Silverlight Studios
Fast Track Resource Consent Application

Date

:

27 July 2021

Location

:

707 Wānaka - Luggate Highway, Wānaka, Otago

Legal Description

:

Part Sections 64-67, Block IV, Lower Wanaka Survey District held on Record
of Title OT14C/457 and Section 1, Block II Lower Wanaka Survey District held
on Record of Title OT17A/336.

Applicant

:

Silverlight Studios Limited

Territorial Authority

:

Queenstown Lakes District Council
Otago Regional Council

Zoning

:

Rural General / Rural

Proposal

:

Land use consent is sought to construct film studios with associated
production offices, support facilities and tourism activities

Activity Status

:

Non-Complying Activity
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1.0

Introduction

Silverlight Studios Limited
1.1

Silverlight Studios Limited comprises three key members each with over 20 years experience in
the New Zealand film industry.

1.2

Mike Wallis (CEO) is originally from Dunedin and spent 10 years at Weta Digital in various roles in
Facilities and Animation. His positions during the bulk of the creation of Sir Peter Jackson’s
Miramar Peninsula film infrastructure, gave him a unique overview of this process. After leaving
Weta Digital as Animation Department Manager Mike co-produced and directed the feature film
“Good for Nothing” which was shot in Central Otago. He then founded and was CEO of SETNZ
(Screen Experience Trust NZ). SETNZ is an industry led initiative in partnership with Air New
Zealand and the New Zealand Film Commission which brings Hollywood executives to New
Zealand on familiarisation trips. Guests brought to New Zealand included 16 executives from
companies such as Amazon, Netflix, HBO, Apple TV, Legendary and ABC. This gave Mike insight
into the requirements and needs of major film production companies from around the world.

1.3

Ra Vincent (CCO) is originally from Nelson and is a double Oscar nominee for production design
on The Hobbit and Jojo Rabbit. Ra also led the design and construction of the Hobbiton tourist
attraction in Matamata and Sir Peter Jackson’s World War One museum in Wellington. Ra
frequently works as production designer for director Taika Waititi.

1.4

Jonathan Harding (CFO) is originally from Timaru and is one of New Zealand’s most experienced
accounts film crew, having worked on major film and TV productions since the Lord of the Rings
Trilogy. Jonathan is currently Construction Accountant for Amazon’s The Lord of the Rings TV
series which is being filmed at Kumeu and Auckland Film Studios in Auckland and is the biggest
budget TV series in history with a budget of $1 billion US for two of seven planned seasons.

1.5

Together Mike, Ra and Jonathan have a wealth of experience in a broad range of fields within the
film industry and are highly regarded both within New Zealand and internationally. In addition
they are supported by an highly experienced and respected advisory team of Barrie M Osborne,
Jamie Selkirk, Brigitte Yorke, Averil Mawhinney, Christian Rivers, Jared Connon and Bruno Du Bois.
Project Rationale and Site Selection Criteria

1.6

There has been a shift in worldwide entertainment consumption to streaming and the COVID-19
pandemic has accelerated this shift. The increased demand for content is driving competing
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streaming services to produce more content to remain relevant and retain consumers. This along
with the extended studio time required to produce ‘long form’ content (i.e. TV series such as The
Lord of the Rings) has created a worldwide shortage of studio space with the ‘big five’ streamers
(Amazon, Apple, Netflix, Disney and HBO) competing for studio space and taking out long term
leases on studios worldwide.
1.7

Within New Zealand Kumeu and Auckland Film Studios are leased for The Lord of the Rings for 5
years with a further 2 years pencil booked. Similarly Stone Street Studios in Wellington are leased
for James Cameron’s Avatar and are pencil booked for the foreseeable future.

1.8

In the worldwide film industry market place New Zealand is considered a safe and attractive place
to make movies however it is also considered to be at capacity. In addition none of New Zealand’s
major film studios have been purpose built but rather are repurposed factories. There are no film
studios of scale in close proximity to New Zealand’s most dramatic landscapes in the South Island.

1.9

Silverlight Studios believe that with the right infrastructure in the right location the film industry
could play a more significant and prosperous role in New Zealand’s overall economic future as
well as helping reach the nation’s environmental goals. Silverlight Studios therefore see the
opportunity and demand for New Zealand’s film industry to take the next step and to establish
New Zealand’s first purpose built film studios of scale.

1.10

The following criteria have emerged as key factors in Silverlight Studios’ site selection process:
•

Close and easy access to New Zealand’s most iconic and diverse film locations;

•

An attractive location for talent (cast and crew) to live and work;

•

An established community that can grow with the studios;

•

Proximity to an urban area;

•

Adequate space in which to work;

•

Privacy;

•

An attractive and interesting setting with the ability to absorb the scale of development
required.
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1.11

The site selection criteria led Silverlight Studios to Wanaka and the application site, a 322 hectare
rural property located at 707 Wanaka - Luggate Highway (State Highway 6). The site is
conveniently located in close proximity to Wānaka, Albert Town, Hāwea and Luggate and is well
positioned with diverse landscapes and locations within easy reach.

1.12

The Silverlight land search coincided with the passing of the COVID-19 Recovery (Fast-track
Consenting) Act 2020 and an application was made for referral under the new legislation. The
Silverlight Studios referral order was issued on 29 January 2021 and is attached as Appendix 1 to
this application.

1.13

Copies of the Records of Title and associated legal interests for the application site is attached as
Appendix 2.

Project Overview
1.14

As outlined above Silverlight Studios is being progressed as New Zealand’s first purpose built film
studio of scale providing world class sound stages and production facilities in a sector that is
experiencing unprecedented growth and demand. Quality studio space and production factilities
are in high demand and short supply both domestically and internationally and Silverlight Studios
will help meet that demand and attract the film industry and associated investment to the South
Island and the Otago and Southern Lakes Regions.

1.15

It is widely known that New Zealand has outstanding natural film making locations but what was
discovered through SETNZ’s work with overseas executives is that it is lacking in architectural
locations. In addition New Zealanders are regarded as passionate, hard working and innovative
within the film industry however, like studio space, there is a shortage of skilled crew both within
New Zealand and worldwide. To address these challenges an innovative, comprehensive and
multi-functional approach will be taken at Silverlight Studios whereby every element of the
development can be utilised for film making. Production offices and associated facilities will be
constructed as ‘double use’ back lots to replicate international film locations that are in high
demand but difficult and expensive to shoot in (such as New York, Paris and Venice). In addition
a film school is proposed as an integral part of the development in order that a skilled, local crew
base can be trained in all aspects of film making.
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1.16

The layout of the proprosed development is shown on the Proposed Site Layout Plan1 within the
Overall Location, Site and Contour Plans and Miscellanious Buildings and Structures Plan Set
attached as Appendix 3 to this application. An extract from the Proposed Site Layout Plan is shown
in Figure 1 below.

Medieval Village
& Hall

Lake
Village

Venice

Cast
Trailer
Areas

Italian
Village

Crew Car
Park Two

Central
Park

Paris
New
York

Seaside Village
Sound
Stage
Lot
Visitor Car Park &
Crew Car Park One

Figure 1 - Proposed Site Layout

1.17

The development will be focused around an artificial lake (based on the irrigation reservoir
constructed under resource consent RM100152 and the lake consented under RM120572) and
will include a sound stage lot with up to ten sound stages and associated workshop and storage
buildings located at the eastern end of the lake.

1.18

The sound stages will be supported by production offices (accommodating production
companies’ administrative offices, post production, sound, visual FX, casting etc.) which will be
constructed as an Italian Village adjacent to, and to the north of the Sound Stage Lot.

1

Plan reference SI-RC-03
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1.19

Further production offices and support facilities will be provided within a Seaside Village located
on the southern shore of the lake, to the west of the Sound Stage Lot. The Seaside Village will
cater to generic seaside villages that are often used in film and TV productions.

1.20

At the western end of the lake further production offices, a viewing theatre and other facilities
will be constructed to replicate the buildings, canals and bridges of Venice (being a particularly
difficult location in which to shoot given the usual tourist numbers).

1.21

To the west of Venice the buildings will transition into the streets of Paris providing further
production offices and associated buildings and services. Paris is a commonly used location and
can be a stand in (through appropriate art department set dressing) for other European cities.

1.22

To the west of Paris blocks of New York City will be recreated and will accommodate the film
school which will provide education and training opportunities and allow for the development of
the local film crew that will service the studios.

1.23

A portion of Central Park will be recreated to the south of the New York City blocks with ponds,
bridges and its iconic ice rink (New York’s Central Park being the most used film location in the
world).

1.24

To the north of Paris, at the north western corner of the lake, a Mediaval Village and Hall will be
constructed with the hall positioned on the terrace overlooking the lake. In addition a village will
be constructed on the lake (‘Lake Village’). The Mediaval Village and Hall and Lake Village will
form part of the film tourism component of the development.

1.25

As a whole the project will create a comprehensive self sustaining film park that accommodates
and provides for all aspects of film making in close proximity to some of New Zealand’s most
iconic and sought after film locations. This plus the innovative architecture approach, will increase
New Zealand’s functionality and appeal as a filmmaking destination worldwide and will help
relieve the pressure on the existing film making infrastructure and crew within New Zealand
which is currently at capacity.

1.26

Through the design of the development it has become apparent that onsite accommodation for
some of the cast and/or crew would be desireable. The provision of accommodation would
enable Silverlight Studios to house a proportion of cast and crew on site and ease the reliance on
the wider rental market. The provision of onsite accommodation would also allow Silverlight
Studios to operate as its own self contained “bubble” should the need arise. The accommodation
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element however did not form part of the application for referral and is not included in the
referral order and therefore does not form part of this application. Silverlight Studios intend
however to seek an amendment to the referral order (or a new referral order) such that the
accommodation element can be included through a separate fast tracked resource consent
process.
1.27

The development will be designed and constructed to appear and function as living cities and
villages, accommodating uses outlined above (i.e. production offices, education and training
facilities) along with ancillary facilities to service the day to day needs of cast, crew and visitors.
These ancillary facilities will include cafes, restaurants, tourism, hospitality and conference
facilities and specialist film related vendor outlets (e.g. film equipment hire).

1.28

While the Sound Stage Lot and the Italian and Seaside Villages will generally be closed to the
public the wider development is designed to have an inclusive approach, inviting New Zealanders
and international tourists into the magic of movie making. Learning from overseas the film park
will also operate as a tourism destination with museums and film related attractions celebrating
New Zealand’s film industry and offering visitors the opportunity to experince working film sets
and explore the recreated cities and villages.

1.29

The film industry is becoming increasingly environmentally conscious with production companies
launching environmental initiatives to reduce their carbon footprint. The development of
Silverlight Studios as purpose built film studios within a comprehensive film park presents the
opportunity for on site renewable electricity generation to be built in at the outset. This aligns
with the multifunctional and comprehensive approach that Silverlight Studios will enable,
resulting in more efficient and environmentally friendly film making.

1.30

Given the large amounts of roof space available (on the Sound Stage Lot in particular) there is
scope to generate a significant proportion of Silverlight Studios’ energy needs through
photovoltaic generation. Silverlight Studios’ ultimate goal is for their onsite operations to be 100%
fossil fuel free.

2.0

Description of the proposed activity (Clause 9(1)(a))

2.1

The proposed activity comprises a broad range of landuse activities including the following:
•

Bulk earthworks;

•

The construction of buildings;
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2.2

•

Landscaping and the creation of artificial waterbodies;

•

Film making and associated support activities;

•

Commercial activities including conference facilities, retail and hospitality activities;

•

Education and training;

•

Tourism activities;

•

Small scale renewable electricity generation.

The proposed activities are described in detail as follows:
Site Preparation Earthworks

2.3

The application site sits amongst undulating terrace land comprising farm pasture with a large
basin located centrally within the site. The basin contains the existing irrigation reservoir and will
accommodate the majority of the built development. The topography of the site and the central
basin is illustrated on the Existing Overall Site Plan2 and the Existing Topography Plan3 contained
within the Overall Location, Site and Contour Plans and Miscellanious Buildings and Structures
Plan Set attached as Appendix 3 to this application.

2.4

The existing and proposed site contours are shown on the plans4 attached as part of Appendix 3.
The bed of the existing reservoir lies at approximately 323.5masl. The land to the south of the
reservoir (between the basin and the State Highway to the south) rises to an elevation of
approximately 354masl (+30.5m) while the land to the east of the reservoir rises in a hummocky
landform to around 350masl (+26.5m). Similarly the land to the north of the reservoir rises steeply
to an elevation of around 350masl (+26.5m) before continuing to rise more gently to the north
where, at a high point of around 370masl the land falls steeply to the Clutha River / Mata-au. The
western end of the reservoir is defined by rolling ground rising to approximately 338masl
(+14.5m) before continuing west in a series of rolling undulations.

2

Plan reference SI-RC-01
Plan reference SI-RC-04
4
Existing Topography Plan ref: SI-RC-04
Proposed Topography Plan ref: SI-RC-05
Existing & Proposed Topography Overlay Plan ref: SI-RC-06
3
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2.5

In order to prepare the site for the development bulk earthworks will be undertaken. Earthworks
plans and cross sections are attached as Appendix 4 to this application. The layout of the
proposed development has been designed to balance cut and fill as much as possible while
appropriately setting the development into the central basin within the site to limit visibility.
Earthworks areas and volumes specified on the plans and setout below are approximate and may
vary by +/- 10% depending on ground conditions and the insitu materials encountered.

2.6

The bulk earthworks will cover an area of 55.5 hectares including the site preparation area and
areas of proposed bunding. From the site preparation areas it is estimated that 222,000m3 of
topsoil will be stripped and stockpiled on site. Once topsoil has been stripped around 597,300m3
of cut will be undertaken with the cut material being used as fill on site. With estimated
compaction this will amount to around 512,600m3 of fill.

2.7

Approximately 119,000m3 of the stripped topsoil will be used to form the proposed bunding with
the remaining 103,000m3 of topsoil being respread around the site and used as part of the wider
landscaping.

2.8

The proposed earthworked areas will be progressively stabilised and rehabilitated in order to
minimise the extent of exposed earth at any one time.

2.9

The surface of the proposed lake will be set at approximately 327masl as shown on the Proposed
Topography Plan5 attached as part of Appendix 3. The bed of the lake will be contoured to provide
a range of depths and create islands within the lake to provide interest and visual separation and
screening between precincts and the public and private parts of the site (e.g. between the public
areas of Venice and the private cast trailer areas to the south west and north west of the sound
stages).

2.10

The Sound Stage Lot will measure 314m by 239m and will fall gently from 332.6masl at its eastern
end to 330.5masl at its western end where it will sit 3.5m above the proposed lake level. The
Sound Stage Lot will require significant earthworks to provide this large, relatively flat platform
within the sloping and undulating topography of the site. The earthworks associated with the
Sound Stage Lot will therefore involve 328,000m3 of cut with a maximum cut height of 11m at its
eastern end and 164,000m3 of fill with a maximum fill depth of 6.25m at its western end. The fill
at the western end of the Sound Stage Lot will be retained as part of the sound stage construction.

5

Plan reference SI-RC-05
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2.11

The Seaside Village will be set at a level of 327.5masl with a flat platform being created with
3,600m3 of cut with a maximum cut height of 6.75m and 22,000m3 of fill with a maximum fill
depth of 4.25m.

2.12

Venice will be constructed almost entirely on fill with a finished ground level of 327.5masl. The
earthworks required to create the Venice platform will comprise 500m3 of cut with a maximum
cut height of 1.5m and 27,000m3 of fill with a maximum fill depth of 2.25m. It should be noted
that the bulk earthworks areas and volumes relate to the creation of a flat pad on which to
construct the precincts and in the case of Venice in particular some fine tuning and detailed
design of earthworks and retaining will be required to create the proposed canals.

2.13

Paris will be set at a level of 334masl with 52,500m3 of cut and 15,500m3 of fill required to provide
a level platform. The maximum height of cut and depth of fill will be 4.25m and 7.0m respectively.

2.14

Similarly New York will be set at a level of 332masl at its eastern end rising to 335masl at its
western end. The earthworks required to form the New York precinct will involve 8,000m3 of cut
and 66,000m3 of fill required to provide a level platform with a maximum height of cut and depth
of fill of 5m and 3.5m respectively.

2.15

The Lake Village will be constructed on the lake with a floor level of 327.5masl. The Lake Village
will be constructed on piles within an area of cut associated with the formation of the lake and as
such no bulk earthworks are directly associated with the construction of the Lake Village.

2.16

The Medieval Village and Hall will be constructed on the existing slope rising to the north of the
Lake Village, starting at 329masl and rising to 344masl with the Medieval Hall sitting above the
village with a floor level of 349.9masl. The earthworks associated with the construction of the
Medieval Village and Hall will be limited to cut with a cut volume of 2,000m3 and a maximum
depth of cut of 1.75m.

2.17

The balance of the bulk earthworks (beyond the various precincts and villages outlined above)
involve the formation of the lake and the construction and/or upgrading of the internal access
network and the formation of the proposed parking areas.

2.18

Given that the bulk cut and fill volumes have effectively been balanced and the stripped topsoil
will be used for bunding and landscaping on site no material associated with the proposed bulk
earthworks will be transported from the site and any material (e.g. rocks, gravel or sand)
transported to the site is not expected to be in significant volumes.
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Lake
2.19

As outlined above the proposed development will be focused around an artificial lake that is
based on the existing irrigation reservoir and the lake consented under RM120572. The lake will
cover approximately 11 hectares and will be formed with islands and peninsulas to provide
interest and screening and to limit inter-visibility between the various precincts and the public
and private parts of the site. The islands will be planted with a mix of native trees, shrubs and
grasses.

2.20

The design and construction of the lake is outlined at Section 7 of the Six Waters Infrastructure
Feasibility Report prepared and attached as Appendix 7 to this application.

2.21

The bed of the lake will be shaped through cut and fill earthworks with the bed and sides of the
lake then lined with an impermeable liner. The liner will be overlaid with rocks, gravel and/or sand
to provide the desired amenity and protect the liner.

2.22

The lake will be constructed in order that it has an operating level of 327masl with a varying depth,
ranging from 1m deep around Venice and the Lake Village to around 3.5m deep at its centre. The
operating level will be maintained by a weir at the eastern end of the lake, creating an “infinity
edge” against the backdrop of the Sound Stage Lot. The weir will drain into a channel with the
water being recirculated and pumped back into the lake, likely flowing back into the Central Park
lake which then drains to the main body of the lake (subject to detailed engineering design).

2.23

Given that the lake is located within the central basin within the site and there is no natural
outflow for the lake overflow areas will be provided on the perimeter of the lake to manage lake
levels during significant rainfall events. Water from the lake will also be used for irrigation of
planting on the site.

2.24

The Infrastructure Report outlines a number of measures that can be incorporated into the
detailed design and construction of the lake to ensure that appropriate levels of water quality are
maintained. These include (but are not limited to):
•

Lining of the bed and sides of the lake with an impermeable liner in order to limit
nutrients in base sediments and limit the growth of unwanted plants and algae;

•

Creation of riparian zones around the perimeter of the lake;

•

Pre-treatment of stormwater run-off prior to discharge to the lake;
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•

Diversion of stormwater run-off from car park areas to soak pits;

•

Introduction of native fish and zooplankton;

•

Management of stock on site (if any) and discouraging waterfowl from settling on the
lake;

•

Circulation of irrigation water (from existing bores on site) to reduce hydraulic residence
time and flush out unwanted nutrients;

•

The installation of a pumped circulation system;

•

Providing shaded areas around the margins of the lake;

•

The inclusion of a weir to skim off the warmest top layer of the lake and any phytoplanton
cells and floatables.

2.25

The above measures have been incorporated into the conceptual design of the lake and the wider
development and/or will be assessed and incorporated into the detailed design (lake,
infrastructure and landscape). The detailed design of the lake is provided for within the proposed
conditions of consent6 attached as Appendix 6 to this application .
Precincts - Introduction

2.26

As oulined above the proposed development will be constructed in a series of distinct precincts
that are intended to replicate commonly used film locations such that the entire development
will have the ability to double as a movie set while providing the necessary support facilities for
the sound stages.

2.27

Architectural Plans of the proposed development are attached as Appendices 3 and 5 to this
application and are broken down into individual plan sets as follows:
Appendix A - Site and Architectural Plans

6

Appendix Sub-Set

Sheets

Element / Precinct

3

0 to 21

Overall Location, Site and Contour Plans and Miscellanious
Buildings and Structures

SI-RC

Conditions 12g) and 12h)
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5.1

SS-RC

1 to 15

Sound Stage Lot

5.2

IV-RC

1 to 14

Italian Village

5.3

SV-RC

1 to 10

Seaside Village

5.4

VE-RC

1 to 11

Venice

5.5

PA-RC

1 to 15

Paris

5.6

NY-RC

1 to 16

New York City

5.7

LV-RC

1 to 11

Lake Village

5.8

MV-RC

1 to 10

Medieval Village

Table 1 - Architectural Plan Sets

2.28

Each individual plan set for the various precincts includes a site plan, floor plans, elevations, cross
sections and 3D views. In addition each plan set includes a schedule of proposed floor areas by
use and the plans for each village or city precinct include indicative facade reference sheets which
provide a photographic representation of the intended exterior appearance and the indicative
materials and colours that are to be used. Proposed Typical Facade Elevations are also provided
for the Sound Stage Lot, the Italian and Seaside Villages and the Venice, Paris and New York
precincts and have been incorporated into the respective plan sets.

2.29

While the design of buildings within each village or city precinct is reasonably well advanced it is
expected that fine tuning of building design and/or position will be required in order to achieve
the desired look and feel for each precinct. A somewhat flexible approach is therefore sought
whereby the buildings will generally be as shown on the proposed plans but the final design and
position of buildings may vary provided they do not extend beyond the defined spatial extents of
the precinct and the proposed floor areas and height limits are not exceeded. This approach is
set out in the proposed conditions7 attached as Appendix 6 to this application and effectively
establishes the various precincts as large building envelopes with associated parameters for built
development within them.

2.30

Given the extent of bulk earthworks proposed, which will modify the existing ground level within
and around the central basin, the heights of buildings within each precinct and village are

7

Conditions 42 to 49
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generally expressed as heights above finished ground level (rather than heights above existing
ground level).
2.31

Additional earthworks will be required in association with the construction and landscaping of
each precinct or village however those earthworks are likely to be relatively minor given that the
bulk earthworks will have created the desired platforms on which to construct the necessary
buildings. The additional earthworks will generally be within the scope of the bulk earthworks (i.e.
their extent, volume and heights/depths of cut and fill) and can be undertaken in accordance with
the proposed earthworks conditions such that additional earthworks consents should not be
required.
Sound Stage Lot - Plan Set SS-RC

2.32

As oulined above the Sound Stage Lot is located at the eastern end of the lake and will comprise
a gently sloping platform measuring 314m (east to west) by 239m (north to south). On that
platfrom the Sound Stage Lot will have a footprint of approximately 68,850m2. The Sound Stage
Lot is designed to accommodate two sets of six buildings, as shown on the proposed plans.

2.33

The first set of sound stage buildings (comprising Sound Stages Alpha to Echo and Workshop 1
with Wardrobe 1 forming part of Sound Stage Bravo) are likely to be constructed as the first phase
of the development with the second set of sound stage buildings (Sound Stages Foxtrot to Juliet
and Workshop 2 and Wardrobe 2) being constructed as and when required in order to meet the
specific needs of potential lessees.

2.34

Table 2 below sets out the dimensions and intended use of proposed buildings that will constitute
Phase 1 of the Sound Stage Lot.
Building

Alpha
SS02
Bravo
SS05

Use

Length

Width

Sound Stage

115.5m

35.6m

4,112m2

Sound Stage &
Wardrobe

84.2m

35.6m

2,998m2

74.0m

41.8

3,093m2

87.0m

35.6

3,097m2

Charlie
SS01

Sound Stage

Delta
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SS03
Echo
SS04
Workshop 1
SS06

Workshop

92.0m

35.8

3,294m2

92.0m

35.6m

3,275m2

Total Building Coverage

19,869m2

Table 2 - Phase 1 Sound Stage Buildings - Use, Dimesions and Areas

2.35

Phase 2 of the Sound Stage Lot, which comprises Sound Stages Foxtrot to Juliet and Workshop 2
and Wardrobe 2, is generally consistent with the size and dimensions of the Phase 1 buildings
however they are configured differently on site.

2.36

The sound stage buildings will comprise concrete tilt panel construction finished in painted
plaster and will include exterior fixtures on the elevations to which interchangeable facade
elements will be attached in order to recreate any city or building location necessary for a
particular production. The interchangeable facade elements are detailed on the proposed plans,
in particular the Proposed Typical Sound Stage External Elevations, Proposed Typical Sound Stage
3D View and Interchangeable Facade Elev, Section and 3D View plans8. The appearance of the
interchangeable facade elements will vary as necessary however the Proposed Typical Facade
Elevation9 illustrates the concept.

2.37

When in use the interchangeable facade elements will give the sound stage buildings an
appearance similar to that of the other precincts (i.e. appearing as actual buildings within real or
imagined cities).

2.38

In addition the exterior of some of the sound stage buildings (Sound Stages Charlie and Delta
within Phase 1 and Sound Stage Golf and Workshop 2 in Phase 2 as shown on the plans) will
include green screens or LED screens against which to shoot.

2.39

Indicative exterior materials and colours of the sound stage buildings (excluding the
interchangeable facade elements) are shown on the Indicative Colours and Materials plan10.

