZG80700 (‘Guidelines for addressing in retirement
villages’). All signage shall be installed in accordance with Council’s signage specifications
and all necessary road markings completed on all public or private roads (if any), created
by this subdivision.

i)

Any earthworks required for the provision of access and services associated with this
subdivision shall be carried out in accordance with the conditions of the Land Use Consent,
as outlined above.

j)

The consent holder shall remedy any damage to all existing road surfaces and berms that
result from work carried out for this consent.

Ongoing Conditions/Consent Notices
8.

The following conditions of the consent shall be complied with in perpetuity and shall be
registered on the relevant Titles by way of Consent Notice pursuant to s.221 of the Act.
a)

In the event that a retirement village is constructed on Lot 1, no irrigation shall occur within
the lot during the hours of 0600 to 2100.

b)

9.

A consent notice condition pursuant to s.221 of the Resource Management Act 1991 shall
be registered on the Records of Title for the relevant lots providing for the performance of
any ongoing requirements for protection of secondary flow paths or minimum floor levels for
buildings, where deemed necessary by Council to satisfy Condition 4(c)(iv) above. The final
wording of the consent notice instrument shall be checked and approved by the Council’s
solicitors at the consent holder’s expense prior to registration to ensure that all of the
Council’s interests and liabilities are adequately protected.

In the event that the Engineering Acceptance issued under Condition (4) contains ongoing
conditions or requirements associated with the installation, ownership, monitoring and/or
maintenance of any infrastructure subject to Engineering Acceptance, then at Council’s
discretion, a consent notice (or other alternative legal instrument acceptable to Council) shall be
registered on the relevant Records of Title detailing these requirements for the lot owner(s). The
final form and wording of the document shall be checked and approved by Council’s solicitors at
the consent holder’s expense prior to registration to ensure that all of the Council’s interests and
liabilities are adequately protected. The applicant shall liaise with the Subdivision Planner and/or
Manager of Resource Management Engineering at Council in respect of the above. All costs,
including costs that relate to the checking of the legal instrument by Council’s solicitors and
registration of the document, shall be borne by the applicant.
[Note: This condition is intended to provide for the imposition of a legal instrument for the
performance of any ongoing requirements associated with the ownership, monitoring and
maintenance of any infrastructure within this development that have arisen through the detailed
engineering design and acceptance process, to avoid the need for a consent variation pursuant
to s.127 of the Resource Management Act].

Advice Note:
1.

This consent triggers a requirement for Development Contributions, please see the attached
information sheet for more details on when a development contribution is triggered and when it
is payable. For further information, please contact the DCN Officer at QLDC.
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