8

Plan references SS-RC-08, SS-RC-11 and SS-RC-12
Plan reference SS-RC-13
10
Plan reference SS-RC-13
9
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Recessive colours have been selected to reflect the local landscape and can be summarised as
follows:
Element

Material

Colour

Walls

Plaster

Sandy Khaki Colour (e.g.
Resene Desert Sand or similar)

Roof

Membrane

Black

Doors

Steel

Dark Grey or Brown

Table 3 - Sound Stage Buildings - Exterior Materials and Colours

2.40

The Sound Stage Lot and the buildings it will accommodate have been designed to enable
maximum flexibility in order that the specific needs of various production companies and
particular film projects can be accommodated. This includes removeable partitions within some
of the buildings, the interchangeable facade elements and the ability to configure the lot in a
variety of ways (through sliding walls and gates) in order that multiple lessees and/or projects can
be accommodated concurrently. This flexibility extends to the ability to construct the Phase 2
buildings as and when required. In addition the proposed form and configuration of the Phase 2
buildings is intended to be indicative with some flexibility in terms of the form and layout of those
buildings provided through the proposed conditions of consent11 attached as Appendix 6 to this
application.

2.41

Similarly the road markings and parking shown on the Proposed Site Plan12 are indicative and will
be taylored to suit individual projects if a specific street scene is required.

2.42

Each sound stage building is likely to include bathrooms, make up and green rooms, offices and
storage.

2.43

Acoustic instulation, sound locks and mechanical ventilation will be provided within each sound
stage building to manage noise from within and outside of the buildings.

2.44

The Proposed Perimeter Wall External Elevations Plan13 shows the elevations of the Sound Stage
Lot when viewed from the north, south, east and west. The western elevation of the Sound Stage
Lot, being the elevation facing onto the lake, is shown comprising an LED screen. Alternatively or

11

Conditions 42 to 44
Plan reference SS-RC-01
13
Plan reference SS-RC-09
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until such time as the LED screen can be installed the western elevation of the Sounds Stage Lot
will be painted an appropriately recessive colour consistent with the wider sound stage buildings
with provision made for the attachment of a removeable green screen (either fabric or sectional
plywood or similar). The LED sreeen would provide a backdrop for any project filming on the lake
(LED screens becoming the modern equivelant of the traditional green screen) whereas the green
screen would provide the ability to insert the desired backdrop in post-production.
2.45

The LED/green screen will be 225m in length and while it aligns with the maximum height of the
sound stage buildings, given the change in elevation from the sound stage lot to the lake the
overall height of the LED/green screen will be 19.6m. The LED screen will be used as a backdrop,
usually during daylight hours and will have the natural appearance of the location being
replicated, LEDs providing a more natural looking light source than projected light.
Italian Village - Plan Set IV-RC

2.46

The Italian Village is located immediately to the north of the Sound Stage Lot and is split into two
distinct areas, being the east and west villages. The village will not generally be accessible to the
public and will primarily provide production office space and exterior shooting locations but also
includes a large dining hall for cast and crew.

2.47

It is proposed that the Italian Village will be constructed in two phases alongside the development
of the Sound Stage Lot. The first phase will comprise the western part of the village and will be
constructed to provide the necessary production offices and support facilities required for Phase
1 of the sound stage buildings. The second phase of the Italian Village will be added as and when
Phase 2 of the Sound Stage Lot is constructed.

2.48

The spatial extents of Phases 1 and 2 of the Italian Village have a combined area of 24,200m2 and
within that area buildings will be finished to take on the appearance of centuries old structures.

2.49

The buildings will generally comprise two to three storeys and will range in height from 12m to
14m above finished ground level. The village will follow the slope of the site which rises from
around 331masl at the northern edge of the Sound Stage Lot to around 348masl (+17m) at the
northern extents of the village. This will help give the village an authentic, natural feel and will
allow a varying roofscape and interest with narrow lanes, alleyways and steps between the
buildings.
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2.50

While the design of the buildings is well advanced some flexibility is proposed through the
conditions of consent to allow for the design and location of buildings and cirulation spaces to be
fine tuned provided the specified spatial extents, total floor areas and height limits for the
precinct are not exceeded.

2.51

The buildings within the Italian Village will generally be finished to take on the appearance of brick
and stone buildings with clay tile roofs, timber window and door joinery, shutters and iron balcony
detailing as shown on the Proposed Typical Facade Elevation, Indicative Italian Village Facade
Reference and Indicative Colours and Materials References Plans14.
Seaside Village - Plan Set SV-RC

2.52

The Seaside Village is located on the southern shore of the lake, to the west of the Sound Stage
Lot. The village covers an area of 10,500m2 and will provide a mix of production office space,
exterior shooting locations, storage, workshop and food and beverage service.

2.53

The village will appear as three streets or blocks extending back from the waterfront docks. The
buildings will generally comprise 2 to 2.5 storey buildings with gable roof forms and a maximum
height of 14m above finished ground level. The waterfront of the Seaside Village will comprise a
boardwalk or dock with jetties and boat ramps projecting out into the lake.

2.54

The buildings within the Seaside Village will generally be finished in timber weatherboards and/or
shingles as shown on the Proposed Typical Facade Elevation, Indicative Seaside Facade
References and Indicative Colours and Materials References Plans15. Timber shingles will
generally be unpainted while weatherboards will be painted in typical colours of soft blues and
greys with white painted trims and joinery. Roof materials will vary with some buildings including
shingle roofs while others will comprise profiled steel or similar. Overall the Seaside Village will
take on a Cape Cod or Nantucket style appearance.
Venice - Plan Set VE-RC

2.55

The Venice precinct is located at the western end of the lake and comprises an area of
approximately 16,000m2. Venice will be open to visitors while also servicing the wider production

14
15

Plan references IV-RC-11 to 13
Plan references SV-RC-07 to 09
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activities and will accommodate a wide range of uses. The activities provided for within Venice
will include the following:
•

a 790 seat (or thereabout) screening theatre which will enable directors to screen their films
for partnering production companies, producers, distributors or test audiences, view reels
(being large portions of their edit) or view daily rushes (being the shots captured during the
course of a day’s filming) while also being available for film and/or theatre productions
including productions for the wider community and visitors;

•

outdoor filming/exterior shooting locations

•

production offices;

•

retail space;

•

an art school and film composition masterclass;

•

gallery space;

•

gym and spa facilities;

•

hospitality (cafes, restaurants, bars);

•

conference facilities;

•

additional studio space including an underwater tank for specialist underwater filming and
underwater motion capture or performance capture; and

•
2.56

storage space.

The proposed plans also include floor space labelled as ‘Future Use TBC’. The future use is likely
to include accommodation (subject to a separate resource consent process) but may include
additional production office space or storage depending on demand.

2.57

The proposed buildings will be constructed on the lake amongst piazzas and circulation space
with the iconic canals, bridges, alleyways and wharfs of Venice being recreated.

2.58

Buildings within the Venice precinct will generally be two to three storeys in height and will have
a maximum height of 14m above street level (i.e. 14.5m above lake level).

2.59

The buildings within the Venice precinct will generally be finished with an appearance of a mix of
brick and block construction with plaster cladding, timber window and door joinery, shutters and
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balconies as shown on the Proposed Typical Facade Elevation, Indicative Venice Facade Reference
and Indicative Colours and Materials References Plans16.
Paris - Plan Set PA-RC
2.60

The Paris precint is located to the west and elevated 6.5m above Venice and will comprise an area
of 32,900m2. From Venice a set of steps will ascend to Paris with a “European Avenue” providing
the transition between the two precincts.

2.61

Paris will continue the theme of Venice, accommodating a mix of uses and being open to visitors
while still including elements of a working film studio. The following uses will be accommodated
within the Paris precinct:
•

production offices;

•

outdoor filming/exterior shooting locations

•

additional sound stages (Sound Stages Kilo to November), VR/AR17 and motion capture
stages and associated makeup, wardrobe and green rooms;

2.62

•

hospitality

•

retail space;

•

workshops; and

•

vendor space.

As with Venice the floor plans for Paris include floor space labelled ‘Future Use TBC’ and again
this is likely to comprise accommodation but may include additional production office space or
such like.

2.63

The buildings within the Paris precinct will generally be three storeys in height with Parisian style
loft spaces and mansard roofs as shown on the Proposed Typical Facade Elevation, Indicative Paris
Facade Reference and Indicative Colours and Materials References Plans18. The Parisian buildings
will include a variety of building styles (e.g. “Mid Town”, Municipal and “Uptown” buildings) to
replicate different areas of Paris. The buildings will be finished in materials that will appear as a
mix of stone and plaster with timber shutters and iron balustrades and shingle, slate or steel roofs

16

Plan references VE-RC-08 to 10
Virtual Reality and Augmented Reality
18
Plan references PA-RC-12 to 14
17
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and brick and clay chimneys. The proposed maximum height for the Paris precinct is 14m above
finished ground level.
2.64

The north western edge of the Paris precinct is defined by a section of the lake that wraps around
a raised peninsula that lies to the north and provides visual separation between Paris and the
Medieval and Lake Villages. This part of the lake will be formed to take on the appearance of a
European river (such as the Sienne) with stone embankments and a bridge designed and
constructed to appear as a section of an iconic Paris bridge.
New York - Plan Set NY-RC

2.65

Moving further west Paris transitions into the New York City precinct which covers an area of
23,700m2. New York will again accommodate a wide range of activities including the following:

2.66

•

film school including lecture theatres and library

•

outdoor filming/exterior shooting locations

•

hospitality

•

laundry facilities (for wardrobe departments, cast and crew)

•

production offices

•

retail

•

studio and workshop space

•

storage

The plans for New York also show floor space labelled ‘Future Use TBC’ which is intended to
include accommodation (subject to resource consent), production office space or film school
activities.

2.67

The Film School is an integral component of the development. Silverlight Studios are in the
process of approaching the likes of the New York Film Academy to create a satellite campus at
Silverlight Studios, similar to the New York Film Academy’s satellite campus on the Village
Roadshow studios lot on the Gold Coast of Australia. This satellite campus would focus on the
education of writers, directors, cinematographer’s, VFX and technology students etc. This would
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be combined with a creative NZ education provider like Te Auaha (who Silverlight Studios have
met with) to focus on broader creative skills for the industry such as hair, makeup, set building,
design, dance and performance etc. With these two elements combined the film school will
provide education and training in a wide range of skills that are needed to service the film industry
and Silverlight Studios in particular. It is envisaged that in the region of up to 600 students
(comprising a mix of full time and part time students) will attend the combined Film School at any
one time.
2.68

Buildings within the New York precinct will generally be three to four storeys, reducing to two
storeys at its western end, and will take on the appearance of brick and stone buildings with
exterior fire escapes and interchangeable signage, shutters and awnings as shown Proposed
Typical Facade Elevation, Indicative New York Facade Reference and Indicative Colours and
Materials References Plans19. The maximum height within the New York precinct will be 14m
above finished ground level.
Lake Village - Plan Set LV-RC

2.69

The Lake Village will be constructed on the lake to the north of the Paris precinct and will cover
an area of approximately 2,300m2. The Lake Village will be of timber construction and will be
comprised of a collection of irregular shaped buildings interconnected with timber decks, piers
and bridges.

2.70

The floor level of the Lake Village will generally be 327.5masl (being 500mm above the surface of
the lake) and will comprise buildings that are generally two to three storeys in height with steep
pitched gable roofs and towers. The proposed height limit for the Lake Village is 14m above
ground floor level (or 14.5m above lake level).

2.71

The likely finishes for the Lake Village buildings are shown on the Indicative Colours and Materials
References Plan20.

2.72

The Lake Village will accommodate tourism activities alongside a limited amount of storage.
Medieval Village and Hall - Plan Set MV-RC

2.73

19
20

The Medieval Village and Hall will be located to the north west of the Lake Village and will cover

Plan referneces NY-RC-13 to 15
Plan reference LV-RC-10
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an area of approximately 3,600m2 comprising a collection of small buildings climbing up the hill
to the Medieval Hall. The buildings within the village will be relatively small in scale with heights
ranging from 6m to 8m above finished ground level while the hall will have a maximum height of
14m above finished ground.
2.74

The Medieval Village and Hall will largely accommodate tourism, hospitality and retail activities
but will also incorporate a security checkpoint controlling access around the northern side of the
lake.

2.75

The likely finishes for the Medieval Village and Hall are shown on the Indicative Colours and
Materials References Plan21.
Miscellanious Structures and Buildings

2.76

In addition to the Sound Stage Lot, villages and precincts described above various additional
structures and buildings are proposed as part of the overall development and can be described
as follows:
Cast Trailer Areas

2.77

It is a general requirement that each cast member at a certain level must be provided with their
own trailer. Trailers provide cast a private space in which to wait between shots and learn lines
and are often provided amongst sound stages as space allows. Continuing the philosophy of
making Silverlight Studios a place where talent wants to be it is proposed to provide Cast Trailer
Areas adjacent to the lake to the south west and north west of the Sound Stage Lot. The Cast
Trailer Areas will provide the required trailers in an attractive and private setting creating a more
enjoyable experience for cast. The location and extents of the Cast Trailer Areas are shown on
the Proposed Site Layout Plan22.
Greens Area

2.78

A Greens Area is proposed immediately to the west of the New York precinct as shown on the
Proposed Greens Area Plan23 that forms part of the plan set attached as Appendix 3 to this
application and will provide the hub for the ongoing management, maintenance and landscaping
of the development. The Greens Area will include a workshop (constructed as a leanto at the back

21

Plan reference MV-RC-8
Plan reference SI-RC-03
23
Plan reference SI-RC-10
22
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of the adjoining New York precinct), implement shed, shade house, glass house and storage bins
for bulk materials (e.g. sand, mulch, compost etc). A small storage shed will also be provided for
the storage of any dangerous goods which will include small quantities of paints, solvents and
glues used in the set construction process.
2.79

The buildings within the Greens Area will range in height from 3m to 6m and (with the exception
of the shade house and glass house) will be clad in profiled steel in a suitably recessive colour of
Colorsteel Karaka, Lichen or similar24.
Central Park, Ice Rink and Central Park Bridges

2.80

The location and extents of Central Park are shown on the plan titled ‘Proposed Central Park Plan
& Bridge’25. The park will cover an area of approximately 50,000m2, including a small lake, ice rink
and bridge and will be landscaped to replicate the look and feel of New York’s Central Park being
the world’s most commonly used film location. Plans, elevations and 3D views of the proposed
bridge and ice rink are shown on the plans titled ‘Proposed Central Park Plan & Bridge’ and
‘Proposed Central Park Ice Skating Rink’26

2.81

The park will be landscaped with grassed meadows and pathways. In order to replicate the
desired look and feel tree planting will be undertaken including a mix of evergreen and deciduous
species commonly found in Central Park. This may include beech, elm, linden, maple, cedar,
walnut, oak, pine and spruce.

2.82

In order that the park achieves the desired look early on a number of artificial “hero” trees will
be constructed with natural planting around them to add bulk to the scene. Similar trees have
been constructed at Hobbiton and other permanent installations and comprise box steel
armatures coated in a sculpted foam with bark and finer details then added with durable moulded
rubber. Foliage is sourced from silk flower manufacturers and hand tied onto the branches. The
overall construction method allows flexibility and strength resulting in a durable finished product.
Foliage replacement and repainting is required every 5 years or so. The artifical trees will be up
to 12m in height.

2.83

Central Park will be set behind the proposed landscape mounding that runs parallel to the State
Highway boundary such that the tops of the trees may be visible from the State Highway but will

24
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blend with the existing shelter planting throughout the site.
2.84

The park will be open to visitors as part of the overall experience and will also be used for outdoor
filming as and when required.
Visitor Entrance Building

2.85

Visitors will be welcomed into the park through a Visitor Entrance building located immediately
to the west of the visitor carpark, as shown on the Proposed Vehicle Access & Security Plan27. A
floor plan, roof plan, elevations and 3D view of the Visitor Entrance building are shown on the
Proposed Visitor Entrance Building plan28. The Visitor Entrance building is a low profile circular
structure set into the existing landform and will comprise office, bathrooms, tourism and retail
space.

2.86

Exterior materials and colours for the Visitor Entrance building will be29:
Element

Material

Colour

Walls

Plaster

Resene
similar

Roof

Profiled Steel or similar

Colorsteel ‘TidalDrift Matte’
or similar

Doors & Window Joinery

Timber - Stained

Wood X ‘Aspiring’ or similar

‘Desert

Sand’

or

Table 4 - Visitor Entrance Building - Exterior Materials and Colours

North Bridge
2.87

The proposed North Bridge, as shown on the plan titled ‘Proposed North Bridge’30, will be
constructed to provide a link from Paris and Venice to the northern side of the lake.
Transport Hub

2.88

Electric golf carts will be the primary means of transporting cast and crew around the site. In
addition small, open sided hop on hop off multi-seater golf carts will be available to conduct tours
of the site. A Transport Hub is proposed to provide for the charging of the golf carts and the

27

Plan reference SI-RC-09
Plan reference SI-RC-13
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storage of the larger golf carts used to transport visitors around the site.
2.89

The Transport Hub will be positioned within the pick up / drop off area for the studio tours, to the
north west of the visitor carpark and Crew Carpark One as shown on the plans titled ‘Proposed
Site Layout Plan’ and ‘Proposed Vehicle Access & Security Plan’31 and will provide shelter for
visitors waiting for their tour to begin .

2.90

The basic design of the Transport Hub is shown, with elevations and plan and 3D views, on the
plan titled ‘Proposed Transport Workshop’32. The exterior materials and colours for the Transport
Hub will be selected to be consistent with the Visitor Entry Building. The final form and layout of
the Transport Hub is likely to require refinement and it is proposed that the final design and layout
of the hub is submitted to Council for approval prior to construction33.
Typical Utility and Ancillary Site Buildings

2.91

Utility and ancillary buildings may be located around the site to accommodate infrastructure and
services for the wider development. These buildings may comprise pumphouses, electrical substations or utility hubs and indicative elevations and plan and 3D views are provided on Plan SIRC-12 - ‘Proposed Ancillary Site Buildings’. The exterior materials and colours for the Typical
Utility Buildings will depend on their location within the site, either comprise profiled steel wall
and roof cladding and aluminium window and door joinery in a suitably recessive colour of
Colorsteel Karaka, Lichen or similar or being selected to appear as buildings that form part of the
wider precinct in which they are located34.
Security Checkpoints

2.92

Security Checkpoints will be prositioned around the site to ensure that public and private
separation is maintained. The indicative positions of the Security Checkpoints are shown, marked
as ‘S.C.’ on Plan SI-RC-03 - ‘Proposed Site Layout Plan’. The checkpoints will be located generally
as follows:
•

On Road 1 to the north of the access to the Visitor Carpark;

31
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2.93

•

On the access road between the Seaside Village and Venice precinct; and

•

On the access path on the north side of the lake, to the west of the Lake Village.

Indicative elevations and plan and 3D views of the Security Checkpoints are shown on the
Proposed Ancillary Site Buildings plan35 attached as part of Appendix 3. The indicative plans show
the likely form and extents of the Secutiry Checkpoints however the final design and exterior
materials and colours will be tailored to suit the precinct or village that they are associated with
(with colours and materials generally consistent with the corresponding Indicative Facade
Reference plans).
Precincts - General

2.94

Within each precinct or village street furniture, signage, building detailing (balustrades, shutters,
awnings) and street trees will be moveable and interchangeable in order that the streetscene can
be tailored for specific shots or time periods (e.g. 1970’s New York or present day New York). The
external appearance of the precincts will therefore change and evolve over time and this is
provided for in the proposed conditions of consent36.

2.95

The buildings will be constructed in concrete tilt panel, timber frame or other similar construction
techniques and will be finished so as to take on the appearance of the exterior materials shown
on the indicative facade references and detailed on the proposed typical facade elevations. A
brief description of how this will be achieved in a realistic and durable way has been provided by
Ra Vincent of Silverlight Studios and is attached as Appendix 14 to this application.
Tourism

2.96

The proposed tourism activities will be focused around allowing visitors to explore the the
precincts, villages and parks created on site and experience working film sets. Throughout the
public parts of the development there will be displays and exhibits celebrating New Zealand’s film
making history and achievements and the magic of cinema generally.

2.97

Visitors will also feel like they are immersed in the precincts that they are visiting and could take
a gondola ride through the canals of Venice, skate on the Central Park ice rink or have a coffee at
a Parisien cafe.

35
36
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2.98

Tourism activities may also include themed events such as banquets in the Medieval Hall.
Retail

2.99

The proposed retail activities will cater to the needs of the various users of the site including cast,
crew, students and visitors and are not intended to be a destination in their own right or compete
with the commercial areas of Wanaka. The retail elements are likely to include the following:
•

Tourism related souveniers and film memorabilia;

•

Specialist stores that reflect the precincts in which they are located (such as a fromagerie
or a boulangerie in Paris or a bodega in New York);

•

Small pharmacy;

•

Hardware store selling supplies and consumables commonly required on set;

•

Sale of surplus wardrobe pieces;

•

Book shop carrying texts required for the film school and other film related books;

•

Specialist camera shop carrying equipment that may be requird on set or by film school
students;

•

Dry cleaners;

•

Gallery space.

Hospitality
2.100

The hospitality provided within the precincts and villages will serve visitors as well as being
available to students from the film school and cast and crew, offering an alternative to the
traditional catering truck and communal catering hall. The hospitality options available will
include cafes, restaurants and bars themed to take on the appearance of the precinct or village
in which they are located. In addition street vendors may be included in Paris or New York and
special events such as banquets in the Medieval Hall will be provided for.
Conferences and Events

2.101

Given the nature of the development and the floor space and facilities available (including the
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theatre) the ability to host conferences and events is sought. This may include events for film and
television enthusiasts (such as Comic-Con) through to professional conferences. In addition it is
the intention that the theatre and other facilities will be available to the community to host local
events and performances associated with cultural festivals such as the Festival of Colour or
Aspiring Conversations.
Back Lots
2.102

One of the attractive qualities of the application site for Silverlight Studios is the amount of space
available for use as ‘back lots’. Back lots are open spaces upon which temporary sets or outdoor
filming can be undertaken. The provision of extensive back lots within the Silverlight Studios site
will provide production companies a blank canvas on which to work. Under normal circumstances
productions would need to find open space on which to shoot which can be challenging, requiring
negotiations with landowners, coordination with crop and stock cycles, permits, concessions or
consents.

2.103

In addition the open spaces in which productions would otherwise have to be shot are often far
removed from the studios and associated support facilities whereas at Silverlight Studios the back
lots are conveniently located in close proximity to the Sound Stage Lot and the support facilities
throughout the site. For example if a light is broken it is a short golf cart ride back to the studios
to get a replacement.

2.104

The provision of the back lots will also create efficiencies in terms of catering, wardrobe, make
up and such like with less reliance on mobile units.

2.105

The back lots will be serviced with electricity and telecommunications connections such that the
use of generators will largely be avoided.

2.106

Should Silverlight Studios host a movie franchise or a television series spanning multiple seasons
it is likely that sets on the back lots may be required for extended periods of time. The ability to
construct such sets is therefore sought within the following parameters:
•

Maximum floor area of 4000m2

•

Maximum height of 16m (provided the Obstacle Limitation Surface associated with the
Wānaka Airport is not breached)

•

Duration of up to 6 months
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•

All sets to be setback a minimum of 10m from the escarpment edge / ONL line at the
northern end of the back lots

•

No works associated with the construction of temporary sets to extend over the
escarpment edge at the northern end of the back lots.

2.107

The above parameters have been incorporated into the proposed conditions of consent37 and the
construction or operation of sets that exceed the parameters outlined above would be subject to
a separate resource consent process if required.
Use of Existing Buildings

2.108

Events at the woolshed, approved under RM150918, are likely to reduce or largely cease during
the construction phase of the development. The woolshed may however continue to be used for
Silverlight events during and after the construction phase with the long term use of the woolshed
likely to be reviewed once the studios are operational.

2.109

The existing farm house will be retained for residential purposes tied to the wider Silverlight
development (e.g. manager’s residence) and may be refurbished or replaced in time. The
refurbishment or replacement of the existing farm house would be subject to resource consent
requirements (if any) and does not form part of this application.

2.110

The existing farm buildings between the farm house and the woolshed will either continue to be
used for utility purposes associated with the ongoing management of the site or will be used for
storage.
Access

2.111

The proposed access arrangements are shown on the the Proposed Vehicle Access & Security
Plan38 attached as part of Appendix 3 to this application and the Earthworks Drawings Road
Hierarchy Plan and Typical Road Cross Section Plans39 attached as Appendix 5. The proposed
development will be accessed via the existing vehicle crossing onto the Wānaka - Luggate
Highway (State Highway 6) located 240m to the north west of the intersection of the Wānaka Luggate Highway and Ballantyne Road.

37
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2.112

At a minimum the existing vehicle crossing will be upgraded to include an auxilliary right turn lane
at the commencement of development. As activity on the site increases (likely year 2 or 3 if not
before) the access will be further upgraded to include an auxilliary left turn lane. Ultimately, at
around year 7 or 8 (if not before), the access will be upgraded to a roundabout.

2.113

The upgrading of the access is provided for in the proposed conditions of consent40.

2.114

The secondary vehicle crossing, which is located opposite the Ballantyne Road / SH6 intersection
and currently provides access to the existing homestead, will be retained for the purposes of
access to the homestead but otherwise will be limited to use as a secondary emergency site
access41.

2.115

From the upgraded vehicle crossing internal access to the development will be provided via Road
1 which follows the alignment of the existing access serving the woolshed and the wider site.

2.116

At the woolshed Road 2 branches off from Road 1 and extends approximately 500m to the west,
running along the northern side of an existing shelter belt and providing access to the visitor car
park. The visitor car park is 16,100m2 in area and will provide a sealed parking area for coaches,
buses, campervans and cars. A breakdown of the parking provided in the visitor car park is set out
in Table 5 below.

2.117

From the visitor car park guests will access the park through the Visitor Entry Building, continuing
on foot to the parts of the site that are open to the public or by golf cart.

2.118

To the north of the intersection of Roads 1 and 2 a security checkpoint will control access along
Road 1 to the private parts of the site.

2.119

Approximately 230m north of the security checkpoint Road 3 branches off from Road 1 and
provides access to Crew Car Park One located approximately 450m to the west. Crew Car Park
One measures 11,000m2 in area and will provide sealed parking for up to 255 vehicles. Crew Car
Park One is intended to provide parking for crew and staff engaged in the production offices,
service and tourism activities and film school in the Seaside Village, Venice, Paris and New York
precincts and the Lake and Medieval Villages.

40
41
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2.120

Road 3 will continue past Crew Car Park One and descend into the basin to provide vehicular
access to Venice, Paris and New York and the western end of the Seaside Village.

2.121

Beyond the Road 3 intersection Road 1 will continue north, providing access to the Sound Stage
Lot and its associated crew car park (Crew Car Park Two).

2.122

Road 4 branches off from Road 1 at the south eastern corner of the Sound Stage Lot, dropping
down into the basin and providing access (for trucks, cast trailers, prop vehicles and emergency
services) to the sound stages, cast trailer beach and the eastern end of the Seaside Village.

2.123

Road 1 continues north providing access to Crew Car Park Two which is 16,100m2 in area and will
provide sealed parking for up to 636 vehicles for cast and crew working at the Sound Stage Lot
and/or the Italian Village.

2.124

Between the site access and the north eastern corner of the Sound Stage Lot Road 1 is classified
as a ‘Type A’ road as shown on the Earthworks Drawings Road Hierarchy Plan and Typical Road
Cross Section Plans42 attached as Appendix 4 to this application. Road 2 and Road 3 (from its
intersection with Road 1 to the western end of Crew Car Park One) are also Type A roads which
comprise 6.7m sealed carriageways with grassed swales.

2.125

Beyond Crew Car Park Two Road 1 turns west and narrows to a ‘Type B’ road providing vehicular
access to the Italian Village and the northern side of the Sound Stage Lot. Type B roads are shown
on the typical cross sections as comprising a 5.5m wide single crossfall sealed carriageway
draining to a single grassed swale.

2.126

Similarly, at the western end of Crew Car Park One, Road 3 narrows to a Type B road as it descends
into the central basin.

2.127

At the point where Road 1 begins to descent towards the Italian Village Road 5 branches off and
continues north, following an existing farm track that is aligned along the edges of the existing
farm paddocks and shelter belts and provides access to the northern and north western portions
of the site. Road 5 is approximately 2km in length and provides vehicular access to the ck lots and
the rear of the Medieval Hall. From the Mediaval Hall Road 5 will drop down and provide vehicular
access to the Medieval Village, Lake Village, the northern side of the New York precinct and the
greens yard to the west.

42
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2.128

Road 5 is shown on the Roading Hierarchy Plan as a ‘Type C’ road which comprises 5.5m wide
gravel carriageway with grassed swales on either side as shown on the typical cross sections.

2.129

The internal roading network will provide vehicular access (for service vehicles, trucks and
emergency services) to all precincts within the site and will be constructed to comply with the
maximum grade of 1 in 6 for private vehicular access as set out in the Proposed District Plan.

2.130

The layout of the Visitor Car Park and Crew Car Parks One and Two is shown on the Proposed
Vehicle Access & Security Plan and can be summarised as follows:

Visitor Car Park

Crew Car Park One

Crew Car Park Two

Car Parking

205

239

625

Mobility Parking

9

16

11

237

654

NA

Golf Cart Parking

NA

63

63

Coach Parking

16

NA

NA

Campervan Parking

21

NA

NA

Motorcycle Parking

30

NA

NA

Bicycle Parking

100

108

NA

Overflow/Expansion
Car Parking

Table 5 - Parking Details

2.131

Beyond the proposed internal roading network pedestrian and golf cart/scooter access will be
provided by way of a networks of paths generally as shown on the Proposed Vehicle Access &
Security Plan. Where golf cart access is required the paths will be 1.5m to 2.5m wide and formed
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in lime chip or similar. Paths may be narrower where only pedestrian or scooter access is required
and will be finished to suit the specific precinct in which there are located or to meet specific
landscape or aesthetic outcomes.
2.132

Two unformed legal roads pass through the application site, running north/south and east/west
as shown on the Existing Overall Site & Location Plan43 attached as part of Appendix 3. The closure
of the unformed legal roads was approved in principle as part of resource consent RM120572
(which is yet to be implemented in full but approved the subdivision of the site to create 35 rural
living lots plus a balance farm lot) with public access being provided by way of re-aligned Rights
of Way. The formal road stopping and creation of alternative Rights of Way would be undertaken
under the Local Government Act.

2.133

In order to maintain and enhance public access through the site and enable crew and visitors to
access the development off road by active transport means it is proposed to construct a
pedestrian and cycle track (with associated Right of Way) as shown on the Proposed Vehicle
Access & Security Plan.

2.134

The alignment of the track and Right of Way will follow an existing farm track that descends the
river terrace and will connect into the existing Upper Clutha River Track at the north western
corner of the site.

2.135

From the top of the river terrace the Right of Way and track will follow the western boundary of
the site before continuing east along the site’s road boundary to the south eastern corner of the
site. From the south eastern corner of the site it is proposed to continue the track east within the
State Highway road reserve to Stevenson Road. Extending the track to the east in this manner will
provide an off road connection to Stevenson Road which loops back north to the Upper Clutha
River Track creating a loop track accessible to the public as well as cast and crew.

2.136

The alignment of the Right of Way and track shown on on the proposed plans is indicative only,
particularly where it descends from the site down the river terrace face to meet the Upper Clutha
River Track with the detailed design and alignment to be developed in consultation with the
Upper Clutha Tracks Trust and iwi, given the identified Wāhi Tūpuna area covering the margins
of the river.

43
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2.137

The proposed Right of Way easement will be 3m in width with the track generally being formed
to 1.5m in width.

2.138

While Venice, Paris, New York City and the Medieval Village and Hall will be accessible to visitors
the Seaside and Italian Villages, Sound Stage Lot and farm paddocks to the north will not generally
be accessible to visitors due to the security and privacy requirements of the studios.

2.139

Access will be controlled by the security checkpoints described above with discrete security
fencing, in the form of deer fencing, restricting access to the sensitive parts of the site. The
general alignment of the proposed security fencing is shown on the Proposed Vehicle Access &
Security Plan. In addition gentle landscaped bunding and/or planting will be established along the
eastern side of the public walking and cycling track in order that the outdoor filming activities that
may be undertaken on the back lots are not readily visible to the public.

2.140

As outlined above provision will be made for off road pedestrian and bicycle access to the site via
the proposed track linking into the Upper Clutha River Track to the north of the site. Active
transport via this route will be encouraged through the provision of bicycle parking, ebike
charging facilities and lockers and showers within each precinct.

2.141

In addition it is the Applicant’s intention to provide bus services for crew to and from the site at
peak times and through the day as required. Crew will be encouraged to make use of these
services in order to reduce the use of private vehicles and vehicle movements to and from the
site. The frequency of these services and pick up points (e.g. Wānaka, Luggate, Hāwea or Albert
Town) will be determined by demand and the number and distribution of crew accommodated
around the district. The bus service will also be available to visitors and may extend beyond the
peak hours if there is sufficient demand.
Servicing

2.142

A Six Waters Infrastructure Feasibility Report has been prepared by CGW Consulting Engineers
and is attached as Appendix 7 to this application.

2.143

In addition further assessments of fire fighting water supply requirements and electricity demand
have been undertaken by Cosgroves and are attached as Appendix 8 and 9.

2.144

As outlined in the infrastructure assessments the following servicing arrangements are proposed:
Wastewater
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2.145

Wastewater will be disposed of to Council reticulation by way of a connection into the 560mm
gravity main located at the south eastern corner of the site with the Council main discharging to
the Wānaka wastewater treatment plant (“Project Pure”) located 1.2km to the east of the site.

2.146

Within the site wastewater will drain to either a central wastewater pump station or a number of
smaller pump stations located around the site. The layout and design of the internal wastewater
reticulation network will be subject to detailed engineering design however pump station(s)
where required will be in ground or incorporated into buildings (precinct buildings or as per the
indicative ancillary buildings shown on the proposed plans). Any pump station buildings required
will be located within the central basin and not visible beyond the boundaries of the site.
Potable Water

2.147

Potable water will be provided to the site by way of a connection to Council’s 250mm water main
to the south east of the site with the potable water being distributed around the site as necessary.
As with the wastewater infrastructure the layout and design of the internal potable water
reticulation, and the connection to Council’s main, will be developed through the detailed design
and Engineering Acceptance process.

2.148

In addition an existing Council water line follows the alignment of the east/west unformed legal
road through the site and provides a water supply from the Corbridge Downs Bore to Project Pure
and rural living properties to the east. The alignment of this existing water line conflicts with the
proposed areas of earthworks associated with the construction of the carparking and roading and
as such, as part of the proposed works, the water main will either be relocated clear of the
proposed earthworks areas or relaid deeper such that the main is not affected by the bulk
earthworks or the construction of the car parking and roading. In either case a water supply
easement will be created covering the realignment and/or replacing the unformed legal road
upon its closure44.
Stormwater

2.149

As detailed in the infrastructure report stormwater from the proposed parking areas and internal
roading network (outside of the central basin) will be pre-treated through swales and rain gardens
before being discharged to ground via appropriately designed soak pits.

44

Condition 17f)

Silverlight Studios Limited
Silverlight Studios – 707 Wanaka - Luggate Highway
Assessment of Environmental Effects

41

2.150

Stormwater from roads and hardstand areas within the central basin will again be pre-treated
before being discharged to the lake. Stormwater runoff from the roofs of the proposed buildings
is considered clean and will discharge directly to the lake.

2.151

The proposed lake will provide stormwater storage with pre-treated run off recharging the lake.
As outlined above overflow will be provided by way of soakage areas around the perimeter of the
lake which will drain to the underlying outwash gravels. The proposed soakage areas will be
designed to accommodate 1 in 100 year events and sized to ensure that buildings on and around
the lake have sufficient freeboard during “Probable Maximum Precipitation” events.

2.152

It is proposed that shut off valves will be incorporated into the overall stormwater design in order
that accidental discharges of contaminants can be avoided. Spill kits and procedures will be
provided/developed as necessary. These measures will also serve to ensure that suitable levels
of water quality are maintained within the lake.
Fire Fighting Water Supply

2.153

The proposed lake will also serve as the fire fighting water supply for the development. In the
event of a fire water will be pumped from the lake via diesal pumps housed within a pump shed
at the north west corner of the Sound Stage Lot or other suitable location. The fire fighting water
will be distributed around the site via an internal reticulation system feeding sprinkler systems
within the larger buildings (e.g. Sound Stages, Workshops and Theatre) and hydrants throughout
the site.

2.154

Based on the proposed floor areas and uses the most onerous fire fighting storage requirement
has been assessed as 2160m3 which equates to a 20mm drop in the lake level. Pump inlets will
be designed and positioned to account for fluctuations in the lake level in order that there is
sufficient fire fighting water available at all times.
Irrigation Water Supply

2.155

An irrigation water supply will be provide via the existing consented water takes on site, being
Bores 1 and 2 and the Criffel Water Ltd. water race take from Luggate Creek. The water available
to the site for irrigation falls short of the calculated worst case requirements however those
requirements are based on the intensive farming of the balance of the land not covered by the
proposed works. The management and farming of the balance land will be tailored such that it
can be undertaken within the limits of the existing irrigation water supply unless additional
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irrigation water is made available through future resource consenting or the purchase of water
from an irrigation scheme. It should be noted that the constraints on irrigation water supply
would apply irrespective of whether the proposal is consented with the irrigation supply falling
short of the peak irrigation demand if the entire site was used for intensive farming.
Lake Water
2.156

The proposed lake will largely be recharged by stormwater however the lake will be topped up
via the existing consented irrigation takes which will discharge to the lake before being used for
irrigation (essentially continuing the existing function of the irrigation reservoir). This will ensure
that the lake is kept at the desired level while also creating circulation of water within the lake
and reducing the lake’s hydraulic residency time (the amount of time water stays in the lake).
Bore Relocation

2.157

Bore 2 is located in the north eastern corner of the Sound Stage Lot and will be affected by the
proposed earthworks and building construction. Rather than incorporating the bore and its
associated infrastructure into one of the sound stage buildings it is proposed to construct a new
bore clear of the earthworked area and transfer the existing water take permit with the existing
bore being decommissioned as part of the works.

2.158

The locations of the existing and proposed bore are shown on the Irrigation Bore Relocation Plan45
attached to the Six Waters Infrastructure Feasibility Report with coordinates as follows:

2.159

Existing bore:

NZTM 2000 : E1300524 N5042588

Proposed bore:

NZTM 2000 : E130058.77 N:5042659.54

It is proposed to transfer the associated water permit approved under Otago Regional Council
consent RM10.388.01 to the new bore location. A copy of RM10.388.01 is attached as Appendix
26 to this application.

Electricity Supply
2.160

There is an existing electricity supply to the application site. The projected electricity demand for
the development has been calculated by Cosgroves and detailed in their report attached as

45
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Appendix 9 to this application. It estimates that the maximum electrical demand for the

development will be 3-5MVA.
2.161

In their joint letter, which is attached as Appendix 10 to this application, Aurora and Contact
Energy confirm that the required 3-5MVA can be made available to the development within the
timeframe required (being 2 to 3 years as construction progresses and film production ramps up).

2.162

In addition, as outlined in Cosgroves’ assessment and the letter from Aurora and Contact Energy,
there is scope to smooth peak demand through the incorporation of photovoltaic panels and
battery storage into the detailed design of the buildings.

2.163

The proposed buildings within the Sound Stage Lot comprise approximately 38,650m2 of roof
area, up to 29,400m2 of which could be used to mount photovoltaic panels. Somewhere in the
order of 2,340 1m by 2m panels would be accommodated on the available roof space generating
up to 1.1MW. Panels would be set at an angle of between 5deg and 25deg (depending on the
orientation of the roof on which they are positioned) resulting in heights above the plane of the
roof of between 0.2m and 0.5m.

2.164

Battery storage will be provided within the Sound Stage Lot in order that the generated electricity
can be used during peak times, smoothing out the peak demand on the wider electricity network.

2.165

Between the installation of PV panels on the expansive roof spaces, battery storage and options
to improve the sustainability of the wider electricity network as noted in the joint letter from
Aurora and Contact Energy there is potential for onsite operations to be fossil fuel free and
Silverlight Studios aspire to achieve this.
Telecommuniciations

2.166

Confirmation that suitable telecommunications connections can be provided to the site has been
provided by Chorus and is attached as Appendix 11. In addition the applicant has been in
discussions with NASA regarding the telecommunications available to their operations at the
Wānaka Airport. NASA has confirmed that the fibre available at the Wānaka Airport, and which
could be extended to serve the application site, provides a suitable level of service for the
transmission of large amounts of data to the United States. It is expected that Silverlight Studios
will have similar requirements in terms of telecommunications and the confirmation from Chorus
and advice from NASA indicate that such connections will be feasible and suitable.
Lighting
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2.167

Internal lighting will comprise low level, low lux bollard lighting within the parking areas and along
the internal path network (with the exception of the public Right of Way which will not be lit).

2.168

Exterior lighting within the Sound Stage Lot will be low lux down lighting and/or temporary and
interchangeable light fixtures selected to achieve a specific street scape during outdoor shoots.

2.169

Lighting within the Italian and Seaside Villages and Venice, Paris and New York City precincts will
be selected to achieve the intended look within each precinct and lighting in the Lake Village and
Medieval Village and Hall will comprise a mix of low level down lighting and controlled flame (e.g.
gas torches).
Signage

2.170

A range of signage will be required throughout the site including directional signage, safety and
informational signage and signage on individual buildings. Directional, safety and informational
signage will generally be small in scale and extents (likely no more than 0.5m2 to 1.5m2 on any
particular sign) and will be displayed as necessary around the site. The directional, safety and
informational signage will generally be located within parts of the site not readily visible from
beyond the boundaries of the site and unless otherwise required for safety will be designed to
suit the precinct or village in which it is located.

2.171

Signage will also be required on buildings within each precinct and buildings both to serve the
usual function of signage (i.e. to identify specific businesses and goods and services for sale) and
also to create an authentic look and feel within each precinct or village. The likely signage style
for each precinct is shown on the exterior façade references included in the plan sets for each
precinct.

2.172

The proposed conditions of consent, attached as Appendix 6, include conditions relating to
signage46.

2.173

In addition to the directional, safety and informational signage and the signage within each
precinct, which will generally be internalised within the site, signage is proposed at the access to
the site as shown on the Proposed Site Entryway plan47 attached as part of Appendix 3 to this
application.

46
47
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2.174

The proposed entryway and signage will comprise wingwalls either side of the access, starting on
the property boundary and sweeping back into the site. Each wingwall will be 15.9m in length
(measured parallel to the boundary of the site) and will comprise block wall with plaster render
painted a sandy khaki colour (e.g. Resene ‘Desert Sand’ or similar). The wingwalls will be between
2m and 3m in height, rising up to high points where they meet the internal access road.

2.175

The proposed signage on the entryway structures will display “Silverlight Studios” in stainless
steel (or similar) lettering with an overall height and length of 1m and 5.5m respectively for an
area of 5.5m2.

2.176

The position and design of the entryway structures and signage may be further refined through
the detailed design process (including the design of the access upgrades) and it is proposed that
the final location and design of the entryway structure, and any relocation required due to future
access upgrades, is submitted and approved by Council48.
Landscaping - Existing Vegetation

2.177

Existing vegetation that is to be retained is shown on the Site Vegetation Plan which is Appendix
5 of the Landscape and Visual Effects Assessment attached as Appendix 12 to this application. As
shown on the plan it is proposed to retain all existing shelterbelt planting except where the New
York precinct projects through shelterbelts 8 and 9. The Site Vegetation Plan identifies the
composition of the shelterbelts, specifies the minimum height at which each shelterbelt is to be
maintained and describes where additional planting is required to maintain continuous rows.

2.178

The Site Vegetation Plan also specifies a program of successional planting, identifies
recommended species and species that are to be avoided and requirements for pest control and
irrigation in relation to new plantings.

2.179

The Site Vegetation Plan has informed conditions49 in the set of proposed conditions attached as
Appendix 6 to this application which set out planting and maintenance requirements for the

existing and proposed shelterbelts.
2.180

An Ecological Assessment of the site and the proposed development has been undertaken and is
attached as Appendix 13 to this application. The Ecological Assessment identifies native
vegetation that will be removed or disturbed in order to accommodate the proposed

48
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development. The native vegetation that will be removed or disturbed includes wetland plants
that have colonised the margins of the irrigation reservoir and shrubs (including Coprosma
intertexta) located on a knoll to the north of the proposed Paris precinct. Native vegetation may
also be cleared from the south facing slope on the northern side of the lake, depending on the
extents of earthworks required following detailed engineering design.
2.181

Native vegetation on the knoll, which will be cleared, is comprised in an area of approximately
1365m2 while the native vegetation on the southern facing slope to the north of the lake, some
of which may need to be removed, covers an area of approximately 3595m2. The area of the
wetland plants around the margins of the irrigation reservoir has not been estimated given
uncertainty of its extent due to the fluctuating water levels.

2.182

The Ecological Assessment includes recommendations regarding the survey of the indigenous
vegetation prior to earthworks and the exploration of opportunities to replant or translocate the
vegetation where possible. These recommendations have been incorporated into the proposed
conditions of consent50 attached as Appendix 6.
Landscaping - Mitigation

2.183

The proposed landscaping comprises two distinct elements, being mitigation landscaping
(required to mitigate landscape, noise and/or light spill effects) and aesthetic landscaping that
will be undertaken to achieve the desired look and feel in and around the various precincts.

2.184

While mitigation landscaping is proposed the development largely relies on existing topography
and vegetation to provide the majority of the screening with mitigation landscaping, in the form
of additional shelterbelt planting and bunding proposed to enhance the existing screening
available.

2.185

The proposed mitigation planting is shown on the Site Vegetation Plan which is Appendix 5 of the
Landscape and Visual Effects Assessment attached as Appendix 12 to this application. The
proposed mitigation planting includes the planting of two additional shelterbelts (numbered 21
and 22 on the Site Vegetation Plan) to provide visual screening of the Sound Stage Lot and Crew
Car Park Two when viewed from private properties to the east. The proposed shelterbelts will
comprise double rows of evergreen species (such as Cedrus Deodara or Cupressus leylandii) to
be maintained at a mature height of 12m.

50
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2.186

The maintenance and irrigation requirements required to maintain the Site Vegetation Plan have
been incorporated into the proposed conditions of consent and will apply to the proposed
planting51.

2.187

In addition the proposed mitigation landscaping includes the formation of earth bunds along the
road frontage of the site as shown on the Earthworks and Roading Plans attached as Appendix 4
to this application. In particular the plans titled Earthworks Drawings Proposed Contours52 - 1 and
Earthworks Drawings Cut/Fill Depths - 153 demonstrate the extent of the proposed bunding.

2.188

The proposed bunding will be shaped to blend with and complement the existing natural
topography of the site which includes significant undulations. The bunding will generally be
between 3m to 4m in height except where it crosses existing dips in the topography at its eastern
and western extents where the fill required to form the proposed bunds increases to up to 8m in
depth. The bunding will be resown in pasture grasses to blend with the existing topography and
vegetative cover.
Landscaping - Aesthetic

2.189

Aesthetic landscaping will be undertaken throughout the development to recreate the parks and
open spaces associated with the various precincts and villages. The aesthetic landscaping will
largely be visually contained within the application site due to the existing vegetation and
topography with the likely exception of New York’s Central Park, the trees of which are likely to
be visible above the proposed bunding.

2.190

Within Central Park grassed meadows and pathways will be created with tree planting comprising
a mix of evergreen and deciduous species commonly found in Central Park. This may include
beech, elm, linden, maple, cedar, walnut, oak, pine and spruce. In addition, as outlined above, a
number of artificial trees will be constructed in order to give the tree planting the necessary bulk
in the short to medium term. The artificial trees will be up to 12m in height and will be
indistinguishable from their natural counterparts when viewed from distance and from close
range.

2.191

Beyond Central Park landscaping will be undertaken to achieve the desired look and feel for each
precinct or village. The proposed conditions of consent include conditions requiring the

51
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submission of detailed landscape plans for approval prior to the construction of each precinct or
village however it is likely that street trees will be interchangeable (i.e. natural trees craned into
tree pits set into the streets) in order that the street scenes can be tailored for specific shots.
2.192

In all instances trees identified as problematic in the New Zealand National Pest Plant Accord or
identified in Table 34.4 of the Proposed District Plan, which lists exotic wilding species the planting
of which is a prohibited activity, will be avoided.
Nature and Scale of Operations

2.193

The following description of film production operations is indicative only and is intended to
provide an understanding of how the activities may operate rather than forming the basis of
conditions of consent or constraining activities in any way.

2.194

The main focus of day to day activities will relate to the operation of the Sound Stage Lot. Day to
day activities associated with the Sound Stage Lot will fluctuate dependant on the production
cycle. In the pre-production phase the onsite crew will be smaller and will be involved in set design
and construction, casting and wardrobe. Pre-production crew on an average sized feature film or
television series could be in the order of 80 people generally onsite from 8:00am to 6:00pm.

2.195

Cast and crew numbers will increase as a project moves into the production phase with around
35 cast and 700 crew engaged on an average sized project. As an indicative example a normal day
during the production phase could be expected to run as follows:
4:30 to 5:30am

Security, Locations, Unit and Catering arrive (approx. 55 people)

5:30 to 6:30am

Cast arrive for makeup along with makeup and wardrobe crew and assistant
directors/PAs (approx. 50 people)

6:30 to 7:30am

On set crew arrive (approx. 260 people)

7:00 to 7:30am

Construction crew arrives (approx. 150 people)

7:30 to 8:30am

Off set crew arrive (working in production offices)(approx. 220 people)

8:00 to 8:30am

Days shooting commences

5:00 to 6:00pm

Days shooting wraps

5:30 to 6:30pm

Cast leave site
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6:30 to 7:30pm

Crew leave site

7:30pm onwards Cleaning staff arrive, some crew working overtime in offices (approx. 30
people)
2.196

Production schedules or specific scene requirements (i.e. darkness) would result in earlier or later
starts and/or finishes on site. Given the necessity to construct sets and prepare for the next day’s
shooting activities may on occasion continue through the night however the number of crew
involved in those activities would be limited and the activities would largely be undertaken
indoors within the workshops or the sound stages.

2.197

The majority of shooting is likely to be undertaken within the sound stage buildings however, as
outlined above, the wider development has been designed such that it can be used as sets and
therefore shooting is expected to also be undertaken outdoors amongst the various precincts and
villages and on the lake. In addition the land to the north of the central basin will be available as
‘back lots’, being open spaces upon which to construct temporary sets and/or shoot outdoor
scenes.

2.198

Shooting outdoors will generally be undertaken during daytime hours however while night time
shoots are relatively rare it is expected that they may be required on occasion. Outdoor shoots
(during daytime and night time) could generally be expected to involve in the order of 300 cast
and crew although numbers will fluctuate depending on the project and/or scene.

2.199

During outdoor (and indoor) shoots there will be short periods of ‘action’ amongst longer stand
down periods between takes or while preparations are made for the next shot or scene. This is
called a ‘set up’. On an average day (but depending on many variables) it could be expected that
there would be around 15 set ups per day capturing around 5 to 10 takes in each set up. With
each take running between 30 seconds and 5 minutes to capture around 1 - 2 minutes of useable
footage over the course of a day.

2.200

Outdoor filming activities often include the use of vehicles and on reasonably rare occasions can
include simulation gunfire, pyrotechnics or similar. At times wind and/or rain machines may be
used to create the necessary weather conditions for a particular scene.

2.201

The requirements and schedules of each production will to an extent be unique and therefore
flexibility in terms of hours of operation is important. The proposed conditions of consent54
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include the requirement for the preparation and approval of a Temporary Filming Management
Plan which will provide the flexibility required to operate as necessary while ensuring that the
effects of activities are appropriately managed.
2.202

On completion of the production phase projects will move into post-production which involves a
skeleton crew “wrapping” on site. Sets will be stored, dismantled and recycled. The number of
on-set crew involved in post-production will taper off and on site activity will reduce. Editing, VFX
and music will be applied, some of this will be done onsite, some will be done at other facilities
around the world.

2.203

Given the intended master lease setup however it is expected that the lessee will transition
between projects as swiftly as possible in order to maximise the value of the lease and this may
include projects overlapping and/or running concurrently, smoothing out fluctuations in work for
the crew.

2.204

As with the production activities the use of the production offices and post-production facilities
will vary over time and from project to project, at times operating on a 9 to 5 basis and at other
times for longer hours. It is not considered practical or necessary to limit the hours of operation
for the production offices and activities outside normal daytime hours are not likely to be
significant.

2.205

The supporting and tourism elements of the development are however easier to define in terms
of their hours of operation and the proposed hours are set out in Table 6 below:

Activity

Retail

Catering/Food/Beverage
(Public)

Catering/Food/Beverage
(Private)
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Hours of Operation

8:00am to 10:00pm, Monday to Sunday

8:00am to 10:00pm, Monday to Sunday

Up to 24hr, Monday to Sunday if a night shoot or postproduction requires it
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Film School

Theatre (Public)

Theatre (Private)

7:00am to 11:00pm, Monday to Friday

10:00am to 12:00am, Monday to Sunday

On rare occasions up to 24hr, Monday to Sunday, if required to
view rushes during or following a night shoot

Tourism

8:00am to 10:00pm, Monday to Sunday

Conference

7:00am to 11:30pm, Monday to Sunday

Table 6 - Hours of Operation

Ongoing Management of Balance Land
2.206

The balance land outside of the more intensively developed parts of the site will be managed in
a manner generally consistent with the current management practices. If feasible the balance of
the land will be leased to an agricultural contractor however consideration will need to be given
to the availability of the land as back lots, the effects of ongoing cultivation on the land’s ability
to support film production activities during winter months and/or wet periods (i.e. whether the
land becomes too muddy to drive/walk on) and the potential effects of ongoing farming and the
generation of sediment and nutrient runoff into the lake and subsequent effects of water quality.
Phasing of Construction

2.207

The construction of the development is likely to be phased. The timing and sequence of the
phases may vary depending on the requirements of the master lease and progress with other
phases. For example if there is strong interest and demand for the film school the New York
precinct may be brought forward in the schedule and completed ahead of Paris. Construction
phases may overlap or be combined as necessary. At this stage however it is expected that the
phasing will be as follows:
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Phase

1

Element

Projected Timing of Completion

Site preparation and bulk earthworks (Phase October/November 2022
1)

2

Site preparation and bulk earthworks (Phase April/May 2023
1A) (and preparation of Lake)

2

Construction of Sound Stages Alpha to Echo July/August 2023
and Workshop and Wardrobe 1

3

Construction of Italian Village

September/October 2023

4

Construction of Seaside Village

November/December 2023

Construction of Sound Stages Foxtrot to As required
Juliette and Workshop and Wardrobe 2

5

Construction of Paris

May/June 2024

6

Construction of Film Tourism Sights

May/June 2024

7

Construction of New York

May/June 2025

8

Construction of Venice

February/March 2026

Table 7 - Phasing of Development

Duration of Consent
2.208

A lapse period of 10 years is proposed in order to enable to construction of all phases of the
proposed development with the consented film making and support activities thereafter being
unlimited in their duration.
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Proposed Conditions of Consent
2.209

A set of proposed conditions of consent is attached as Appendix 6 to this application. The
conditions have been drafted to reflect the preferred format and wording of conditions for the
respective territorial authorities (Queenstown Lakes District Council and Otago Regional Council)
and include (among other things) engineering, earthworks, landscape and operational conditions.

2.210

The proposed conditions include conditions specifically referred to in this description of the
proposed activities and others drawn from the recommendations of the various assessments. In
addition conditions are proposed that are intended to avoid, remedy or mitigate environmental
effects or address concerns raised through consultation.

2.211

While the proposed conditions are intended to be as comprehensive as possible it is expected
that additional conditions may be deemed necessary.

3.0

Description of the site at which the activity is to occur (Clause 9(1)(b))

3.1

The application site is legally described as Part Sections 64-67, Block IV, Lower Wanaka Survey
District held on Record of Title OT14C/457 and Section 1, Block II Lower Wanaka Survey District
held on Record of Title OT17A/336. Copies of the relevant Records of Title, title plans and an
associated land covenant (Covenant 9829345.2) are enclosed as Appendix 2 to this application.

3.2

The site is located approximately 3.5km east of the urban extents of Wānaka (6.8km east of the
Wānaka Town Centre), on the northern side of State Highway 6 (the Wānaka-Luggate Highway)
and between the State Highway in the south and the Clutha River / Mata-Au to the north. Location
and site plans are attached as part of Appendix 3 to this application and shown in Figures 2 and 3
below.
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Albert
Town

Lake
Wānaka

Clutha/Mata-au

Wānaka
Airport

Luggate
State
Highway 6

Wānaka

Application Site
Figure 2 - Site Location One (Source: QLDC WebMaps)

3.3

The land comprises 322 hectares of arable farm land and measures 1.8km east to west (at its
widest point) and between 2.14km and 2.6km north to south.

Application
Site

State
Highway 6

Central Basin

East/West
Shelter Planting

Woolshed
Existing Access

Homestead

Figure 3 - Site Location Two (Source: QLDC WebMaps)

3.4

The landform of the site is complex. From its State Highway frontage the site extends north in a
series of rolling undulations. Approximately 500m north of the road boundary a row of shelter
planting (running east/west) marks the top of a gentle ridge at approximately 353masl beyond
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which the land falls steeply to the central basin. The floor of the central basin sits at an elevation
of approximately 324masl and accommodates the irrigation reservoir consented under
RM100152. The land at the eastern end of the central basin rises steadily to around 350masl
while the western end of the basin narrows into a small valley that wraps around to the south,
appearing as a gully at the State Highway boundary of the site.
3.5

On the northern side of the basin the land rises relatively steeply to an elevation of 348masl
before continuing north, rising more gradually to elevations of between 365masl and 370masl
along the terrace edge that falls steeply to the Clutha / Mata-Au at the northern end of the site.

3.6

Extensive shelter planting is located throughout the site as shown on the Existing Overall Site &
Location Plan55 attached as Appendix 3 to this application. The existing shelter planting largely
comprises conifers however rows of poplar are also present. The vast majority of the site
comprises cultivated farm paddocks however pockets of native vegetation are present on the
southern and northern faces of the central basin, along the eastern boundary of the site and
amongst the rocky outcrops that intersperse the farm paddocks. The river terrace, which runs
along the northern boundary of the site is vegetated in a mix of native and exotic species including
Matagouri, Briar, Kanuka and Coprosma and the site includes an area of land at its north eastern
corner that sits at the foot of the river terrace and is densely vegetated in kanuka.

3.7

Given the undulating topography visibility into the site from the State Highway is limited with
significant portions of the site being screened by topography and shelter planting.

3.8

As outlined above the application site is currently farmed and includes a woolshed that operates
as a commercial events venue (consented under RM150918) and an existing homestead and
associated agricultural buildings located in the south eastern corner of the site. A water race,
which carries water from the Luggate Creek as part of the Criffel Irrigation Scheme, enters the
site immediately to the east of the homestead. The race fills a pond adjacent to the woolshed
with an outflow continuing north and filling the irrigation reservoir located in the central basin.

3.9

The State Highway frontage of the application site is 2.3km in length, running generally north
west / south east. The primary access to the site is by way of an existing vehicle crossing located
240m to the north west of the Ballantyne Road/State Highway 6 intersection. The primary vehicle
crossing has been constructed to high traffic volume standard, as approved by NZTA as part of
RM120572 with space for an auxiliary right turn bay albeit that the associated road markings have
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yet to be painted, the threshold beyond which the right turn bay is required not yet having been
reached. The approved access design includes the provision of flag lighting (a single streetlight)
on the southern side of the highway although that lighting is yet to be installed.
3.10

From the primary vehicle crossing a 8m wide driveway extends north/north west, providing
access to the woolshed before narrowing to 4m in width and continuing north and providing
access to the wider property.

3.11

Secondary access is provided by way of two vehicle crossings to the south east of the primary
crossing. The first of which sits directly opposite the Ballantyne Road intersection and provides
access to the homestead, woolshed and farm buildings and the second being 60m further to the
south east and providing direct access to the homestead.

3.12

Two unformed legal roads pass through the site with one running west to east from the State
Highway towards Stevenson’s Road and the other running south to north between the State
Highway and the marginal strip on the true right bank of the Clutha / Mata-Au. The unformed
legal roads are shown on the Existing Overall Site & Location Plan56 attached as Appendix 3 to this
application. The unformed legal roads are 20m wide and are arbitrary in their alignment and take
no account of the site topography or the practicality of their use.

3.13

Existing infrastructure on and in the vicinity of the site includes the following:
•

A bore and pump station located within the unformed legal road immediately adjacent
to State Highway 6;

•

A watermain following the alignment of the west to east unformed legal road and
providing water supplies to Project Pure and rural living properties off Stevenson Road
to the east of the site;

•

A wastewater main within the State Highway 6 road reserve being the connection from
the urban areas of Wānaka and Albert Town to Project Pure (Council’s wastewater
treatment and disposal facility located to the east of the site);
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•

Three bores on the application site;

•

A water race that provides water from Luggate Creek to the south east of the stie;
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•

66kv power lines on the southern side of State Highway 6 running from the south
eastern corner of the site to the Ballantyne Road intersection with lines crossing the
State Highway immediately to the east of the Ballantyne Road intersection and providing
power to the existing homestead and woolshed.

•

Fibre telecommunications at the Wanaka Airport located 1.5km to the south east of the
site.

3.14

To the east the site is adjoined by five properties (held in individual titles 15960, OT17B/422,
OT17B/421, 104106 & 104098), one of which is accessed from the State Highway (15960) with
the remaining four being accessed from Stevenson Road. These properties range in size from
6.1ha to 39ha with two including existing dwellings while the remaining three include
undeveloped residential building platforms.

3.15

Project Pure and the Wānaka Airport are located approximately 500m to the east of the site (with
the end of the current runway being approximately 1.6km to the south east). The airport’s Outer
Control Boundary extends into the north eastern corner of the application site (as can be seen on
the Operative and Proposed District Plan Maps attached as Appendix 24 to this application).

3.16

Further rural living development lies to the east, south and west with a 161ha farm property
adjoining north western boundary of the site.

3.17

The northern boundary of the site adjoins the marginal strip (which is managed by the
Department of Conservation) on the true right bank of the Clutha / Mata-Au. The Upper Clutha
River Track walking and cycling track, which provides public access for walking and cycling and
links Wānaka, Albert Town and Luggate, is located within the marginal strip. In addition the
Newcastle Track, which also provides public access for walking and cycling and forms a loop with
the Upper Clutha River Track, is located within the marginal strip on the true left bank of the
Clutha / Mata-Au.

3.18

The Upper Clutha River Track and the river can be accessed from Albert Town and via Halliday
Road to the north west of the site and via Stevenson Road to the east of the application site.
Consent Background

3.19

The application site is zoned Rural General and Rural under Queenstown Lakes District Council’s
Operative and Proposed District Plans. Extracts from the Operative and Proposed District Plan
Maps showing the application site are attached as Appendix 24 to this application.
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3.20

As outlined above the application site includes the following resource consents:
Queenstown Lakes District Council Consents
•

RM100152 approved the construction of an irrigation reservoir in the central depression
within the site. That consent has been exercised and the reservoir has been established.

•

RM120572 approved the subdivision of the site to create 35 residential lots (including
residential building platforms) and a balance farming lot. The consented development also
includes the landscaping of the reservoir to create an artificial lake and the construction of
communal work and social buildings, four guest accommodation units, a boat shed and
jetties adjacent to the lake plus two utility buildings and associated earthworks. RM120572
lapses on 23/07/23. It appears that, to date, the only part of this consent that has been
implemented is the upgrading of the road access.

•

RM150918 approved the use of the existing wool shed for up to 65 events (weddings,
receptions, corporate events etc.) per calendar year. This consent has been given effect to.

Otago Regional Council Consents
•

Water Permit 2003.271 which allows for the take of irrigation water at a rate of 16ltr per
second, 1267m3 per day and 340,080m3 per year between 1st September and 30th April each
year from Bore 1 as shown on Figure 17 of the Six Waters Infrastructure Feasibility Report.
In addition water may be taken from Bore 1 at any time for domestic or stock purposes
(expires 14/05/28);

•

Water Permit 2003.269 (consented under RM10.388.01.V2) which allows for the take of
irrigation water at a rate of 50ltr per second, 4320m3 per day and 652,320m3 per year from
Bore 2 (expires 01/12/35);

•

Water Permit 2003.273 which allows for the take of irrigation water at a rate of 17ltr per
second, 1,346m3 per day, 9,422m3 per week, 40,515m3 per month and 324,120m3 per year
from Bore 3 (expires 14 May 2028);

•

Deemed Permit 94201 which allows for the take of irrigation water at a rate of 75m3 per
hour and 54,000m3 per month from Luggate Creek (expires 01/10/21). Deemed permit
94201 has been replaced by RM16.093.01 which will commence on 02/10/21 (expires 12
April 2045);
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3.21

A copy of RM15091857 and the existing water take consents are attached as Appendices 25 and
26 to this application.

3.22

In addition the current landowner (Corbridge Estates Limited Partnership) sought a Rural Visitor
Zoning by submission on Stage 3 of the Proposed District Plan. The Rural Visitor Zone was sought
to enable a golf resort and visitor accommodation.

3.23

Stage 3 of the Proposed District Plan as notified introduced a number of new chapters to the PDP,
one of which was the Rural Visitor Zone (RVZ) chapter. The notified RVZ chapter applied to 4
remote sites across the district (Walter Peak, Cecil Peak, Arcadia and Blanket Bay), all of which
are located in the District’s Outstanding Natural Landscapes and were part of the Operative
District Plan’s RVZ.

3.24

Corbridge Estates Limited Partnership submitted that the RVZ could be applied more broadly
including at less remote locations and within the Rural Character Landscape and sought a RV
Zoning on the application site.

3.25

In order to enable their envisaged golf resort and visitor accommodation development Corbridge
Estates Limited Partnership progressed a structure plan which focused built development around
the artificial lake and included provision for hotels, apartments and villa style visitor
accommodation, associated commercial activities (cafes, restaurants etc.) and 35 residential
dwellings plus a substantial workers village.

3.26

The rule framework that the submission sought to insert into the RVZ chapter to enable the
development of the golf resort and visitor accommodation included height limits for buildings
around the artificial lake of 12m to 16m.

3.27

The submission seeking the application of the RVZ to the site drew only one further submission
opposing the rezoning. The opposing further submission was made by the Queenstown Airport
Corporation on the basis that the establishment of visitor accommodation and residential
activities in close proximity to the airport could result in reverse sensitivity effects and
compromise ongoing airport operations.

3.28

While Council’s reporting planner and landscape architect were not opposed to the concept of a
golf resort and visitor accommodation on the application site per se they were not supportive of
the application of the RVZ to the site on the basis that the RVZ as notified was intended to enable
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smaller scale rural visitor development in more remote locations and that the application of the
zone to locations outside of the ONL would add complexity to the chapter and require changes
to how the chapter provisions relate to the management of landscape effects. Council had
indicated that a bespoke resort zoning would be a more appropriate means of enabling the extent
of development sought under the proposed RVZ.
3.29

The proposed rezoning was ultimately rejected on the grounds that the scale of the development
proposed was not consistent with the anticipated outcomes for the RVZ, that landscape effects
had not been appropriately managed and that insufficient evidence had been provided in relation
to infrastructure and traffic.

3.30

Corbridge Estates Limited Partnership have appealed the decision and Silverlight Studios have
joined that appeal as a s274 party.

4.0

Confirmation that the consent application complies with clause 3(1) (clause 9(1)(c)) of Schedule
6

The consent application relates solely to 1 or more of the referred projects (clause 3(1)(a))
4.1

An application for referral of the Silverlight Studios project was made pursuant to Section 20 of
the COVID-19 Recovery (Fast-track Consenting Act 2020) on 15th October 2020. Cabinet resolved
that the application be referred to an expert consenting panel for fast-track consenting and the
Referral Order was made on 29 January 2021. A copy of the Referral Order is attached as
Appendix 1 to this application. The scope of the project as set out in the referral order is as

follows:
(a) to construct and operate a film studio complex, including (i)

film location sets; and

(ii)

buildings for post-production facilities; and

(iii)

a film school; and

(iv)

a screening theatre; and

(v)

a film exhibition centre; and

(vi)

supporting facilities such as food and retail services; and
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(b) to construct a wall surrounding the film studio complex; and
(c) to construct the associated infrastructure for the film studio complex, including roading,
parking, and pedestrian access.
4.2

The plans and description of the project submitted with the application for referral were
conceptual and have been further developed and refined in consultation with prospective lessees
of the Sound Stage Lot and the production offices. Different lessees (being film production
companies) have their own requirements or preferred sound stage configurations and sizes. In
order to meet these requirements the extent of the Sound Stage Lot has been increased to
provide for additional sound stages as and when required by the eventual lessee. This has led to
a commensurate increase in the extent of production office space required to service the sound
stages with the extent of the Italian Village being increased beyond what was shown on the
original concept plans.

4.3

While the extents of the Sound Stage Lot and the Italian Village have been increased the
development as a whole is generally consistent with that as shown in the original referral
application and the activities it will accommodate are within the scope of the project as defined
in the referral order. It is therefore considered that the application relates solely to the referred
project and therefore complies with clause 3(1)(a).

4.4

As noted above it has become apparent through detailed design process that on site
accommodation for cast and crew would be desireable, helping to ease the potential burden on
the rental market and enabling the development to operate as a self contained bubble if
necessary. Accommodation did not form part of the original application for referral and is not
included in the referral order and therefore does not form part of this application. Silverlight
Studios do however intend to seek an amendment to the referral order or a new referral order
to allow for accommdation and therefore it is hoped that the accommodation can form part of a
future fast tracked resource consent application.
The consent application complies with any restrictions or obligations included for referred
projects in Schedule 3 and the referral order (clause 3(1)(b))(which requires compliance with
clause 2(3)(c))

4.5

The Referral Order, attached as Appendix 1 to this application, sets out further information to be
submitted with any consent application relating to the project. The further information required
comprises the following:
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•

an integrated transport assessment prepared in consultation with the New Zealand
Transport Agency; and

4.6

•

a lighting assessment; and

•

a three waters services report.

An integrated transport assessment, which has been prepared in consultation with Waka Kotahi
/ the New Zealand Transport Agency, has been prepared by Carriageway Consulting and is
attached as Appendix 17 to this application.

4.7

A lighting assessment has been prepared by Cosgroves and is attached as Appendix 9.

4.8

An infrastructure report, which includes three waters, has been prepared by CGW Consulting
Engineers and is attached as Appendix 7. The infrastructure report identifies the preferred
servicing options, assesses the alternatives considered and outlines discussions held and
agreements made with QLDC.

4.9

It is therefore considered that the application complies with the restrictions and obligations for
the project as set out in Schedule 3 and the referral order and consequently complies with clause
3(1)(b).
The consent application must not be lodged if it relates to a prohibited activity or is to occur
within a customary marine title area (clause 3(1)(b))(which requires compliance with clause
2(4)(a) and (b))

4.10

The resource consents required under the relevant District and Regional Plans are set out in
Section 6 below. Overall the referred project requires a non-complying activity resource consent
under Queenstown Lakes District Council’s Operative and Proposed District Plans and a
discretionary activity resource consent under the Otago Regional Council’s Regional Plan : Water
for Otago.

4.11

The referred project does not include any activity that is listed as prohibited under any relevant
plan or proposed plan or regulations made under the RMA and therefore complies with clause
2(4)(a).

4.12

The referred project will not occur in any customary marine title area and therefore clauses
2(4)(b) and 3(1)(b) are complied with.
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The consent application must contain all of the information required under clauses 9 to 13
4.13

Clause 12 sets out information required in applications for subdivision or reclamation while clause
13 sets out information required in notices of requirement. The referred project does not involve
any subdivision, reclamation or notice of requirement and consequently those clauses are not
relevant to the consideration of the proposal. The information required under clauses 9 to 11 is
provided as follows:
COVID-19 Recovery (Fast-track Consenting) Act 2020
Schedule 6, clauses 9 to 11 - Information required in consent applications and assessments of
environmental effects
Clause

Information Required

Information Provided

Clause 9 - Information required in consent application

9(1)(a)

Description of the proposed activity

9(1)(b)

Description and map of the site at Section 3 above and Appendix 3
which the activity is to occur

9(1)(c)

Confirmation that the consent Paragraphs 4.1 to 4.4 above
application complies with clause 3(1)

9(1)(d)

Full names and addresses of the owners Section 5 below and Appendix 23
and occupiers of the site and the land
adjacent to the site

9(1)(e)

Description of any other activities that Section 7 below
are part of the proposal to which the
consent application relates

9(1)(f)

Description of any other resource Section 8 below
consents, notices of requirement for
designations, or alterations to
designations required for the proposal
to which the application relates

9(1)(g)

An assessment of the activity against Sections 9 (Pt 2 RMA), 10 (Purpose of
Part 2 of the RMA, the purpose of the Recovery Act) and 11 (s19 Matters)
COVID-19
Recovery
(Fast-track below
Consenting) Act 2020 (the Act) and the
matters set out in section 19 of the Act

9(1)(h)

An assessment of the activity against Section 12 below
the relevant provisions of any
document listed in subclause (2)
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9(1)(i)

Information
about
any
Treaty Section 13 below and Appendix 19
settlements that apply in the project
area

9(1)(j)

Conditions that the applicant proposes Section 2 above, Sections 14 and 15
for the resource consent
below and Appendix 6

9(2)

Documents against which the activity is Sections 6 and 12 below
to be considered:
•

NESs

•

RMA Regulations

•

NPSs

•

NZ CPSs

•

RPS/PRPS

•

Plan or Proposed Plan

•

Iwi Planning Documents

9(3)

Assessment under clause (9)(1)(h) to Sections 6 and 12 below
include an assessment of objectives,
policies and rules of relevant
documents

9(4)

Assessment of the activity’s effects on Section 15 below
the environment

9(5)

Cultural Impact Assessment or a Section 16 and Appendix 20
statement of any reasons given by the
relevant iwi authority for not providing
that assessment

9(6)

Information related to:
• permitted activities;

Section 17 below

• any planning document prepared Section 18 below
by a customary marine title group;
or
• additional information requested as Section 19 below and Appendices 7, 9
and 17
part of the referral order
Clause 10 - Information required to assess environmental effects

10(1)(a)

Assessment of the actual or potential Section 15
effects on the environment

10(1)(b)

Assessment of any risks to the Section 15, paragraph 15.119
environment arising from the use of
hazardous installations
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10(1)(c)

Description of the nature of any Section 15, paragraphs 15.93 and 15.104
discharges and the sensitivity of the
receiving environment and possible
alternative methods of discharge

10(1)(d)

Description of mitigation measures

10(1)(e)

Identification of persons who may be Section 15, paragraphs 15.2 to 15.64
affected by the activity and any
response to views of any person
consulted (including iwi or hapū)

10(1)(f)

Reasons for not responding to NA
consultation (relating to iwi or hapū)

10(1)(g)

Description of monitoring
requirements (if required)

10(1)(h)

Assessment of effects on the exercise NA
of a protected customary right

Section 15 throughout

Section 15 throughout

Clause 11 - Matters to be covered in assessment of environmental effects

11(a)

Effects on people in the neighbourhood Section 15 throughout (paragraphs 15.2
and wider community
to 15.64 in particular)

11(b)

Physical effects on the locality including Section 15 throughout (paragraphs 15.65
landscape and visual effects
to 15.88 in particular)

11(c)

Effects on ecosystems including plants Section 15 throughout (paragraphs 15.89
and animals and physical disturbance of to 15.91 in particular)
habitats

11(d)

Effects on natural and physical Section 15 throughout (paragraphs 15.92
resources
having
aesthetic, to 15.103 in particular)
recreational, scientific, historical,
spiritual or cultural value

11(e)

Effects
of
any
discharge
contaminants
and
options
treatment and disposal

of Section 15, paragraph 15.104
for

11(f)

Effects
associated
with
unreasonable emission of noise

the Section 15 throughout (paragraphs
15.105 to 15.118 in particular)

11(g)

Effects resulting from natural hazards Section 11, paragraph 11.19
or hazardous installations
Section 15, paragraphs 15.119 to 15.124

Table 8 - Compliance with clauses 9 to 11
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5.0

Names and Addresses of owners and occupiers of the site and land adjacent to the site (Clause
9(1)(d))

Owners and occupiers of the application site
5.1

The application site is owned by Corbridge Estates Limited Partnership and their postal address
is:
Corbridge Estates Limited Partnership
PO Box 718
Wanaka 9343

5.2

The unformed legal roads that pass through, and form part of the application site, are owned by
Queenstown Lakes District Council and their postal address is:
Queenstown Lakes District Council
Private Bag 50072
Queenstown 9348

5.3

Corbridge Estates Limited Partnership have advised that the following parties occupy the site:
Occupier of land - Cropping Lease
Green to Gold Ltd (Attn. Ferg McDonald)
492 Aubrey Road
Wanaka 9305
Ph: 03 443 6439
Occupier of farm house
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Ph:
Owners and occupiers of land adjacent to the site
5.4

A plan and table showing the location, names and addresses of the owners and, where relevant,
the occupiers of the land adjacent to the site is attached as Appendix 23 to this application.

6.0

Resource consents required

Queenstown Lakes District Operative and Proposed District Plans
6.1

Queenstown Lakes District Council is undertaking a review of its Operative District Plan (ODP)
with Stages 1, 2 and 3 of its Proposed District Plan (PDP) having been notified and decisions made
on those stages. Certain provisions across all three stages of the PDP are subject to appeal.

6.2

Table 10 below lists the resource consents required under the ODP. Rules that are inoperative

under s86B of the RMA (because the corresponding PDP rule is not subject to appeal and
therefore treated as operative) are shown in block grey.
Queenstown Lakes District Council’s Operative District Plan (ODP)
Relevant Rule/Regulation

Reason For Consent

Activity Status

5.3.3.3 i - Buildings or Building
Platforms

The proposed buildings are located outside of
any approved building platform.

Discretionary

5.3.3.3 iv (a) - Surface of Lakes and
Rivers

The proposal will involve the construction of
jetties and structures on the artificial lake.

Discretionary

5.3.3.3 iv (b) - Surface of Lakes and
Rivers

The proposal may include commercial boating
activities on the artificial lake.

Discretionary

5.3.3.4 i - Commercial Activities

The proposal includes commercial activities in
the form of offices, cafes and restaurants. In
addition it is considered that ‘commercial
activities’ is the most fitting description for film
production activities albeit that they are not
listed in the definition of commercial activities.

Non-Complying

5.3.3.3 xi - activities that breach site
standards

The proposal breaches Site Standard 5.3.5.1 iii Scale and Nature of Activities which:

Restricted
Discretionary

Section 5 - Rural Areas

§
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activities, ski area activities within the ski
area sub-zone to 100m2

5.3.3.3 xii - Structures
Any structure greater than 5m in
length and between 1m and 2m in
height to be setback a minimum of
10m from a road boundary.

§

requires that all goods, materials or
machinery is store inside a building,

§

requires that all manufacturing, altering,
repairing, dismantling or processing of any
goods or articles is to be undertaken within
a building.

The proposal breaches Site Standard 5.3.5.1 ix Commercial Recreation Activities (other than on
the surface of lakes and rivers) which requires
that commercial recreation activities are
undertaken outdoors and in groups of no more
than 5 people.

Restricted
Discretionary

The proposal breaches Site Standard 5.3.5.1 x Indigenous Vegetation as it involves the
clearance of an area of indigenous vegetation in
excess of 0.5ha in area and within 200m of
another area of indigenous vegetation greater
than 0.5ha in area.

Restricted
Discretionary

Given the presence of the unformed legal roads
that pass through the site structures and/or
buildings within the Paris and New York
precincts will be constructed within 20m of
those road boundaries albeit that it is proposed
to stop those roads and provide pedestrian and
cycle rights of way clear of built development.

Discretionary

Discretion is
restricted to
effects on
nature
conservation,
landscape and
visual amenity
and the natural
character of the
rural
environment.

In addition, the proposed entry structure (which
is up to 3m in height and consequently is a
building) is located within 20m of the road
boundary.
5.3.3.4 vi - activities that breach zone
standards
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height of any building (other than buildings
associated with viticultural or farming activities)
to 8m.

Non-Complying

The proposal breaches Zone Standard 5.3.5.2 ii Setback from Roads which requires that all

Non-Complying
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buildings are set back 20m from any road
boundary (relating to the boundaries of the
unformed legal roads and the entry structure)
The proposal breaches Zone Standard 5.3.5.2 iii Retail Sales which states that no retail sales shall
be undertaken from a site accessed via any State
Highway

Non-Complying

Outdoor filming involving the use of mechanical
plant, pyrotechnics, simulated gunfire or similar
may breach Zone Standard 5.3.5.2 v - Noise
which specifies noise limits:

Non-Complying

• 50dB LAeq (15 min) during daytime hours
(0800 to 2000h); or
• 40dB LAeq (15 min) and 75 dB LAFmax during
night time hours (2000 to 0800h)
when measured at the notional boundary of any
residential unit.
Section 14 - Transport

14.2.2.3 i - Car parking for nonidentified activities

Film production studios are a non-identified
activity in the parking requirement tables.

Discretionary

Signage within the site will exceed 2m2.

Discretionary

Section 18 - Signs

18.2.5 - Permitted signage within the
Rural General Zone is limited to 2m2
per site.

Section 19 - Relocated Buildings, Temporary Buildings & Temporary Activities

19.2.2.3 ii - Discretionary activities
(a) Temporary activities (including
filming) that exceed more than 200
people outdoors, remain on site
more than 7 days per year and/or
exceed the relevant noise limit.

Outdoor filming may involve more than 200
people, will remain on site for more than 7 days
per year and may exceed the relevant noise
limit.

Discretionary

The earthworks required to complete the
artificial lake and to set the proposed buildings
into the undulating landform will exceed
50,000m3 and therefore constitute bulk
earthworks.

Discretionary

Section 22 - Earthworks

22.3.2.4 (b) - Bulk Earthworks (being
earthworks with a total volume
exceeding 50,000m3)

Table 9 - Resource consents required under the Operative District Plan
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6.3

Overall the proposed development requires a non-complying activity resource consent under the
Operative District Plan.

6.4

Table 11 below lists the resource consents required under the Proposed District Plan. Rules that

are subject to appeal are shown in red. All other rules must be treated as operative under s86F
of the RMA.
Queenstown Lakes District Council’s Proposed District Plan (PDP)
Relevant Rule/Regulation

Reason For Consent

Activity Status

21.4.11 - The construction of
any building including the
physical activity associated
with buildings including
roading, access, lighting,
landscaping and earthworks,
not provided for by any other
rule.

The project will involve the
construction of buildings and
associated roading, access, lighting,
landscaping and earthworks.

Discretionary

21.4.17 - Commercial activities
ancillary to and located on the
same site as commercial
recreational or recreational
activities.

The project will include activities (e.g.
cafes, restaurants, retail etc.)
associated with commercial
recreation activities, being the
tourism activities proposed on site.

Discretionary

21.4.21 - Retail Sales

The project will include retail stales
that ultimately will be accessed off
State Highway 6.

Non-Complying

21.4.34 - Any activity not
otherwise provided for

Film industry activities are not
specifically provided for under any
other rule.

Non-Complying

21.5.2 - Setback from Roads

Given the presence of the unformed
legal roads that pass through the site
structures and/or buildings within
the Paris and New York precincts will
be constructed within 20m of those
road boundaries albeit that it is
proposed to stop those roads and
provide pedestrian and cycle rights of
way clear of built development.

Restricted Discretionary

Chapter 21 - Rural

Retails sales where the access
is onto a State Highway, with
the exception of the activities
provided for by Rule 21.4.14 or
Rule 21.4.16

The setback of any building
from a road boundary shall be
20m
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In addition, the proposed entry
structure (which is up to 3m in height
and consequently is a building) is
located within 20m of the road
boundary.
21.5.4 - Setback of buildings
from Water bodies
The minimum setback of any
building from the bed of a
wetland, river or lake shall be
20m

The proposal will involve the
construction of buildings, bridges and
jetties immediately adjacent to and
projecting into and over the artificial
lake.

glare and vibration from
established roads

Restricted Discretionary
Discretion is restricted to:
a. Indigenous biodiversity
values;
b. Visual amenity values;
c. Landscape and natural
character;
d. Open space;
Whether the waterbody is subject
to flooding or natural hazards and
any mitigation to manage the
adverse effects of the location of
the building.

21.7.1 - Structures
Any structure greater than 5m
in length and between 1m and
2m in height to be setback a
minimum of 10m from a road
boundary.

Given the presence of the unformed
legal roads that pass through the site
structures and/or buildings within
the Paris and New York precincts will
be constructed within 20m of those
road boundaries albeit that it is
proposed to stop those roads and
provide pedestrian and cycle rights of
way clear of built development.
In addition, the proposed entry
structure (which is up to 3m in height
and consequently is a building) is
located within 20m of the road
boundary.

21.7.2 - Buildings
Colours

In order to recreate the proposed
locations it will be necessary to
breach the range of colours and light
reflectance limits set out in the rule.

Restricted Discretionary
Discretion is restricted to:
a. Effects on landscape
character, views and
amenity, particularly from
public roads;
b. The materials used, including
their colour, reflectivity and
permeability;
c. Whether the structure will
be consistent with traditional
rural elements.

Restricted Discretionary
Discretion is restricted to:
a. External appearance;
b. Visual prominence from both
public places and private
locations;
c. Landscape character;
d. Visual amenity.
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21.7.3 - Building Size
The ground floor area of any
building must not exceed
500m2.

The proposed buildings will generally
exceed 500m2.

Restricted Discretionary
Discretion is restricted to:
a. External appearance;
b. Visual prominence from both
public and private locations;
c. Landscape character;
d. Visual amenity;
e. Privacy, outlook and amenity
from adjoining properties.

21.7.4 - Building Height
The maximum height shall be
8m.

The height of buildings within the
various precincts and villages will
breach the 8m height limit with the
following heights above finished
ground level:
§
§
§
§
§

Sound Stage Lot : 17m
Venice, Paris & NYC : 14m
Italian and Seaside Villages :
14m
Lake Village : 14m
Medieval Village and Hall :
14m

Restricted Discretionary
Discretion is restricted to:
a. Rural amenity and landscape
character;
b. Privacy, outlook and amenity
from adjoining properties;
c. Visual prominence from both
public places and private
locations.

21.9.1 - Commercial recreation
activities must be undertaken
on land, outdoors and must
not involve more than 12
persons in any one group.

The tourism elements of the project
will include commercial recreation
undertaken indoors as well as
outdoors (e.g. museum and
attractions).

Discretionary

21.15.7 - Structures and
Moorings

The project will include the
construction of jetties and bridges in
and over the artificial lake.

Discretionary

The commercial recreation activities
may include non-motorised boating
on the artificial lake.

Discretionary

Subject to Rule 21.15.8 any
structure or mooring that
passes across or through the
surface of any lake or river or
is attached to the bank of any
lake and river, other than
where fences cross lakes and
rivers.
21.15.9 - Motorised and nonmotorised Commercial Boating
Activities
Chapter 25 - Earthworks
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25.4.2 - Earthworks that do
not comply with the standards
for the maximum total volume
of earthworks in Table 25.2

Earthworks will exceed 1000m3 being
the maximum volume of earthworks
permitted in the Rural Zone.

25.5.11 - Earthworks over a
contiguous area of land shall
not exceed the following area:

The areas of contiguous earthworks
will exceed the limits set out in Rule
25.5.11.

Restricted Discretionary
Discretion is restricted to:
a. Soil erosion, generation and
run-off of sediment.
b. Landscape and visual
amenity.

25.5.11.1 - 2,500m2 where the
slope is 10o or greater.

c. Effects on infrastructure,
adjacent sites and public
roads.

25.5.11.2 - 10,000m2 where
the slope is less than 10o.

d. Land stability.

25.5.15 - The maximum depth
of any cut shall not exceed 2.4
metres.

The height/depth of cut and fill will
exceed the limits set out in Rules
25.5.15 and 25.5.16.

25.5.16 - The maximum height
of any fill shall not exceed 2
metres.

e. Effects on water bodies,
ecosystem services and
biodiversity.
f.

Cultural, heritage and
archaeological sites.

g. Nuisance effects.
h. Natural Hazards.

25.5.18 - Earthworks to be
setback from site boundaries

While the proposed earthworks will
be set back from the wider site
boundaries they will extend over the
unformed legal roads and
consequently will not comply with
the setback requirements.

25.5.19 - Earthworks in
proximity to water bodies

The proposed earthworks will exceed
the maximum volume of earthworks
(5m3) within 10m of the existing
irrigation reservoir.

25.5.21 - No more than 300m3
of Cleanfill shall be
transported by road to or from
an area subject to Earthworks.

While cut and fill volumes have been
balanced on site it is likely that
during the course of the works some
material such as rocks, sand or gravel
(which meets the PDP definition of
cleanfill) may need to be imported to
site in volumes exceeding 300m3.

i.

Functional aspects and
positive effects.

Chapter 29 - Transport

29.4.11 - High Traffic
Generating Activities

29.4.12 - Parking for any
activity not listed in Table 29.4

The proposed activities will exceed
the floor area thresholds set out in
Table 29.5 of the PDP.

Restricted Discretionary

Film productions activities are not
listed in Table 29.4.

Discretionary
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and the activity is not a
permitted or controlled
activity within the zone in
whihc it is located.
Chapter 30 - Energy and Utilities

30.4.2.1 - Small and
Community-Scale Distrubuted
Electricity Generation to
comply with standards
30.4.2.1.1 to 30.4.2.1.11

PV panels on the proposed sound
stages will not comply with the
following standards:

Discretionary

30.4.2.1.6 - Panels not to protrude
through the maximum height limit
for the zone by more than 0.5m on a
sloping roof.
30.4.2.1.10 - Panels to be located
within an approved building platform
in the Rural Zone.

Chapter 31 - Signs

31.4.16 - Signs on wharves and
jetties (including on buildings
established on wharves and
jetties)

The proposal is likely to require the
display of signs on wharves and
jetties within the Seaside Village,
Venice and Lake Village precincts.

Discretionary

31.5.12 - Signs on and
adjoining State Highways

While the proposed signage on the
entry structure will comply with the
requirements in terms of lettering
size and number of words/characters
it is not likely to be clearly visible to
motorists for at least 180m given
that it is aligned parallel or at an
acute angle to the State Highway

Restricted Discretionary

31.10.2 - Operational,
directional and safety signage
relating to the movement of
vehicles and people around
the Rural Zone.

The proposal will include operational,
directional and safety signage.

Discretionary

31.11.1 - Signs within the Rural
Zone

Signage within the site will exceed
2m2.

Discretionary

Discretion is restricted to the
safety and efficiency of the State
Highway network.

Chapter 33 - Indigenous Vegetation & Biodiversity

33.4.7 - Any clearance of
vegetation within 20m of the
bed of any water body

The earthworks required to shape
the lake will involve the clearance of
vegetation within 20m of the existing
irrigation reservoir.
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33.5.2 - Clearance of
indigenous vegetation not to
exceed 500m2 in land
environments with less than
20% remaining indigenous
vegetation cover.

The clearance of indigenous
Restricted Discretionary
vegetation will exceed 500m2 within
Discretion is restricted to:
a land environment with less than
20% remaining indigenous vegetation • Effects on indigenous
biodiversity values, soil
cover.
conservation, water quality
and hydrological function,
33.5.3 - Clearance of
The clearance of indigenous
landscape, natural features
indigenouse vegetation not to vegetation from the knoll to the
and natural character,
exceed 50m2 where the
north of the Paris precinct will
amenity values of adjoining
indigenous vegetation contains exceed 50m2 and includes the
open space, ecological
(among other species)
clearance of Coprosma intertexta
corridors and linkages and
Coprosma intertexta
cultural values.
•

The extent to which the
vegetation removal is
necessary taking into
account the need for, or
purpose of the proposed
activity.

•

Minimisation of effects
through adoption of
alternative locations.

•

Proposals to remedy and
mitigate adverse effects.

•

Proposals for biodiversity
offsets for residual adverse
effects.

•

The risk of increase in weed
and pest species and
proposed pest management.

•

Benefits resulting from the
proposed activity including
the extent to which the
activity may protect,
maintain or enhance
indigenous biodiversity
values.

•

Effects on kaitiakitanga and
the values of indigenous
vegetation, taonga species
and habitats, and
biodiversity to tangata
whenua.

Chapter 35 - Temporary Activities and Relocated Buildings
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35.4.16 - Temporary activities
not otherwise listed as a
permitted activity

The outdoor filming activities will
cumulatively exceed the limit on
permitted temporary filming
activities of 30 days per year

Discretionary

Chapter 36 - Noise

36.5.1 - Noise shall not exceed: Outdoor filming involving the use of
mechanical plant, pyrotechnics,
• 50dB LAeq (15 min) during
simulated gunfire or similar may
daytime hours (0800 to
breach the daytime and night time
2000h); or
noise limits depending on the
• 40dB LAeq (15 min) and 75
location within the site at which the
dB LAFmax during night time filming is undertaken
hours (2000 to 0800h)

Non-Complying

when measured at the
notional boundary of any
residential unit.
Table 10 - Resource consents required under the Proposed District Plan

6.5

Overall the proposed development requires a non-complying activity resource consent under the
Proposed District Plan.
Otago Regional Council’s Regional Plan : Water for Otago

6.6

The proposal also requires resource consent under the Otago’s Regional Council’s Regional Plan
: Water for Otago (the Regional Plan). The consents required under the Regional Plan are set out
in Table 12 below.

Otago Regional Council’s Regional Plan : Water for Otago
Relevant Rule/Regulation

Reason For Consent

12.1.4.1 - The taking and use
of surface water from any lake
or river which has already
been delivered to that lake or
river for the purposes of the
subsequent taking

The proposed lake will be filled in
Restricted Discretionary
part (along with stormwater) with
Discretion is restricted to:
irrigation water taken from bores and
• The volume of water that
a water race on site and then taken
can be taken, having regard
from the lake for irrigation
to the amount delivered to
the lake and losses that may
have occured;
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•

Any need to prevent fish
entering the intake;

•

The duration of the resource
consent;
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13.2.2.1 - Construction of any
jetty or bridge on/over the bed
of any lake (not otherwise
permitted)

13.5.3.1 - The alteration of the
bed of any lake or river not
otherwise provided for as a
permitted or restricted
discretionary activity

The bridges and jetties assocated
with Venice and the fishing village
are likely to exceed the permitted
limits.

•

Information and monitoring
requirements;

•

Any bond; and

•

Review conditions.

Restricted Discretionary
Discretion is restricted to:
•

Adverse effects on natural
and human use value
identified in Schedule 1,
natural character, amenity
and/or heritage values of the
affected water body;

•

Any effect on a Regionally
Significnt Wetland;

•

Flow and sediment
processes;

•

Adverse effects on any
defense against water;

•

Adverse effects on existing
public access;

•

Fish passage;

•

Method of construction;

•

Measures to avoid animal
waste entering the water
body;

•

Duration of consent;

•

Information and monitoring
requirements;

•

Existing lawful activity
associated with the
waterbody;

•

Any bond; and

•

Review conditions.

The existing irrigation reservoir
Discretionary
meets the definition of a lake, being
a body of freshwater entirely
surrounded by land, and the works
will disturb the bed of that lake
(albeit that the reservoir will not be
filled when the works are carried out)
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14.1.1.1 - Excavation, drilling
or other disturbance of land,
other than in the bed of any
lake or river, for the purposes
of creating a bore

The relocation of Bore 2 will require
the construction (drilling) of a new
bore.

Controlled with control being
limited to:
•

Location;

•

Depth

•

Management and
maintenance;

•

Nature of bore;

•

Method of
drilling/excavation;

•

Duration of consent;

•

Information and monitoring

•

Bond

•

Review of conditions

Table 11 - Resource consents required under the Regional Plan : Water for Otago

6.7

Overall the proposed development requires a discretionary activity resource consent under the
Regional Plan : Water for Otago.

7.0

Description of any other activities that are part of the proposal to which the consent application
relates (Clause 9(1)(e))

7.1

No other activities that have not already been described under Section 2 of this application are
proposed.

8.0

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
(Clause 9(1)(f))

8.1

In addition to the resource consent requirements detailed in Section 6 above the proposal
requires the following resource consents:
•

A discretionary activity resource consent for earthworks pursuant to Regulation 11 of the
Resource Management (National Environmental Standards for Assessing and Managing
Contaminants in Soil to Protect Human Health) Regulations 2011

•

A resource consent pursuant to s136(2)(b)(ii) of the Resource Management Act 1991 for
the transfer of the site of a groundwater take.

Silverlight Studios Limited
Silverlight Studios – 707 Wanaka - Luggate Highway
Assessment of Environmental Effects

79

9.0

Assessment of the activity against Part 2 of the Resource Management Act 1991 (Clause 9(1)(g)(i))

9.1

The purpose and principles of the Resource Management Act are set out under Part 2 with the
purpose of the act set out at section 5 as follows:
5

Purpose

(1)

The purpose of this Act is to promote the sustainable management of natural and
physical resources.

(2)

In this Act, sustainable management means 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 (excluding minerals) 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.

9.2

It is considered that the proposed development will make a significant contribution to the ability
of the local and wider Queenstown Lakes District communities and the people of Otago and New
Zealand generally to provide for their social, economic and cultural well-being and for their health
and safety. This will come about through the significant economic and employment benefits that
will arise from the project, the transition to a more diverse and resilient economy, the provision
of education and training opportunities and facilities that will be available to the local community
with health and safety being provided for through the management of natural hazards,
appropriately managing traffic and road safety effects and providing opportunities for public and
active transport.

9.3

It is considered that the potential of natural and physicial resources (including landscape,
productive land, water and infrastructure) to meet the reasonably foreseeable needs of future
generations will be appropriately sustained. In addition it is considered that the life-supporting
capacity of air, water, soil and ecosystems will be appropriately safeguarded and the adverse
effects associated with the development will be appropriately avoided, remedied or mitigated.
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9.4

Section 6 of the Act sets out matters of national importance that are to be recognised and
provided for in achieving the purpose of the RMA. The matters of national importance of
particular relevance to the consideration of the proposal are:
(a) the preservation of the natural character of the coastal environment (including the coastal
marine area), wetlands, and lakes and rivers and their margins, and the protection of them
from inappropriate subdivision, use, and development:

9.5

The proposed earthworks and built development associated with the proposal are set back from
the Clutha / Mata-au and its margins by approximately 1km. It is considered that the proposal will
not adversely affect the natural character of the river. The proposal does make provision for the
construction of temporary sets however any such sets will be setback from the edge of the
escarpment that drops down to the river and will be positioned on site for a limited duration. It
is therefore considered that the proposal does not constitute inappropriate development and the
natural character river and its margins will be protected.
(b) the protection of outstanding natural features and landscapes from inappropriate subdivision,
use and development:

9.6

The proposed earthworks and built development associated with the proposal are setback from
the ONL associated with the Clutha / Mata-Au by approximately 800m. While the proposal makes
provision for the construction of temporary sets any such sets will be positioned on site for a
limited duration and will be setback from the ONL boundary. It is therefore considered that the
proposal will not result in lasting adverse effects on the landscape values of the ONL.

9.7

It is therefore considered that the proposal does not constitute inappropriate development and
the ONL will be protected.
(c) the protection of areas of significant indigenous vegetation and significant habitats of
indigenous fauna:

9.8

The application site does not include any significant habitats of indigenous fauna. The Ecological
Assessment attached as part of this Applicaiton as Appendix 13 concludes that the site meets the
criteria for significance at a "low to moderate" level only. The majority of the indigenous
vegetation on site will be maintained and where such vegetation cannot be left undisturbed it
will be relocated to suitable locations on site, transplanted off site and/or harvested for cuttings
where that is viable.
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(d) the maintenance and enhancement of public access to and along coastal marine area, lakes
and rivers;
9.9

The proposal will maintain and enhance public access as a public walking and cycling track will be
formed with an associated Right of Way in lieu of the unformed legal roads that will be closed in
order to accommodate the proposed development. The proposed walking and cycling track is
shown on the Proposed Vehicle Access and Security Plan58 attached as part of Appendix 3 to this
application and will follow the western boundary of the site from State Highway 6 at the southern
end of the site to the river escarpment at the north western corner of the site where the track
will descend to join the Clutha River Track, following the alignment of an existing grassed track
down the escarpment. The proposed track will also follow the southern boundary of the site,
extending to Stevenson Road to the south east.
(e) the relationship of Maori and their culture and traditions with their ancestral lands, water,
sites, waahi tapu, and other taonga:

9.10

Ngāi Tahu were consulted in the preparation of the application for referral under the Recovery
Act and through the preparation of this resource consent application. A Cultural Impact
Assessment has been prepared and is attached as Appendix 20 which details the relationship of
manawhenua and their culture and traditions with their ancestral lands, water, sites, waahi tapu
and other taonga.
(h) the management of significant risks from natural hazards.

9.11

The application site is not subject to any specific natural hazard other than the risk from seismic
events that applies to the district generally. It is considered that the effects of natural hazards can
be appropriately managed through the detailed design of the proposed buildings and
infrastructure and that the proposal will not exacerbate the effects of natural hazards on other
sites.

9.12

Section 7 of the Act sets out other matters that are to be had regard to in achieving the purpose
of the RMA. The other matters of particular relevance to the consideration of the proposed
development are as follows:
(a)

58

Kaitiakitanga

Plan reference SI-RC-09
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(aa)
9.13

the ethic of stewardship

The Cultural Impact Assessment attached as Appendix 20 described and assessed the proposal in
the context of kaitiakitanga.
(b)

9.14

the efficient use and development of natural and physical resources:

The proposed comprehensive, multi-functional approach to the design and construction of the
proposed development and the centralisation of film making infrastructure and facilities will
result in a more efficient use and development of natural and physical resources through a
reduction in travel and materials requirements when compared to film making where facilities
and locations are geographically dispersed and/or the construction of temporary sets is required.
(ba)

9.15

the efficiency of the end use of energy:

Given the expansive roof areas available within the Sound Stage Lot there is potential, through
the use of PV panels and battery storage, to generate a significant proportion of Silverlight
Studios’ electricity demand on site, helping to smooth peak electricity demand in the wider
network. In addition the centralised approach to film making and reusable and interchangeable
will result in efficiencies in terms of the use of resources and the end use of energy. It is therefore
considered that the proposal will provide for the efficient end use of energy.
(c)

9.16

the maintenance and enhancement of amenity values:

The proposal will introduce built development and activity at a scale and intensity that could
adversely affect amenity values. While amenity values experienced on site and in the wider area
will change it is considered that the proposal has been carefully designed so as to minimise
potential adverse effects on amenity values and that those effects can be managed such that they
will not result in a significant degradation of amenity values. It is considered that overall amenity
values will be maintained at an acceptable level.
(d)

9.17

intrinsic values of ecosystems:

The ecosystem within the site includes the irrigation reservoir which has operated as an artificial
wetland with the margins of that artificial wetland having been colonised by wetland plants that
are likely to have been brought to the site by waterfowl. In addition there are pockets of remnant
indigenous vegetation across the site. Those aspects of the wider ecosystem have been identified
in the Ecological Assessment as being of value and the recommendations of the Ecological
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Assessment in terms of translocating and replanting the indigenous vegetation that cannot be
left undisturbed have been incorporated into the proposed conditions of consent59 in order that
the effects of the proposal on the intrinsic values of ecosystems are avoided, remedied or
mitigated.

9.18

(e)

[Repealed]

(f)

maintenance and enhancement of the quality of the environment:

It is considered that overall and through the proposed conditions of consent the adverse effects
of the proposal can be appropriately managed such that the quality of the environment will
largely be maintained.
(g)

9.19

any finite characteristics of natural and physical resources:

The proposal involves the use of freshwater although not to an extent greater (and possibly less)
than might otherwise occur if the site was to remain entirely in agricultural production or
development under the existing 35 lot subdivision consent. In addition while the proposal will
result in the loss of some land from primary production the majority of the site, outside of the
developed central basin, being managed such that it could continue to support primary
production. It is considered that any loss of the primary productive capacity of the site will be
offset by the significant contribution that the development will make to the economy of the
district and wider region.
(h)

9.20

The proposal will not adversely affect the habitat of trout and/or salmon.
(i)

9.21

the protection of the habitat of trout and salmon:

the effects of climate change:

The potential effects of climate change on the proposed development are discussed in more
detail at paragraphs 11.19 to 11.21 below however it is considered that the potential effects of
climate change, which is the case of the proposed development are most likely to result from
increases in the frequency and intensity of rainfall events and rising temperatures, can be
appropriate mitigated through detailed engineering design.

59

Conditions 64 and 65
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(j)
9.22

the benefits to be derived from the use and development of renewable energy.

The proposal has the potential to result in reasonably significant benefits through the use and
development of renewable energy both on site and in the wider network and it is considered that
the benefits that may arise can be realised without compromising landscape or biodiversity
values.
8

Treaty of Waitangi

In achieving the purpose of this Act, all persons excercising functions and powers under it, in
relation to managing the use, development, and protection of natural and physical resources, shall
take into account the principles of the Treaty of Waitangi (Te Tiriti o Waitangi).
9.23

On the basis of the consultation undertaken, and the assessment received from Aukaha on behalf
of the Treaty Partner, Ngāi Tahu, it has been confirmed that there are no concerns in respect to
the principles of the Treaty of Waitangi.

10.0

Assessment of the activity against the purpose of the COVID-19 Recovery (Fast-track Consenting)
Act 2020 (Clause 9(1)(g)(ii))

10.1

The purpose of the COVID-19 Recovery (Fast-track Consenting) Act 2020 (the ‘Recovery Act’) is
set out at section 4 as follows:
4

Purpose

The purpose of this 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.
10.2

The matters to which regard may be had in terms of the extent to which a project achieves the
purpose of the Recovery Act are set out at section 19 of the Act. Those matters are addressed
individually in paragraphs 11.1 to 11.24 below. Based on that assessment and the Assessment of
Environmental Effects set out under Section 15 of this application is it considered that the
proposal will promote employment and make a significant contribution to the recovery from the
economic and social impacts of COVID-19 within a district that has been hit particularly hard and
within a timeframe that would not otherwise be achievable under normal RMA processes.
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10.3

In addition the proposal will support ongoing investment in the Queenstown Lakes District, the
Otago region and nationwide, with all of the OPEX and likely a proportion of the CAPEX coming
from off shore investment which is net additional to the New Zealand economy.

10.4

An assessment of the proposal against Part 2 of the Resource Management Act is set out at
Section 9 above and based on that assessment it is considered that the promotion of
employment, the contribution to the recovery and the support of ongoing investment that the
proposal will deliver will be achieved while continuing to promote the sustainable management
of natural and physical resources.

10.5

It is therefore considered that the proposal comfortably meets the purpose of the Recovery Act.

11.0

Assessment of the activity against the matters set out in section 19 (whether the project helps to
achieve the purpose of the Act)(Clause 9(1)(g)(iii))

11.1

The matters to which regard may be had in terms of the extent to which a project achieves the
purpose of the Recovery Act are set out at section 19 of the Act and are assessed individually as
follows:
(a) the project’s economic benefits and costs for people or industries affected by COVID-19:

11.2

An Economic Impact Assessment (EIA) has been undertaken by Market Economics and is attached
as Appendix 16 to this application. The EIA finds that over the 11 year period covered by the
assessment Silverlight Studios could deliver total upstream GDP impacts in the region of $1.7
billion of which $969m could be delivered to the economy of the Queenstown Lakes District.

11.3

In addition the EIA finds that Silverlight Studios could, within the Queenstown Lakes District,
sustain (through CAPEX and OPEX) in the order of 4,134 jobs in year 1 and between 1,701 and
1,995 jobs annually between years 2 and 11. Silverlight would also sustain jobs nationwide in
addition to the jobs sustained within Queenstown Lakes District.

11.4

Silverlight Studios will result in additional economic benefits through:
•

the diversification of the district’s economy (which is currently heavily reliant on tourism
and consequently has been hard hit by the effects of the COVID-19 pandemic);

•

the promotion of the creative sector and the creation of a hub for film related businesses
to agglomerate;
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•

the ongoing the promotion of New Zealand as a place to visit and do business through
international screen productions;

•

the provision of skilled job, education and training opportunities;

•

increasing household growth which will increase the district’s ability to sustain a greater
range of businesses and services.

11.5

The EIA does identify potential negative economic effects or costs that may arise as a result of
Silverlight Studios being:
•

Potential net additional housing demand which may increase house prices and/or rents
in the short term until the market can respond with increased supply in the medium to
long term;

11.6

•

Potential increased demand on local infrastructure;

•

The loss of primary production capacity of at least part of the site.

Despite the economic costs outlined above the EIA finds that the economic benefits of the
proposal will far outweigh its economic costs.
(b) the project’s effect on the social and cultural well-being of current and future generations:

11.7

It is considered that the project is likely to support and enhance the social and cultural well-being
of current and future generations by:
•

providing career, education and training opertunities;

•

diversifying and creating a more resiliant economy;

•

the provision of facilities (theatre and conference facilities) that will be available for
hire/use by the local community.

11.8

It is therefore considered that the project will result in positive effects in terms of the social and
cultural well-being of 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 be the case;
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11.9

The EIA includes an assessment60 of the likely timeframes under which the project might progress
through the Recovery Act and normal RMA processes. The EIA finds that the fast track consenting
pathway allows for more jobs to be sustained sooner than they might otherwise be, ensuring that
the positve effect of those jobs created is felt during the COVID-19 impact and recovery period.

11.10

An additional consideration is that given the timeframe, uncertainty and percieved risk associated
with normal RMA processes it is uncertain that the Silverlight Studios project would be progressed
at all within Queenstown Lakes District through those processes. A less ideal but more enabling
(in terms of zoning) location may otherwise have been selected.
(d) Whether the project may result in a public benefit by, for example, (i)

generating employment:

(ii)

increasing housing supply:

(iii) contributing to well-functioning urban environments:
(iv) providing infrastructure in order to improve economic, employment, and
environmental outcomes, and increase productivity:
(v)

minimising waste:

(vii) contributing to New Zealand’s efforts to mitigate climate change and transition more
quickly to a low emissions economy (in terms of reducing New Zealand’s net emissions
of greenhouse gases):
(vii) promoting the protection of historic heritage:
(viii) strengthening environmental, economic, and social resilience, in terms of managing
the risks from natural hazards and the effects of climate change:
11.11

As outlined above the Silverlight Studios project will result in significant public benefit through
the generation of employment.

11.12

The project is likely to result in an increase in demand for housing which may result in an increase
in house prices and/or rents in the short term. It is expected however that the market would

60

Market Economics EIA, Section 4.2.3 Timing Results
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respond with increased supply to meet that demand in the medium and long term. It is therefore
considered that the project may be neutral in this regard.
11.13

It is considered that the Silverlight Studios project will contribute to a well-functioning
environment61 by establishing a site that will accommodate a business sector that is not otherwise
well represented within the Queenstown Lakes District and create a hub for complementary
businesses within the creative sector. In addition it is considered that the site is accessible and
well positioned between the urban centres of Wānaka, Albert Town, Hāwea and Luggate and is
likely to support public and active transport options.

11.14

The project will provide significant infrastructure (including sound stages, workshops, green
screens, production offices, training, conference and cultural facilities and tourism attractions)
that will improve economic and employment outcomes without compromising environmental
outcomes.

11.15

In terms of minimising waste the proposed multifunctional approach to the design and
construction of the development, whereby the production offices and support facilities will be
constructed to appear as frequently used film locations and the sound stages include the
interchangeable and reuseable facade elements, is likely to result in waste minimisation when
compared to constructing temporary sets that are discarded after use.

11.16

In addition the film industry both in New Zealand and worldwide has become increasingly
environmentally conscious and actively takes steps to minimise waste and reduce carbon
emissions.

11.17

Aurora and Contact Energy have provided a joint letter confirming that the proposed
development can be serviced with a suitable electricity supply and that there is scope to
incorporate photovoltaic panels and battery storage as part of the development in order to assist
with the generation of local renewable energy and smooth the peak demand on site and within
the local network.

11.18

Provision is made in the proposed development for the installation of photovoltaic panels on the
roof of the sound stage buildings, contributing a significant proportion of the site’s energy
demand. In addition Aurora and Contact Energy advise that the Silverlight project could
potentially provide an opportunity to consider alternative sustainable solutions for the wider

61

As defined in Policy 1 of the National Policy Statement on Urban Development 2020
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Wānaka community. It is therefore considered that there is scope for the Silverlight project to be
a catalyst to assist the local transition to a low emissions economy and it is Silverlight Studios’ aim
to the onsite operations to be fossil fuel free which would result in direct positive effects in terms
of emissions while providing a benchmark for what could be achieve across the tertiary sector.
11.19

The Geotechnical Report prepared by GeoSolve and attached as Appendix 15 to this application
addresses natural hazards and notes that the detailed design of the proposed buildings, retaining,
foundations and earthworks will need to take account of seismic activity that is likely to occur in
the district. Aside from natural hazards associated with seismic activity the geotechnical report
does not identify any other natural hazard that will affect the site, noting however that the
construction of the lake should include an impermeable liner (as is proposed) in order that an
artificial liquefaction risk is not created through the introduction of ground water under the
proposed buildings.

11.20

Queenstown Lakes District Council’s Climate Action Plan 2019 - 2022 has assessed the potential
impacts and implications of climate change in the QLD. The identified potential impacts and
implications of climate change include (but are not limited to):
•

Warming within the district with projected increases of up to 7o C;

•

Changes to the distribution and intensity of rainfall will occur with greater likelihood of
more extreme rainfall events occurring;

•

Reduction in mountain snowpack and resultant water storage will result in variable river
flows and lake levels;

•

Fewer frost days and more summer days per year;

•

Increased temperatures will generate more heat stress and adverse impacts on human
health and will result in increased demand for potable water;

•
11.21

Increased rainfall events will result in increased risk of landslides and flooding.

The proposed development may be most directly affected by the likely increase in rainfall events
which, given the topography of the site and the location of the proposed built development
around the artificial lake, could potentially result in surface flooding during extreme rainfall
events. The Infrastructure Feasibility Report prepared by CGW Consulting Engineers and attached
as Appendix 7 to this application addresses stormwater and makes recommendations in terms of
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the sizing of overflow areas to accommodate 1 in 100 year and ‘Probable Maximum Precipitation’
events in order that adequate freeboard is maintained around the proposed buildings. It is
therefore considered that, through the detailed engineering design of the lake (including
overflow areas) it is not likely that the development will be adversely affected by flooding.
11.22

The site is not susceptible to flooding from any other source and it is not expected that rainfall
events would create any instability or risk of landslides. Rising temperatures may affect the
operation and energy needs of the development, increasing energy needs for cooling through the
summer and decreasing energy needs for heating through the winter. The detailed design of the
buildings will however ensure that the buildings are appropriately insulated and that sustainable
alternative energy sources (i.e. PV panels) will be incorporated into the design where possible to
help offset increasing energy demands.
(e) whether there is potential for the project to have significant adverse environmental effects,
including greenhouse gas emissions:

11.23

As outlined in Assessment of Environmental Effects set out at Section 15 below it is considered
that the project will not result in significant adverse environmental effects.

In terms of

greenhouse gas emissions, by centralised filming and production in one location, any transport
related greenhouse gas emissions associated with filming and production are minimised.
(f) any other matter the Minister considers relevant.
11.24

The referral order for the Silverlight Studios project included the requirement to submit (in
addition the the information required under clause 9 of Schedule 6 of the Act) an integrated
transport assessment, a lighting assessment and a three waters servicing report. This information
has been provided and is discussed in the Assessment of Environmental Effects set out under
Section 15 below. It is therefore considered that the project adequately addresses the other
matters that the Minister considered relevant.

12.0

Assessment of the activity against the relevant provisions of the documents listed in subclause
(2)(Clause 9(1)(h))

12.1

The proposal is assessed under the provisions of the relevant documents listed in subclause (2)
as follows:
National Environmental Standards
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National Environmental Standards for Telecommunications Facilities under the Resource
Management Act

12.2

The proposed development does not include the installation of any telecommunication facilities
(being any antenna, cabinet, telecommunication line, or small cell unit) and as such the NES for
Telecommunications Facilities is not relevant to the consideration of the proposal.
Resource Management (National Environmental Standards for Electricity Transmission
Activities) Regulations 2009

12.3

The proposal does not involve electricity transmission and is not located in proximity to any
electricity transmission infrastructure. The proposal will not result in any reverse sensitivity
effects on the electricity transmission networks and will not compromise the operation,
maintenance, upgrading or development of the transmission network. The proposal is therefore
consistent with the objective of the NPS on Electricity Transmission and policy 10 which seeks to
avoid reverse sensitivity effects.
Resource Management (National Environmental Standards for Air Quality) Regulations 2004

12.4

The proposed development and the activities it will enable do not involve any discharges to air
and therefore the provisions of the NES for Air Quality are not relevant to the consideration of
the proposal.
Resource Management (National Environmental Standards for Freshwater) Regulations 2020

12.5

The proposed development does not involve any additional farming activity, arable or
horticultural land uses, the restoration of any natural wetland or the construction or maintenance
of wetland utility structures. As such the provisions of the NES for Freshwater do not apply.
Resource Management (National Environmental Standard for Sources of Human Drinking
Water) Regulations 2007

12.6

The Corbridge Downs Bore, which is located adjacent to State Highway 6 at the western end of
the east / west paper road supplies a registered Drinking Water Supply. The proposal does not
involve any wastewater discharge onsite with all wastewater being disposed of to Council
reticulation which ultimately drains to Project Pure, 1.2km to the east of the site. As such there
will be no wastewater discharge located upstream or uphill of the Corbridge Downs Bore and as
such the provisions of the NES for Sources of Drinking Water do not apply.
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Resource Management (National Environmental Standards for Assessing and Managing
Contaminants in Soil to Protect Human Health) Regulations 2011

12.7

The application site is currently a working farm and as such activities are likely to have been
undertaken on the piece of land that could have potentially resulted in soil contamination.
Specifically a sheep dip and offal pit located to the east and north east of the existing woolshed.
Given the historic use of the land and the presence of the sheep dip the property is a piece of
land on which activities described in the Hazardous Industries and Activities List have been
undertaken.

12.8

The proposal involves the change of use of parts of the property and bulk earthworks and as such
the provisions of the NES for Assessing and Managing Contaminants in Soil to Protect Human
Health apply.

12.9

A Preliminary Site Investigation (PSI) has been undertaken which identifies two areas of
contamination within the “site” (being the area of land affected by the works). With regard to the
change of use the PSI finds that it is highly unlikely that there will be a risk to human health if the
activity is done to the piece of land. Consequently the change of use of the piece of land is a
permitted activity pursuant to regulation 8(4).

12.10

With regard to the bulk earthworks they will exceed the maximum volume for permitted
earthworks set out in regulation 8(3) and consequently the proposal requires a discretionary
activity resource consent under Regulation 11 of the NES. The PSI includes a Contaminated Soils
Management Plan (CSMP) which sets out how the earthworks in the areas of contamination are
to be managed in order to avoid any risk to human health and it is proposed that compliance with
the CSMP is included as a condition of consent62.
Resource Management (National Environmental Standards for Plantation Forestry) Regulations
2017

12.11

The proposed development does not involve or affect any plantation forestry and consequently
the NES for Plantation Forestry is not relevant to the consideration of the proposal.
Other regulations made under the Resource Management Act 1991

62

Condition 35
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12.12

Other regulations under the RMA of relevance to the application site and the existing and
proposed activities are:
Resource Management (Measurement and Reporting of Water Takes) Amendment
Regulations 2020

12.13

The regulations apply to the holders of any water permit which allows the take of freshwater at
a rate of 5ltr per second or more and set out requirements for the measurement and monitoring
of those water takes. Given that the freshwater takes (from the water race and bores 1 to 3) all
exceed 5ltr per second the regulations apply to the current landowner and the obligations in
terms of measurement and monitoring of the freshwater takes will pass to the applicants upon
purchase of the application site.
National Policy Statements
National Policy Statement on Urban Development 2020

12.14

Queenstown Lakes District Council is a tier 2 local authority under the NPS on Urban Development
and the NPS applies to planning decisions made by the local authority that affect an urban
environment. The urban environment in the Upper Clutha includes urban Wānaka and Albert
Town and the settlements of Lake Hāwea and Luggate.

12.15

Under the NPS ‘urban environment’ is defined as:
“any area of land (regardless of size, and irrespective of local authority or statistical boundaries)
that:
(a) Is, or is intended to be, predominantly urban in character; and
(b) Is, or is intended to be, part of a housing and labour market of at least 10,000 people”

12.16

The proposed development would result in parts of the application site being urban in character
and the development would form part of the wider labour market affecting the wider urban
environments listed in 12.14 above. As such the NPS on Urban Development (NPS UD) is a
relevant consideration.

12.17

The provisions of the NPS UD of relevance to the consideration of the proposal are as follows:
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Objective 1 : New Zealand has well-functioning urban environments that enable all people and
communities to provide for their social, economic, and cultural wellbeing, and for their health and
safety, now and into the future.
12.18

The proposed development will make a valuable contribution to the District’s urban
environments and will enable people and the community to provide for their social, economic
and cultural wellbeing, and health and safety in the short, medium and long term.
Objective 4: New Zealand’s urban environments, including their amenity values, develop

and change over time in response to the diverse and changing needs of people, communities,
and future generations.
12.19

The proposed development is an example of a response to the diverse and changing needs of
people, communities and future generations of New Zealanders, that will result in some changes
to amenity values.
Objective 5 : Planning decisions relating to urban environments, and FDSs, take into account the
principles of the Treaty of Waitangi (Te Tiriti o Waitangi).

12.20

Ngāi Tahu have been consulted in the preparation of this resource consent application and have
undertaken a Cultural Impact Assessment for the proposal which is attached as Appendix 20 to
this application.
Objective 6 : Local authority decisions on urban development that affect urban environments are:
(a) Integrated with infrastructure planning and funding decisions; and
(b) Strategic over the medium term and long term; and
(c) Responsive, particularly in relation to proposals that would supply significant development
capacity.

12.21

The proposed development presents a significant opportunity to the District and would create
development capacity for an industry that is not currently well provided for in the District. The
proposal will support the diversification of the District’s economy and there is the opportunity,
through the Recovery Act, to make responsive planning decisions that realise the contribution
that the project will make to the District’s development capacity.
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12.22

Any necessary infrastructure planning and funding decisions and medium to long term strategic
decisions making can fall in line once the development is secured. It has been confirmed by the
relevant infrastructure providers that there is capacity to service the proposed development or
that any necessary servicing upgrades can be made at the applicants’ expense.
Objective 8 : New Zealand’s urban environments:
(a) Support reductions in greenhouse gas emissions; and
(b) Are resilient to the current and future effects of climate change.

12.23

As is outlined above63 it is considered that there is scope within the proposal to minimise
greenhouse gas emissions associated with filming, production and training by centralising key
activities on the site. The proposal will be appropriately resilient to the current and future effects
of climate change.
Policy 1 : Planning decisions contribute to well-functioning urban environments, which are urban
environments that, as a minimum:
(a) Have or enable a variety of homes that:
(i) Meet the needs, in terms of type, price, and location, of different households; and
(ii) Enable Māori to express their cultural traditions and norms; and
(b) Have or enable a variety of sites that are suitable for different business sectors in terms of
location and site size; and
(c) Have good accessibility for all people between housing, jobs, community services, natural
spaces, and open spaces, including by way of public or active transport; and
(d) Support, and limit as much as possible adverse impacts on, the competitive operation of
land and development markets; and
(e) Support reductions in greenhouse gas emissions; and
(f)

12.24

Are resilient to the likely current and future effects of climate change.

The proposed development will provide for a business sector/industry that is not well
represented in the District and will help fill a national and international demand for studio space.

63

Paragraphs 11.16 to 11.18
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The site is well located in terms of its accessibility to urban Wānaka and Albert Town and the
settlements of Luggate and Lake Hāwea and while public transport is limited within the District
generally there is scope for future public transport options to pass the site. The proposal
incorporates development of active transport routes and has no adverse effect on open spaces
currently used or viewed by the public.
12.25

The proposal will support the competitive operation of land and development markets and there
is scope to minimise greenhouse gas emissions. In addition the proposal will, through detailed
engineering design, be resilient to the current and future effects of climate change.
Policy 2 : Tier 1, 2, and 3 local authorities, at all times, provide at least sufficient development
capacity to meet expected demand for housing and for business land over the short term, medium
term, and long term.

12.26

While it is acknowledged that this policy is primarily aimed at policy planning (i.e. District Plan and
Spatial plan decisions), it is relevant that there is significant (unmet) demand for studio space
within New Zealand and internationally and as such the proposal will help meet this expected
demand, and attract a lucrative and economically resilient industry to the District that will make
a significant contribution to the diversification of the District’s economy.
Policy 6 : When making planning decisions that affect urban environments, decision-makers
have particular regard to the following matters:
(a) The planned urban built form anticipated by those RMA planning documents that have given
effect to this National Policy Statement
(b) That the planned urban built form in those RMA planning documents may involve significant
changes to an area, and those changes:
(i) May detract from amenity values appreciated by some people but improve amenity
values appreciated by other people, communities, and future generations, including
by providing increased and varied housing densities and types; and
(ii) Are not, of themselves, an adverse effect
(c) The benefits of urban development that are consistent with well-functioning urban
environments (as described in Policy 1)
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(d) Any relevant contribution that will be made to meeting the requirements of this National
Policy Statement to provide or realise development capacity.
(e) The likely current and future effects of climate change.
12.27

The RMA planning documents that give effect to the NPS do not provide for built form consistent
with the proposed development however the proposed development will result in significant
benefits and will contribute to a well-functioning urban environment and will help meet the
requirements of the NPS to realise development capacity. In addition, as outlined above, the
proposal will be designed to be resilient to the likely current and future effects of climate change.
Policy 9 : Local authorities, in taking account of the principles of the Treaty of Waitangi (Te Tiriti o
Waitangi) in relation to urban environments, must:
(a) Involve hapū and iwi in the preparation of RMA planning documents and any FDSs by
undertaking effective consultation that is early, meaningful and. As far as practicable, in
accordance with tikanga Māori; and
(b) When preparing RMA planning documents and FDSs, take into account the values and
aspirations of hapū and iwi for urban development; and
(c) Provide opportunities in appropriate circumstances for Māori involvement in decision-making
on resource consents, designations, heritage orders, and water conservation orders, including
in relation to sites of significance to Māori and issues of cultural significance; and
(d) Operate in a way that is consistent with iwi participation legislation.

12.28

Ngāi Tahu have been consulted in the preparation of this resource consent application and have
undertaken a Cultural Impact Assessment for the proposal which is attached as Appendix 20 to
this application.

12.29

Overall it is considered that the proposed development is generally consistent with, and will assist
Council in giving effect to, the NPS on Urban Development.
National Policy Statement for Renewable Electricity Generation

12.30

The objective of the NPS for Renewable Electricity Generation is to recognise the national
significance of renewable electricity generation activities by providing for the development,
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operation, maintenance and upgrading of such activities in order that the proportion of New
Zealand’s renewable electricity generation increases to meet or exceed the national target.
12.31

Renewable electricity generation activities (as defined in the NPS) include small scale renewable
electricity generation for the purpose of using the generated electricity on a particular site.

12.32

The proposal includes the incorporation of solar electricity generation into building design where
practical and will contribute to New Zealand’s net renewable electricity generation capacity and
in doing so will help reduce greenhouse gas emissions.

12.33

Further, in their joint letter attached as Appendix 10 to this application, Aurora and Contact
Energy have advised that the Silverlight project could provide an opportunity (for Aurora and
Contact Energy) to consider alternative renewable solutions that will benefit the wider Wānaka
community.

12.34

In addition the proposal will not result in any reverse sensitivity effects on existing renewable
electricity generation activities.

12.35

The proposal is therefore consistent with the objective and policies (in particular Policies A and
D) of the NPS for Renewable Electricity Generation.
New Zealand Coastal Policy Statement

12.36

The proposed development is not located in a coastal marine area and consequently the coastal
policy statement is not relevant to the consideration of the proposal.
Regional Policy Statement or Proposed Regional Policy Statement

12.37

The Partially Operative Otago Regional Policy Statement 2019 (POORPS2019) was declared
partially operative in March 2021 and is relevant to the consideration of the proposed
development. In addition the Proposed Otago Regional Policy Statement 2021 (Proposed RPS 21)
was notified on 26 June 2021 and is also relevant to the consideration of the proposal.

12.38

A detailed assessment of the proposal against the objectives and policies of the POORPS2019 and
the Proposed RPS 21 is attached as Appendices 27 and 28 to this application. Overall it is
considered that the proposal is generally consistent with the provisions of the Regional Policy
Statements for Otago.
Plan or Proposed Plan
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12.39

A detailed assessment of the proposal against the objectives and policies of Queenstown Lakes
District Council’s Operative and Proposed District Plans is attached as Appendices 29 and 30 to
this application (the rules having been addressed in Section 6 above). Overall it is considered that
the proposal is generally consistent with, and not contrary to, the relevant objectives and policies
of the Operative and Proposed District Plans.
Planning documents recognised by a relevant iwi authority and lodged with a local authority

13.0

Clause 9 (1) (h) and (2) (g) requires an assessment of the activity against any relevant provisions
of a planning document recognised by a relevant iwi authority. The Kāi Tahu ki Otago Natural
Resource Management Plan 2005 (NRMP) is the principle planning document for Kāi Tahu ki
Otakau. It was developed through extensive consultation with the four Papatipu Rūnaka of Otago
and in consultation with, and input from, the Otago whānau and rōpū groups and Southland and
South Canterbury Rūnaka. The NRMP provides information, direction and a framework to achieve
a greater understanding of the natural resource values, concerns and issues of Kāi Tahu ki Otago
and provides a basis from which Kāi Tahu ki Otago participate in the management of Otago's
resources.

13.1

Chapter 5 of the NRMP outlines the issues, objectives and policies for the whole of the Otago
Region. The overall objectives in Chapter 5 are:
i.

The rakätirataka and kaitiakitaka of Käi Tahu ki Otago is recognised and supported.

ii.

Ki Uta Ki Tai management of natural resources is adopted within the Otago region.

iii.

The mana of Käi Tahu ki Otago is upheld through the management of natural, physical
and historic resources in the Otago Region.

iv.

Käi Tahu ki Otago have effective participation in all resource management activities within
the Otago Region.

v.

The respective roles and responsibilities of Manawhenua within the Otago Region are
recognised and provided for through the other objectives and policies of the Plan.

13.2

Silverlight Studios have consulted with, and actively encouraged effective participation from, Kāi
Tahu in respect of the application. Aukaha have provided a Cultural Impact Assessment (CIA) on
behalf of and with the assistance of Te Rūnanga o Ōtākou, Kāti Huirapa Rūnaka ki Puketeraki, Te
Rūnanga o Moeraki, and Hokonui Rūnanga, the four Papatipu Rünaka of Otago who have shared
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authority and manawhenua status in the Wānaka area. The CIA is attached as Appendix 20 to this
application. Overall, the CIA recognises "the potential for the Silverlight Studios development to
benefit the communities of the Wānaka area and Queenstown Lakes district by offering
significant opportunities for employment and leisure", and provides a suite of recommendations
– some of which can be given effect to through conditions relating to environmental management
and planting, and others of which are better dealt with directly between Silverlight Studios
and kā Rūnaka.
13.3

Chapter 10 of the NRMP addresses issues and policies specific to the Mata-au/Clutha catchment
and of potential relevance to the Application. These issues and policies centre around dams, land
use, gravel extraction and sediment and siltation. In respect of the issues raised, the proposal
does not propose to create new dams, do any instream works, take gravel or carry out silt loading
or flushing of sediment. There are no new water takes associated with the proposed
development. There will be no discharges of sediment, stormwater or waste water to Te Mataau/the Clutha River. The stormwater discharges to the artificial lake will be treated such that the
lake is suitable for contact recreation. It adopts sound environmental practices, promotes
sustainable land use and will include connection to QLDC's reticulated waste water system. It is
therefore assessed as being in accordance with the relevant policies relating to water and land
use.

13.4

Overall, and based on the CIA, it is considered that suitable consideration has been given to the
objectives and policies of the NRMP.

13.5

Information about any treaty settlements that apply to the project area (Clause 9(1)(i))

13.6

A letter provided by Aukaha, being a consultancy service on behalf of Ngā Rūnaka that have an
interest in the Wānaka area, as part of the initial consultation undertaken when the application
for referral was being progressed is attached as Appendix 19 to this application and confirms that
the application site does not include land returned under a Treaty settlement and consequently
no such settlements apply to the project area.

14.0

Proposed conditions (Clause 9(1)(j))

14.1

A suite of proposed conditions are attached as Appendix 6 to this application. The proposed
conditions are intended to be as comprehensive as possible however it is acknowledged that
additional or amended conditions may be required through the consenting process and following
comments from the territorial authorities and parties who may be affected.
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14.2

The proposed conditions are split into two sets, the first set relating to the consents required
under the Queenstown Lakes District Council’s Operative and Proposed District Plans and the
second set relating to the consents required under the Otago Regional Council’s Regional Plan :
Water.

14.3

The proposed conditions have been drafted to be as consistent as possible with the general
format of conditions preferred by the territorial authorities and incorporate specific
recommendations drawn from the various assessments and supporting information. In addition
the proposed conditions seek to address any concerns raised through the consultation process.

14.4

It is considered that the proposed conditions of consent will avoid, remedy and/or mitigate the
adverse effects of the proposed development to an acceptable degree.

15.0

Assessment of the activity’s effects on the environment (Clause 9(4))

15.1

The following assessment of environmental effects has been prepared to include the information
outlined in clause 10 and is set out such that it addresses the matters specified in clause 11 of
Schedule 6.
Effects on people in the neighbourhood and the wider community (Clause 11(a))

15.2

For this purposes of this assessment “people in the neighbourhood” and the wider community
include the following:
•

The owners and occupiers of adjoining properties;

•

People in the wider neighbourhood (i.e. those not immediately adjoining the site);

•

Queenstown Lakes District Council as owners of the unformed legal roads that pass
through the site and the infrastructure in the vicinity of the site;

•

Waka Kotahi - NZ Transport Agency as the owners and operators of the adjoining State
Highway;

•

Queenstown Airport Corporation as the owners and operators of the Wanaka Airport;

•

Ngāi Tahu;

•

The wider Wānaka and Queenstown Lakes District community.
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15.3

The effects of the proposal on those people are assessed as follows:
The owners and occupiers of adjoining properties

15.4

The owners and occupiers of the adjoining properties are identified on the plan attached as part
of Appendix 23 to this application and are numbered 1 to 19.

15.5

Silverlight Studios has endeavoured to meet with as many of the adjoining owners and occupiers
as possible. Where possible those meeting have been undertaken in person with Mike Wallis (and
when available Jonathan Harding) meeting with 10 of the 19 adjoining owners from the 22nd to
the 25th May 2021. Mike Wallis has endeavoured to meet with the remaining neighbours via
Zoom or to discuss the project by telephone.

15.6

Of the 19 adjoining owners Silverlight Studios have not been able to make contact with four
parties, being the owners of properties 6, 8, 13 and 17.

15.7

Notes from the discussions are included in Appendix 23. Silverlight Studios have advised that for
the most part the neighbours were positive and supportive of the proposal however some
expressed concerns regarding matters such as landscape and visual effects and noise effects.

15.8

The properties to the west of the application site (properties 1 to 4) comprise a large farming
property (1) and three smaller rural living properties (2 to 4). The residential units on properties
2, 3 and 4 are generally oriented to the north west and a well established shelter belt runs along
the boundary between propoerties 1 to 4 and the application site. Where the shelter belts are
located within the application site they are to be retained in accordance with the Site Vegetation
Plan (Appendix 5 to the Landscape and Visual Effects assessment attached as Appendix 12). The
shelter belts provide visual (and acoustic) screening such that the proposal will not be readily
visible from properties 1 to 4. In addition noise effects associated with the proposed activities can
be appropriately managed through the preparation and implementation of a noise management
plan which sets out the measures to be undertaken during outdoor filming activities to ensure
that adverse effects associated with the unreasonable emission of noise do not occur.

15.9

A caveat is registered on the Record of Title (Caveat 10193683.1 attached as part of Appendix 1)
for the benefit of the owner of property 1 and relates to the registration of easements over the
application site. The matter of easements has not been raised as a matter of concern through the
consultation process and the proposed development does not preclude those easements being
registered at some point in the future.
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15.10

The adjoining properties to the south west of the site (properties 5 to 14) include rural living
properties of varying size located on the opposite side of State Highway 6. The properties are
generally at a similar level to that of the State Highway with the exception of property 5 which
includes a residential unit currently under construction located on elevated land (relative to the
State Highway and the application site).

15.11

The owners of property 5 have expressed some concerns regarding potential noise and visual
effects in relation to the residential unit currently under construction. The visual effects of the
proposal on the owners of property 5 are addressed in paragraphs 49 to 51 of the Landscape and
Visual Effects Assessment attached as Appendix 12 to this application. The Landscape and Visual
Effects Assessment finds that while screening will be provided by the proposed bunding and tree
planting within Central Park, and the structural landscaping associated with the resource consent
which approved the construction of the residential unit on property 5, parts of New York, Paris
and the Medieval Hall will be visible from property 5. The proposal, while not highly visible, will
alter the outlook from the residential unit on property 5, interupting current openness and
reducing rural character. The Landscape and Visual Effects Assessment concludes that the views
enjoyed from the residential unit under construction on property 5 will be adversely affected to
a degree best described at most as low-moderate (equating to a minor effect as outlined at
paragraph 4 of the assessment).

15.12

With regard to noise an Acoustic Assessment has been prepared and is attached as Appendix 18
to this application. The acoustic assessment finds that noise effects associated with the proposal
are likely to be generated from two key sources, being traffic noise and noise associated with
outdoor filming. The modelling undertaken as part of the Acoustic Assessment indicates (as
illustrated in the sound contour plans in Figures 4 and 5 and the associated tables) that the traffic
noise associated with the proposal will not exceed the day time and night time noise limits set
out in the Proposed District Plan.

15.13

The noise modelling for outdoor filming indicates that the worst case scenario (i.e. outdoor
filming including a large crew, an untreated petrol powered wind machine and a director’s PA
system) outdoor filming event can be undertaken at a central point within the back lots while still
complying with the Proposed District Plan’s day time and night time noise limits. Silverlight
Studios have advised however that the worst case scenario and in particular the use of untreated
petrol powered wind machines and a director’s PA would be at most extremely rare (in their
combined 60+ years of experience in the film industry they do not recall such a scenario occuring).
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15.14

Based on the recommendations of the Acoustic Assessment it is considered that, on the rare
occasion where noise from outdoor filming may approach the assessed worst case, significant
adverse noise effects can be appropriately avoided or mitigated through the implementation of
a noise management plan. In addition it is noted that, given the likely infrequency of such events,
noise effects associated with the assessed worst case for outdoor filming are not likely to be
greater than what could otherwise be expected to occur as a permitted activity in the Rural Zone,
the Proposed District Plan rules relating to temporary activities providing for outdoor filming
involving up to 200 people on any location for up to 30 days per year with no applicable noise
limit.

15.15

It is therefore considered that the adverse effects of the proposal on the owners and occupiers
of property 5 can be managed to the extent that they will not be significant or unacceptable.

15.16

The visual effects of the proposal in relation to properties 6 to 14 are addressed in the Landscape
and Visual Effects Assessment where it is found that the proposed development will not be readily
visible from these properties given their topography and elevation and that of the application
site.

15.17

Similarly the Acoustic Assessment demonstrates that noise levels associated with traffic and
vehicle movements will not exceed the day time and night time noise limits set out in the
Proposed District Plan. In addition it is considered that noise effects associated with outdoor
filming can be appropriately managed and, in the worst case, will not be inconsistent with what
could be expected to occur in the Rural Zone as a permitted activity.

15.18

Property 10 is located immediately opposite the existing and proposed access intersection. At the
time of submitting this application discussions between Silverlight Studios and the owners of
property 10 are at an early stage and the owners have not expressed support for or opposition
to the proposal.

15.19

The properties that adjoin the eastern boundary of the application site comprise 5 rural living
properties (properties 15 to 19). The visual effects of the proposal on these properties are
discussed at paragraph 55 of the Landscape and Visual Effects Assessment.

15.20

Silverlight Studios have met with the owners of properties 15 and 18 on those properties. In
addition they have met with the owners of property 16 in person and discussed the project with
the owners of property 19 over the telephone. The owners of property 17 have not been able to
be contacted.
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15.21

Property 15 comprises an existing residential unit in an elevated location adjacent to the eastern
boundary of the site. At their meeting with Silverlight Studios the owners of property 15
expressed some concern regarding the visibility of the development and potential noise effects.
The residential unit has visibility over the site through a gap in the shelter belt on the eastern
boundary of the site and along a melt water channel that descends to the proposed lake. This
viewshaft provides visibility to the proposed Sound Stage Lot. Mitigation will be provided through
the planting of an additional shelter belt, shown Shelter Belt 22 on the Site Vegetation Plan, that
will provide visual screening of the Sound Stage Lot while maintaining the longer views available.
The Landscape and Visual Effects Assessment finds that the proposed development will not result
in a significant reduction to the openness and simplicity of views from property 15 and will affect
visual amenity to a low degree. In addition the assessment finds that these effects will be
appropriately remedied once the proposed shelterbelt reaches a height of 5m to 8m (which is
likely to occur within 4 to 8 years of planting).

15.22

No specific matters of concern have been reported following the applicant’s meeting with the
owners of property 16. As outlined in the Landscape and Visual Effects Assessment the existing
landform and shelter belt provides a complete visual screen between property 16 and the
proposed development. It is therefore considered that the proposal will not adversely affect the
views or visual amenity of property 16.

15.23

The Landscape and Visual Effects Assessment finds that, despite partial screening provided by the
existing shelter belt on the site boundary, it is likely that the upper parts of the Sound Stage Lot
may be visible from the approved residential building platform on property 17. As with property
15 mitigation will be provided through the planting of an additional shelter belt, shown as Shelter
Belt 21 on the Site Vegetation Plan. Shelter Belt 21 will be maintained at a mature height of 12m
in order that the required screening is provided while maintaining longer views. The Landscape
and Visual Effects Assessment finds that the proposal will generate short term, low degree effects
on the visual amenity of the (as yet undeveloped) building platform on property 17 with those
effects being remedied once the proposed planting reaches a suitable height.

15.24

As with property 16 no specific matters of concern have been reported following the applicant’s
meeting with the owners of property 18 however it is noted that they asked whether additional
tree planting might be included to screen any visibility of the development. The Landscape and
Visual Effects Assessment finds however that, due to existing topography between property 18
and the central basin within which built development is located, the proposed development will
not be visible from property 18. Consequently it is considered that the proposal will not adversely
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affect the view or visual amenity of property 18. That being said if concerns regarding visibility of
the proposed development still exist the applicant is open to exploring additional planting that
may assist in addressing those concerns.
15.25

Property 19 is located adjacent to the north eastern corner of the site, on a river terrace set
approximately 70m below the level of the river escarpment that runs along the northern
boundary of the site. As such no aspect of the proposed development will be visible from property
19 and consequently it is considered that the proposal will not adversely affect the view or visual
amenity in this regard.

15.26

In addition to the effects of the permanent built development on the application site activities
and temporary structures on the back lots will be visible to varying degrees (depending on their
location on the back lots) from properties 15, 17 and 18. It is considered that the effects of such
activities and structures on views and visual amenity will be limited in duration (to a maximum of
6 months) and can be mitigated through appropriate location and management. It should be
noted that filming activities on the back lots will require privacy in both a visual and acoustic sense
in order that ‘spoilers’ do not emerge. It is therefore likely that any filming activities on the back
lots will be discretely positioned so as to maintain the required level of privacy which will in turn
reduce potential adverse effects on the neighbouring properties.

15.27

In addition to visual effects there is the potential for the owners and occupiers of the adjoining
properties to the west to be affected as a result of noise generated by the development and the
proposed activities and this was a matter raised in discussions with the owners of properties 15
and 19. As outlined in the Acoustic Assessment and illustrated on the noise contour plans noise
associated with traffic and vehicle movements will comply with the Proposed District Plan’s limits
for day time and night time noise at all properties along the western boundary of the site.

15.28

In addition the Acoustic Assessment demonstrates that the applicable day time and night time
noise limits can be complied with during a worst case outdoor filming event on the back lots.
While compliance is dependent on location within the back lots (i.e. a location closer to the
western boundary of the site may not comply if the worst case were ever to eventuate) it is
considered that noise effects associated with outdoor filming can be appropriately managed such
that they will not be unacceptable or unreasonable.

15.29

In addition to the ongoing visual and noise effects of the proposed development there is potential
for the owners and occupiers of neighbouring properties to be affected by noise, vibration and
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dust associated with the earthworks and construction. Construction noise and vibration is
addressed in the Acoustic Assessment which recommends the preparation and implementation
of a Construction Noise and Vibration Management Plan (CNVMP) as an appropriate means of
managing these effects. The proposed conditions of consent64 include the submission and
approval of a CNVMP prior to the commencement of works and it is considered that the CNVMP
will ensure compliance with the relevant standards.
15.30

The effects of dust are addressed below in relation to matters of potential concern raised by the
Queenstown Airport Corporation. That assessment can be applied to nuisance effects from dust
more generally and it is considered that such effects will be appropriately avoided or mitigated
through the preparation and implementation of an Environmental Management Plan and an
Erosion and Sediment Control Plan, required under the proposed conditions of consent65, for
earthworks and any nuisance effects associated with dust arising from the bulk earthworks will
not be greater than could otherwise be expected on land adjacent to a large farming property in
the Rural Zone.
People in the wider neighbourhood (i.e. those not immediately adjoining the site)

15.31

The effects of the proposal can largely be internalised within the application site in terms of visual
and noise effects and dust to the extent that it is considered that people in the wider
neighbourhood will not be adversely affected to any significant or unacceptable degree. Of
particular note is the property that lies immediately to the west of property 5. An existing
residential unit is located on this property at a similar elevation to that on property 5 and is likely
to experience similar views across the site to the north west. The effects on views and visual
amenity of this property are discussed in the Landscape and Visual Effects Assessment alongside
the assessment of effects on property 5 and finds that such effects will be, at most, low-moderate
(minor). Similarly it is considered that the adverse effects of noise resulting from outdoor filming
activities can be appropriately managed.
Queenstown Lakes District Council as owners of the unformed legal roads that pass through the
site and the infrastructure in the vicinity of the site

15.32

Through consultation Queenstown Lakes District Council have indicated support for the proposed
development given the significant socio-economic benefits it will bring to the community. This

64
65

Condition 72
Conditions 20 and 21
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includes support from Council’s Property & Infrastructure team who have provided approval in
principal (in email correspondence included as part of the Six Waters Infrastructure Feasibility
Report attached as Appendix 7 to this application) for connections to Council’s potable water and
wastewater infrastructure. The approval is subject to capacity modelling and the understanding
that any necessary upgrades required to accommodate the proposed development will be at the
applicants’ expense.
15.33

It is therefore considered that the effects on Council infrastructure will be avoided or mitigated
through modelling and any associated infrastructure upgrades.
Waka Kotahi - NZ Transport Agency

15.34

Waka Kotahi own and operate State Highway 6 which adjoins the southern boundary of the site
and from which access to the proposal is taken. As directed in the referral order an integrated
transportation assessment has been prepared and is attached as Appendix 17 to this application.

15.35

The transportation assessment outlines the estimated vehicle movements associated with the
proposed activities, identifying peak hour traffic flows and assessing these in terms of effects on
the capacity and safety of the State Highway and the site access intersection. The assessment
finds that the traffic generated by the proposed activities can be accommodated on the State
Highway without approaching the capacity, or compromising the efficiency, of the roading
network.

15.36

The transportation assessment identifies that, at the commencement of development of the site,
the existing site access will need to be upgraded to include an auxiliary right-turn lane. An auxiliary
left-turn lane will need to be added within the first two to three years of operation as onsite
activities ramp up. These requirements have been incorporated into the proposed conditions of
consent66.

15.37

In addition the transportation assessment finds that, while a priority intersection has sufficient
capacity to accommodate the predicted traffic flows, a roundabout is likely to be required as the
develoment nears completion in order to avoid road safety issues that may arise as a result of the
volume of traffic using the intersection.

15.38

It is estimated that traffic flows may reach the point where a roundabout is required at years 7 or
8 following commencement of development. Given the lead times in designing, approving and

66
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construction a roundabout (estimated at 18 to 24 months) the transportation assessment
recommends that a monitoring regime is implemented, commencing no later than year 5. The
monitoring will be undertaken by the applicant and is intended to ensure that activities are not
unnecessarily restricted while a roundabout is being constructed (i.e. the roundabout can be
constructed before traffic volumes reach the threshold beyond which road safety issues are likely
to arise).
15.39

Conditions relating to the proposed self monitoring regime and the roundabout upgrade are
included in the proposed conditions of consent67.

15.40

There is sufficient land available within the State Highway road reserve to accommodate the
upgraded priority intersection with space available on the application site that can be used to
accommodate the roundabout when it becomes necessary.

15.41

Silverlight Studios have consulted with Waka Kotahi, as part of the initial referral application and
during the preparation of the transportation assessment. It is considered that, with continued
liaison with Waka Kotahi and appropriate conditions of consent, engineering design and the
staged upgrade of the intersection as traffic flows require it, the effects of the proposed
development on the safety and efficiency of the State Highway can be avoided or mitigated to
the extent that they will not be significant or unacceptable.
Queenstown Airport Corporation (QAC)

15.42

QAC manages (on behalf of Queenstown Lakes District Council) and holds a long term lease over
the Wanaka Airport which is located to the east of the site and the outer control boundary of
which projects into the northern end of the site. Silverlight Studios consulted with QAC prior to
submitting the application for referral under the Recovery Act.

15.43

A letter provided by QAC in response to that initial consultation is attached as Appendix 22 to this
application. In that letter QAC express support in principle for the project, acknowledging the
potential for significant benefits through the establishment of the studios in the district. QAC did
however outline areas of potential concern with regard to effects on the operation and safety of
the airport. Those potential concerns included:
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•

Reverse sensitivity resulting from the establishment of potentially noise sensitive
activities in proximity to the airport;

•

Set lighting and potential up lighting of buildings and associated glare and/or confusion
for pilots on arrival or departure;

•

Effects of bulk earthworks and potential dust nuisance that may obscure pilot vision
and/or damage aircraft engines;

•

The creation of areas of standing water during earthworks can attract bird life and pose
a bird strike risk to overflying aircraft;

•

Formation of the lake and its potential to attract birds resulting in increased bird strike
risk; and

•

Potential for protrusions through the Obstacle Limitation Surface during sound stage
construction.

15.44

Through the preparation of this resource consent application Silverlight Studios have been in
communication with QAC’s Wanaka Operations Manager (Jo Learmonth). In addition Silverlight
Studios’ ecologist (Dawn Palmer of Natural Solutions for Nature) has been in discussions with the
Operations Manager to gain an understanding of existing bird strike hazards and incidents and
how QAC’s concerns in relation to bird strike can be addressed. A complete copy of this
application has however not yet been provided to QAC for formal comment but will be provided
upon lodgement with the Environmental Protection Agency.

15.45

With regard however to the matters of concern outlined in QAC’s initial consultation response it
is noted that proposed sounds stages (which are closest to the airport and within which the
majority of the film making activities will be undertaken) will be acoustically insulated with
mechanical ventilation in order to manage noise levels from both outside and within the stages.
As such Silverlight Studios are confident that the Sound Stage Lot will not be impacted by aircraft
noise.

15.46

In addition Silverlight Studios have advised that working around aircraft and other background
noise is common practice in the film industry, noting that Stone Street Studios in Wellington is in
close proximity to Wellington International Airport. At Stone Street and other locations where
aricraft noise might be encountered and outdoor filming is being undertaken productions will
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place “spotters” in locations where they can view approaching aircraft or aircraft preparing for
take off and report back to the Director or Assistant Directors to hold filming until the noise has
passed. It is important to note that filming activities generally involve short periods of “action”
intersperced with longer resetting periods between shots such that the amount of time where
filming activities may be sensitive to noise is split up into manageable portions that can be
coordinated to avoid passing aircraft or other noise sources.
15.47

With regard to other noise sensitive activities proposed on site these would include the theatre,
film school and conference activities and these activities will be provided for indoors within
acoustically insulated buildings with suitable mechanical ventilation. It is therefore considered
that the presence of the airport and its ongoing operations is not likely to result in unacceptable
noise effects within critical listening environments within the development and consequently it is
considered that the proposal will not result in reverse sensitivity effects in this regard.

15.48

As outlined in the Lighting and Electrical Demand Assesment attached as Appendix 9 to this
application the lighting within the site will be designed so as to comply with QLDC’s ‘Southern
Lighting - A Lighting Strategy’ and any requirements of the Civil Aviation Authority to ensure that
airport operations are not affected through glare, distraction or confusion. This will include but
not be limited to the avoidance of up lighting.

15.49

The LED screens are not likely to result in glare as they are intended to present a natural
appearance that blends into background light levels. The LED screens will generally be used to
display static or near static landscape backdrops however could from time to time be used to
display moving images. If there is potential for pilot distraction or confusion to be caused by the
used of the LED screens there is scope for Silverlight Studios to work with QAC to develop a
management plan around the used of the LED screens in order that QAC are notified in advance
of any activities that could cause pilot distraction or confusion.

15.50

With regard to potential dust nuisance it is proposed that an Environmental Management Plan
(EMP) is prepared and submitted for approval prior to undertaking earthworks on site. The EMP
will address, amongst other things, dust nuisance and include measures designed to avoid or
mitigate such effects. It is noted however that the application site is within the Rural Zone and
the Operative and Proposed District Plans acknowledge that the rural environment includes
activities that can generate dust and that forms part of the expected rural amenity. The
application site is currently farmed and the cultivation of paddocks could generate similar dust
effects on an annual or seasonal basis. Once the bulk earthworks associated with the Silverlight

Silverlight Studios Limited
Silverlight Studios – 707 Wanaka - Luggate Highway
Assessment of Environmental Effects

112

Studios development have been completed the overall area of land likely to be disturbed in the
future will be reduced. In addition, once established Silverlight Studios are likely to manage dust
nuisance within the site in order that studio operations are not affected.
15.51

It is therefore considered that the short term effects of earthworks and associated dust nuisance
can be appropriately managed and that the proposal is likely to result in a situation in the long
term where the objectives of Silverlight Studios and QAC are likely to align in terms of the ongoing
control of dust.

15.52

Similarly the EMP will include measures to ensure that areas of standing water do not occur. Not
only will the avoidance of standing water ensure that additional birdlife is not attracted to the
site during earthworks it will also ensure that the stability and bearing capacity of engineered fill
is not compromised and as such will be a key point for the management of the earthworks.

15.53

As outlined in the Ecological Assessment attached as Appendix 13 to this application the existing
irrigation reservoir and crop selection attracts and supports waterfowl. Anecdotal evidence would
suggest that this has been actively encouraged and the presence of multiple maimai on the
reservoir would appear to confirm this.

15.54

The formation of the proposed lake (which has been consented and could yet be constructed
under the Corbridge subdivision) could potentially continue to attract and support waterfowl
however that does not align with Silverlight Studios objectives in terms of the amenity and water
quality of the lake. Silverlight Studios are therefore likely to take active steps to discourage
waterfowl and other birdlife from settling on the lake and if necessary could work together with
QAC to develop a wider management strategy in this regard. It is therefore considered that the
proposal is not likely to attract and support birdlife that would not otherwise be present on the
application site and presents an opportunity for better management of the potential bird strike
risk.

15.55

The construction of the proposed development and the construction of temporary sets on the
back lots will involve buildings and works in proximity to the take off and approach surfaces
associated with the airport (the Obstacle Limitation Surface or OLS). The OLS at the western end
of the runway commences at 347.84masl and extends to the north west, rising at a 2% gradient.

15.56

The OLS passes over the site to the north of the Sound Stage Lot and Italian Village such that the
surface is not likely to be breached as a result of works associated with the construction of the
development.
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15.57

The hummocky landform at the northern end of the site does however include high points which
sit approximately 16m to 20m below the OLS. As such care will need to be taken to ensure that
temporary sets constructed on the back lots and associated filming activities do not breach the
OLS. A condition of consent68 proposed that state that buildings, structures or equipment
associated with filming activities on the back lots must not breach the OLS unless prior approval
is obtained from QLDC and QAC.

15.58

Overall it is considered that the proposed development can be appropriately managed such that
adverse effects do not arise in relation to the ongoing operation and operational safety of the
Wānaka Airport.
Ngāi Tahu

15.59

Consultation has been undertaken with Ngāi Tahu through Aukaha and a Cultural Impact
Assessment (CIA) has been prepared on behalf of Te Rūnanga o Ōtākou, Kāti Huirapa Rūnaka ki
Puketeraki, Te Rūnanga o Moeraki and Hokonui Rūnanga. The CIA is attached as Appendix 20 to
this application and explains kā rūnaka’s authority in the Wānaka area and describes the values
and associations of mana whenua in the context of the Silverlight Studios proposal. Kā rūnaka are
supportive of the proposal, acknowledging the significant socio-economic benefits that it will
bring to the district and wider regions.

15.60

The CIA makes recommendations to ensure that the benefits and opportunities that the proposal
will bring are delivered equitably, that the values and associations of kā rūnaka are recognised by
Silverlight Studios and that ongoing relationships are encouraged in this regard. In addition the
recommendations include measures to ensure that adverse effects on endemic flora and fauna
are minimised.

15.61

The recommendations of the CIA have been incorporated into the proposed conditions of
consent69 in so far as they are able to be included as conditions and Silverlight Studios will
continue to work in good faith with Aukaha and kā rūnaka to build and maintain a relationship
and take steps to ensure that the benefits of the proposal are delivered equitably.
The wider Wānaka and Queenstown Lakes District community

68
69

Condition 70
Condition 64
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15.62

As outlined in Section 11 above (paragraphs 11.2 to 11.8 in particular) the proposed development
will deliver significant positive socio-economic effects to the wider Wānaka and Queenstown
Lakes District community.

15.63

The proposal may result in adverse effects in terms of the price and availability of residential
properties to buy or rent however, as outlined in the Economic Impact Assessment, it is expected
that those effects will occur in the short term and reducing in the medium to long term as the
market moves to meet demand.

15.64

Overall it is considered that the positive effects of the development will outweigh the adverse
effects on the wider community.
Physical effects on the locality, including landscape and visual effects (Clause 11(b))

15.65

The actual and potential physical effects of the proposed development on the locality are
considered to include the following:

15.66

•

Landscape and visual effects

•

Noise effects

•

Lighting effects

•

Effects on servicing and infrastructure

•

Traffic effects

•

Nuisance effects

The above physical effects are assessed as follows:
Landscape and visual effects

15.67

The Landscape and Visual Effects Assessment, attached as Appendix 12 to this application, has
been discussed in part above in relation to effects on owners and occupiers of adjoining
properties and people in the wider neighbourhood. In terms of visual and landscape effects in the
wider sense the assessment finds that the proposal is generally well hidden from outside of the
application site with development being focused within the central basin and/or where existing
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topography and vegetation provide screening. The higher northern parts of the site are left
unoccupied and largley in their current state, as are the rolling southern parts of the site.
15.68

In terms of effects on views and visual amenity as experienced by travellers along State Highway
6 the site will still read as rolling, undulating pasture punctuated by shelter belts. A rural,
agricultural aesthetic will be maintained.

15.69

The majority of adjacent neighbours will not be affected by the proposed development in a visual
sense however the views and outlook of a number of properties in the vicinity of the site (being
those more elevated and/or adjacent to the eastern boundary of the site where there are gaps in
the existing shelter belts) will be altered however mitigation can be provided through additional
shelter belt planting, bunding and the landscape works within proposed Central Park such that
effects on the views and visual amenity enjoyed from the affected properties will be moderatelow (i.e. minor).

15.70

Overall the Landscape and Visual Effects Assessment finds that visual amenity values will very
largely be maintained.

15.71

With regard to landscape character the assessment notes that the proposal will be a new and
unusual addition and the interior of the site will take on a busy, urban character within localised
parts of the site. This will lead to a more varied and less traditionally rural landscape character
however the existing open space rural and rural living character in the wider area will still be
maintained.

15.72

The Rural Character Landscape in which the proposal is located is less sensitive (although still
highly valued) in landscape terms than the Outstanding Natural Landscapes of the District and
can accommodate a considerable degree of human modification. Consequently the Landscape
and Visual Effects Assessment finds that rural landscape values will be adversly affected to at
most a low degree and in the wider sense landscape values will be maintained.

15.73

Overall and based on the findings of the Landscape and Visual Effects Assessment it is considered
that the proposed development can be appropriately accommodated within the landscape and
the effects on the character and values of the wider landscape will not be significant or
unacceptable.
Noise effects
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15.74

Noise effects associated with the proposed development are addressed in detail in paragraphs
15.105 to 15.118 below and in the Acoustic Assessment attached as Appendix 18 to this
application.
Lighting effects

15.75

As outlined in the Lighting and Electrical Demand Assessment attached as Appendix 9 to this
application the exterior lighting will be designed and positioned so as to comply with relevant
standards and managed in order that adverse effects on adjoining properties and the operational
safety of the Wānaka Airport are avoided, remedied or mitigated.
Effects on servicing and infrastructure

15.76

Queenstown Lakes District Council have provided approval in principal for connections to
Council’s reticulated wastewater and potable water supply infrastructure. The approval has been
provided subject to modelling with any upgrades to Council infrastructure required to
accommodate the proposed development to be at the applicants’ expense.

15.77

The Six Waters Infrastructure Feasibility Report attached as Appendix 7 to this application
confirms that stormwater can be appropriately managed on site with pre-treated stormwater
being used to fill the proposed lake.

15.78

The proposed lake will also serve as a fire fighting water supply with sprinkler systems and
hydrants provided around the site.

15.79

The feasibility report does identify that there may be a shortfall in irrigation water supply when
compared to the maximum projected (worst case) irrigation demand for intensive farming across
the entire property. It is considered however that the potential shortfall in the irrigation water
supply is not created by the proposed development but would apply to the site irrespective of if
Silverlight Studios is to proceed or the existing agricultural use of the site is to continue. In
addition it is considered that the Silverlight Studios project is better suited to tailor the
management of the balance land to suit the available irrigation supply and a less intensive farming
regime on the balance land is likely to be more suitable for the purposes of the development.

15.80

Confirmation letters from Aurora, Contact Energy and Chorus attached as Appendices 10 and 11
to this application demonstrate that the site can be appropriately serviced with electricity and
telecommunications. In addition there is scope, through the installation of PV panels on the sound
stage roofs, to generate a significant proportion of the developments energy needs renewably on
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site. Battery storage in conjuction with the onsite generation will allow for peak energy demands
to be smoothed out. That along with potential initiatives noted in the joint letter from Aurora and
Contact Energy create the potential for Silverlight Studios’ onsite operations to be fossil fuel free.
15.81

It is therefore considered that the proposed development can be appropriately serviced and
adverse effects on infrastructure can be avoided or remedied through modelling and upgrading
as necessary. In addition it is considered that the proposal has the potential to make a significant
contribution to the New Zealand’s climate goals and become a benchmark for fossil fuel free
operation within the tertiary sector.
Traffic effects

15.82

Traffic effects are discussed at paragraphs 15.34 to 15.41 above in relation to the State Highway
and Waka Kotahi / NZTA as owners and operators of the State Highway network. Based on that
assessment and the Transportation Assessment attached as Appendix 17 to this application it is
considered that the effects of the proposed development on the safety and efficiency of the State
Highway can be avoided or mitigated to the extent that they will not be significant or
unacceptable.

15.83

In addition the noise effects resulting from traffic and vehicle movements associated with the
proposed development have been considered in the Acoustic Assessment attached as Appendix
18 and discussed as part of the assessment of effects on the owners and occupiers of adjoining

land and people in the wider neighbourhood (paragraphs 15.4 to 15.31 above).
15.84

Based on the Acoustic Assessment and the assessment outlined above the noise associated with
traffic and vehicle movements will comfortably comply with the Proposed District Plan day time
and night time noise limits and will result in less than minor adverse effects in that regard.

15.85

Overall it is considered that traffic effects associated with the proposal will not be significant or
inappropriate.
Nuisance effects

15.86

Nuisance effects may include noise, dust and/or vibration. Aside from ongoing operational noise,
which is addressed above, nuisance effects are most likely to arise during the construction phase.
Noise and vibration associated with construction works are assessed as part of the Acoustic
Assessment and the preparation and implementation of a Construction Noise and Vibration
Management Plan (CNVMP) is recommended. Based on the separation distances from the area
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of works to adjoining properties the Acoustic Assessment finds that nuisance effects in the form
of noise and vibration can be appropriately avoided or mitigated through the implementation of
the CNVMP.
15.87

With regard to nuisance effects resulting from dust the Proposed District Plan acknowledges that
rural activities (such as farming) can be noisy and dusty and those effects form part of the
character and amenity of the rural environment. It is considered that adverse effects resulting
from dust generation will be avoided or mitigated through the implementation of an
Envirnmental Management Plan (EMP) which is proposed by condition of consent. Once the
proposed development is established it is likely to create a net reduction in the generation of dust
in the rural environment (when compared to the agricultural use of the site).

15.88

It is therefore considered that the proposed development will not result in significant or
unaccaptable nuisance effects.
Effects on ecosystems, including effects on plants and animals and physical disturbance of
habitats in the vicinity (Clause 11(c))

15.89

The application site does not include any significant habitats of indigenous fauna. The Ecological
Assessment attached as Appendix 13 to this application finds that the site meets the criteria for
significance at a "low to moderate" level only. The Ecological Assessment does identify that the
removal of indigenous vegetation will be required in order to accommodate the proposed
development. This includes the clearance of a wetland plant (Centipeda aotearoana / NZ
sneezewort, which has colonised the margins of the irrigation reservoir which has been acting as
an artificial wetland), Coprosma intertexta from a central knoll to the north of the proposed Paris
precinct and potentially mixed native vegetation on the slope to the north of the proposed lake.

15.90

Indigenous vegetation on the wider site will however be maintained and where vegetation cannot
be left undisturbed it will be relocated to suitable locations on site, transplanted off site and/or
harvested for cuttings where that is a viable option.

15.91

Through the relocation of the plants to be disturbed it is considered that the adverse effects of
the proposal on ecosystems, native flora and any associated fauna will be mitigated to an
acceptable degree.
Effects on natural and physical resources having aesthetic, recreational, scientific, historical,
spiritual, or cultural value, or other special value, for present or future generations (Clause 11(d))
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Effects on the soil resource
15.92

The proposed development will result in a reduction in the area of land available for primary
production on site. The balance of the land will be managed and while the agricultural use of the
balance land may need to be adjusted to complement the proposed development and activities
that it will support it is considered that the productive potential and life supporting capacity of
the soil resource will be maintained over the majority of the site (approximately 83%). It is
therefore considered that the proposal will result in relatively minor adverse effects on the soil
resource.
Effects on surface and groundwater

15.93

The proposed development is located within a central basin on the application site with no
overland flow paths to any surface waterbody beyond the boundaries of the site. The proposal
does not include any discharge of contaminants to surface or groundwater and the proposed
earthworks can be appropraitely managed in order that silt and sediment does not enter any
water body.

15.94

The proposed lake will be lined so as to minimise the loss of water through exfiltration and will
be filled primarily by pre-treated stormwater with the irrigation water takes discharging to the
lake before being taken from the lake for irrigation purposes enabling circulation of water through
the lake and improving water quality.

15.95

It is considered that the proposed development can be appropriate managed and operated such
that it does not generate significant adverse effects on the quality, quantity or life supporting
capacity of surface and groundwater.

15.96

In terms of monitoring it is expected that monitoring of the volume of irrigation water discharged
to the lake and subsequently taken from the lake will be required to ensure that those volumes
balance over an appropriate timeframe.
Effects of ecological values

15.97

As outlined above the proposal will involve the disturbance of indigenous vegetation however the
effects of that disturbance can be mitigated through relocation of plants to suitable locations on
site, transplanted off site and/or harvested for cuttings where that is a viable option.
Effects on recreational values
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15.98

The proposal will enhance recreational values through the provision of public access through the
site and connecting into the Upper Clutha Track to the north. In addition recreational
opportunities will be provided within the development.
Effects on historical values

15.99

No values of histrocal significance have been identified on the site or in the wider area.
Consequently it is considered that the proposal will result in no discernible adverse effects in this
regard.
Effects on spiritual or cultural values

15.100

Effects on spiritual and cultural values have been addressed in the Cultural Impact Assessment
(CIA) attached as Appendix 20 to this application. The CIA explains kā rūnaka’s authority in the
Wānaka area and describes the values and associations of mana whenua in the context of the
Silverlight Studios proposal. Kā rūnaka are supportive of the proposal, acknowledging the
significant socio-economic benefits that it will bring to the district and wider regions.

15.101

The CIA makes recommendations to ensure that the benefits and opportunities that the proposal
will bring are delivered equitably, that the values and associations of kā rūnaka are recognised by
Silverlight Studios and that ongoing relationships are encouraged in this regard. In addition the
recommendations include measures to ensure that adverse effects on endemic flora and fauna
are minimised.

15.102

Based on the findings of the CIA it is considered that the effects of the proposal on spiritual and
cultural values can be avoided, remedied or mitigated through the minimise the disturbance of
native flora and fauna and through ongoing steps to develop a relationship between mana
whenua and Silverlight Studios.
Effects on other special values

15.103

No other special values have been identified in relation to the application site or the wider
environment and it is therefore considered that the proposal is not likely to result in adverse
effects in this regard.
Discharges of contaminants into the environment and options for the treatment and disposal of
contaminants (Clause 11(e))
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15.104

The proposal does not involve the discharge of contaminants into the environment and will not
result in adverse effects in this regard.
The unreasonable emission of noise (Clause 11(f))

15.105

An acoustic assessment of the proposed development and the activities that it will accommodate
has been undertaken by Marshall Day Acoustics and is attached as Appendix 18 to this application.
The acoustic assessment identifies the potential noise sources associated with the development
and quantifies the potential noise levels that may arise from those sources. Noise will be
generated by a wide range of activities associated with the proposed development including:

15.106

•

Construction;

•

Filming activities within and outside of buildings;

•

Permanent mechanical plant;

•

Workshop, maintenance and set building activities;

•

Retail, office and tourism activities;

•

Conference, function or entertainment activities;

•

Refuse and recycling activities; and

•

Transportation activities within the site.

The acoustic assessment finds that, given the separation distances between the parts of the site
that will accommodate development and the nearest adjoining dwellings (being in the order of
350m to 800m separation), construction noise can be appropriately managed such that the
relevant noise limits in New Zealand Standard NZS 6803 : 1999 “Acoustics - Construction Noise”
will not be exceeded. To that end the submission of a detailed Construction Noise and Vibration
Management Plan is recommended and proposed as a condition of consent70.

15.107

With regard to noise associated with filming activities undertaken within the sound stage
buildings the acoustic assessment notes that those activities are in themselves noise sensitive and
as such the sound stage buildings will include acoustic insulation, mechanical ventilation and

70
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sound locks in order that noise can be appropriately managed both within and outside of the
sound stages. On this basis the acoustic assessment finds that noise associated with filming
activities within the proposed buildings will be negligible.
15.108

As outlined in the description of development the entire development has been designed to
function as a film set with extensive open areas that will be used as back lots. Outdoor filming
activities are therefore an integral part of the proposed development. The nature and scale of
outdoor filming activities will vary and while they will most commonly occur during daylight hours
on occasion they may be undertaken after dark and potentially during night time hours. In order
to assess the potential noise effects associated with outdoor filming activities a worst case
scenario has been modelled that includes the use of wind machines and PA systems (being the
loudest noise sources that are likely to be used during outdoor filming).

15.109

The modelling of the likely noise generated from outdoor filming activities finds that the Proposed
District Plan noise limits (50dB Laeq (15min)) for daytime hours of 0800h to 2000h will be
complied with. The noise limits (40dB Laeq (15min)) for night time hours of 2000h to 0800h may
not be complied with.

15.110

The noise modelling for outdoor filming activities is based on those activities being undertaken
reasonably centrally within the back lot area in the norther half of the site. It is likely that outdoor
filming activities will be undertaken at various locations within the site as required for a particular
production. As such the effects of outdoor filming activities in terms of noise (and the persons
who experience those effects) will vary with their location within the site.

15.111

A condition of consent71 is therefore proposed requiring the preparation and submission of a
Temporary Filming Management Plan in order that the effects of noise generated by outdoor
filming activities are appropriately managed regardless of where the activities are undertaken
within the site.

15.112

With regard to noise effects associated with outdoor filming activities it is noted that under Rule
35.4.8 of the Proposed District Plan temporary filming involving up to 200 people is provided for
as a permitted activity in the Rural Zone for up to 30 days per year (on a site or in a location within
a site). The Proposed District Plan noise limits do not apply to those permitted temporary filming
activities however it is noted that Council will use its power under the RMA to control
unreasonable and excessive noise. As such if the permitted baseline is considered, the noise from

71
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temporary filming activities that breaches the District Plan noise limits is a relevant point of
comparison, and is permitted and therefore not necessarily unreasonable or excessive noise.
15.113

With regard to noise from permanent mechanical plant the acoustic assessment finds that such
noise can be appropriately managed through the specification of appropriate plant at detailed
design stage such that the noise recieved off site will be negligable.

15.114

Workshop, maintenance and setbuilding activities will generally be undertaken in and around the
sound stage lot with the exception of set construction on outdoor locations within the back lot
areas. The acoustic assessment finds that workshop, maintenance and setbuilding activities
undertaken within the buildings will not result in noise that is noticeable beyond the boundaries
of the application site. With regard to activities undertaken outdoors the acoustic assessment
states that only noise associated with large set construction is likely to result in noticeable noise
effects at distances greater than 50m to 100m. Given the privacy (visual and acoustic) required
during film shoots it is unlikely that outdoor set construction and/or filming will be undertaken
within 100m of the site boundaries and, in any case, set construction falls within the definition of
temporary filming activities in the Proposed District Plan and consequently the District Plan noise
limits do not apply.

15.115

The acoustic assessment finds that noise associated with retail, office, tourism, conference,
function or entertainment activities is highly unlikely to be noticeable beyond the boundaries of
the site due to separation distances and the presence of intervening screening in the form of
topography, vegetation and buildings. In addition the management of noise internally within the
site will be an important component of the successful operation of the development and that
internal noise management will ensure that unreasonable or excessive noise is not generated or
experienced within or beyond the boundaries of the site.

15.116

Noise associated with refuse and recycling can be appropriately managed through the Noise
Management Plan (proposed as a condition of consent72) such that those activities will not result
in unreasonable or excessive noise.

15.117

Transportation activities and vehicle movements have potential to result in adverse noise effects
and as such the likely noise levels associated with those activities have been conservatively
modelled based on the extent of proposed parking provision rather than projected vehicle
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movements. This modelling demonstrates that the Proposed District Plan’s day time and night
time noise limits can comfortably be complied with.
Any risks to the neighbourhood, the wider community, or the environment through natural
hazards or hazardous installations (Clause 11(g))
15.118

The proposed development and associated activities do not involve the construction or use of
any hazardous installation and consequently it is considered that the proposal will result in no
adverse effect in this regard.

15.119

A Preliminary Geotechnical Report for the site and the proposed development has been prepared
by GeoSolve Limited and is attached as Appendix 15 to this application. The geotechnical report
identifies a risk of siesmic activity that applies to the region generally (rather than the site
specifically) and makes recommendations in terms of the detailed design of the proposed
earthworks, retaining, foundations and buildings themselves. Those recommendations have been
incorporated into the proposed conditions of consent73.

15.120

In addition the geotechnical report finds that due to the ground conditions and the depth of
groundwater there is no risk of liquefaction on the site albeit that the report recommends that
the proposed lake is constructed with an impermeable liner in order that groundwater is not
introduced under the precincts that are to be constructed on or adjacent to the lake (Seaside
Village, Venice and Lake Village) thus avoiding the creation of a liquefaction hazard.

15.121

As is noted in Six Waters Infrastructure Feasibility Report there is no overland flow path that
would provide for the overflow of the lake in the event of an extreme rainfall event. In order to
ensure that flooding of the proposed precincts and villages does not occur during such an event
sufficient overflow capacity will need to be provided. It is proposed that the required overflow
capacity is provided by way of overflow basins on the northern side of the lake. The extent of the
overflow basins required will be determined by the detailed engineering design of the lake and
the range of lake level fluctuation provided for. If there is insufficient space available to
accommodate the necessary overflow basins additional capacity can be provided through
proprietary crate systems sitting below the basins. It is considered that, subject to detailed
engineering design, the proposed development will not be adversely affected by flooding
associated with storm events.

73
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15.122

Based on the findings and recommendations of the Geotechnical Report and the Six Waters
Infrastructure Report it is considered that the proposed conditions of consent will appropriately
avoid, remedy or mitigate the adverse effects of natural hazards on the application site and that
the effects of natural hazards in the wider area are not exacerbated.

15.123

The proposed conditions of consent set out the requirement for detailed engineering design of
the lake and building foundations and these measures will appropriately mitigate adverse effects
associated with natural hazards. It is considered that ongoing monitoring, beyond approval,
inspection and certification of the civil works, is not required.

16.0

Cultural Impact Assessment (Clause 9(5))

16.1

A Cultural Impact Assessment (CIA) has been prepared by Aukaha on behalf of Te Rūnanga o
Ōtākou, Kāti Huirapa Rūnaka ki Puketeraki, Te Rūnanga o Moeraki and Hokonui Rūnanga. The CIA
is attached as Appendix 20 to this application.

17.0

Description of permitted activities (Clause 9(6)(a))

17.1

The proposal includes the following permitted activities:
Otago Regional Council’s Regional Plan : Water For Otago
•

The use of groundwater for the purpose specified under an existing resource consent to
take groundwater, granted prior to 10/04/10 as provided for under Rule 12.2.2.0 (relates
to the taking of groundwater under Water Permit 2003.271).

•

The discharge of stormwater from a reticulated stormwater system to water, or onto or
into land in circumstances where it may enter water as provided for under Rule 12.B.1.8.

•

The discharge of stormwater from roads not connected to a reticulated stormwater
system onto or into land as provided for under Rule 12.B.1.9.

Resource Management (National Environmental Standards for Assessing and Managing
Contaminants in Soil to Protect Human Health) Regulations 2011
•
18.0

The change of use of a piece of land as provided for under Regulation 8(4).

Assessment against any relevant planning document prepared by a customary marine title group
(Clause 9(6)(b))
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18.1

There is no planning document prepared by a customary marine title group that is of relevance
to the consideration of the proposed development.

19.0

Additional information required in the referral order (Clause 9(6)(c))

19.1

The additional information required in the referral order has been provided and is addressed
throughout this application.

20.0

Decision Making Considerations

20.1

This Assessment of Environmental Effects includes the information required by clauses 9 to 12 of
Schedule 6 of the Recovery Act for referred projects.

20.2

With regards to section 19 of the Recovery Act the proposed development will help to acheive
the purpose of the Act given its expected contribution to:
•

Economic and employment benefits both during construction and operation (clauses (a),
(d) (i) and (d) (iv))

•

Social and cultural wellbeing (clause (b))

•

Environmental outcomes in terms of freshwater quality will be maintained and improved
(clause (d) (v))

•

New Zealand's efforts to mitigate climate change and transition to a low-emissions
econonmy (clause d (vii))

•

Strengthening environmental, economic and social resilience in terms of managing the
risks from natural hazards (clause d (ix)

20.3

With regard to clauses 31 (1) to (3) of Schedule 6 of the Recovery Act (consideration of
applications) regard has been had in this assessment to the matters listed below. It is concluded
that there is sufficient information to determine that the proposed development is consistent
with the relevant planning documents and legislative requirements, namely:
•

actual and potential effects on the environment;

•

the relevant provisions of relevant:
national environmental standards:
national policy statements:
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regional policy statements;
plan and proposed plan:

20.4

•

Section 6 (Treaty of Waitangi) of the Recovery Act;

•

Part 2 of the RMA;

•

Purpose of the Recovery Act.

With regard to clause 32, section 104D in respect of non-complying activities applies to the
consideration of the application. Given the positive effects of the development proposal, and the
nature and scale of adverse effects on the relevant values, it is considered that the development
proposal is not contrary to the relevant objectives and policies of the relevant plans and therefore
passes through section 104D (1) (b) to be assessed on its merits.

20.5

On the merits, the proposals does not have any adverse effects of concern, and has significant
positive benefits for the district and the country. It is considered that the non-complying activity
resource consents can be granted subject to the proposed conditions.
Yours faithfully,
Edgar Planning Ltd,

Scott Edgar
Planner
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