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To:

The Registrar
Environment Court

Christchurch

Brian Kreft ("Appellant”) appeals against the decision of the
Queenstown Lakes District Council ("Respondent”) on Plan Change
10 (the "Decision") of the Queenstown Lakes District Partially
Operative District Plan ("District Pian").

The Appellant made a Submission on Plan Change 10.

The Appellant received notice of the Decision on 17 October 2007.

The Decision was made by the Respondent.

The Decision is in respect of improvements to the amenity values of
the High Density Residential Zone ("HDRZ"), located within the
Queenstown and Wanaka urban areas, amending the district plan in
relation to objectives and policies, new sub-zones, changes to activity
status, introduction of new rules, and changes to bulk, location and
appearance of standards. The Appellant is appealing the decision in
its entirety

The Appeliant is the owner of the land located at:

a. 24 Warren. Street, Wanaka legally described as Lot 3 DP
25998 Certificate of Title OT18A/429; and

b. 51 Stratford Terrace, Wanaka legally described as Section 1
Block XLII Town of Pembroke Certificate of Title OT181/34;
and

C. 53 Stratford Terrace, Wanaka legally described as Part Section

2 Block XLIi Town of Pembroke Certificate of Title OT240/91:
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collectively the "Land".

7. The Land is subject to split zoning between the High Density
Residential Zone ("HDRZ") and the Low Density Residential Zone
("LDRZ"). The Land within the HDRZ is zoned Sub-Zone C.

8. The reasons for the Appellant's appeal are:

a. The Respondent erred in its assessment, conclusions and
recommendations, in particular failing to adequately consider
that the recommended provisions are not the most appropriate
way:

i. to achieve the purposes of the Resource Management
Act 1991 ("Act"); and

ii. of implementing the relevant objectives and policies of
the District Plan.

b. The Respondent failed to properly identify, quantify or
adequately analyse the factual situations existing prior to
notification of Plan Change 10 and the anticipated outcomes of
the recommended Plan Change 10 provisions, in particular
consented but not yet built development which when built will
change the existing character of the HDRZ.

C. The Respondent has failed to adequately consider bulk,
location and topographical features in respect of the Area, in
particutar resulting in onerous constraints on developments
from the following rules:

i, Multi-unit development activity status;

i Setbacks from road and internal boundaries:
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ii. Continuous building length;

iv. Maximum building size (maximum building footprint);
V. Building coverage;
Vi Landscape coverage;

vii. Height limits;
viil. Earthworks;

iX. Site Density.

d. In drawing its conclusions the Respondent has erred in placing
too much focus on residential amenity issues and has failed to
clarify and distinguish between the purposes and intended
outcomes of the HDRZ compared to the Low Density
Residential Zone {("LDRZ") in the District Plan to the extent
that;

i Plan Change 10 adversely impacts on the Appellant's
and other landowners' ability within the HDRZ to
develop land for activities within the purpose of the
HDRZ, and to a higher density compared to the LDRZ:
and

ii. By reducing the ability to develop to a higher density in
the HDRZ, Plan change 10 blurs the distinction
between the HDRZ and the LDRZ, with the result that
the HDRZ is effectively a de facto LDRZ; and

ifi. The Respondent has erred in increasing the Site
Density provision in Sub-Zone C from 200m? as notified
under Plan Change 10 Provisions to 350m? in its
decision which is unreasonable and not within the
continuum of submissions because no submission was
made or has been heard to justify such an increase in
Site Density.
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e. The Respondent has erred in concluding that issues relating to
Zone boundaries and whether the HDRZ is appropriately
located are "beyond the scope of Plan Change 10 and must
rely on subsequent plan changes for interpretation and
resolution” as it could have considered whether the boundaries
of the HDRZ should be expanded in order to better reflect
development potential, and corrected any anomalies which
may have occurred at the time of the original zoning such as
re-zoning the portion of the Appellant's Land that lies within the
LDRZ as HDRZ.

f. The Respondent erred in concluding that earthworks remain a
restricted discretionary activity and that matters relating to
earthworks in respect of ground level that the Plan Change,
although encouraging excavation, does not provide scope to
the standards, triggers for resource consent, or status of
earthworks activities.

g. The Respondent erred by stating that visitor accommodation is
beyond the scope of the Plan Change as in its decision it has
embodied visitor accommodation matters into Part 7 Issues,
Objectives and Policies of the District Plan.

h. The Respondent erred in its consideration of the District Wide
issues under Part 4 of the District Plan as Plan Change 10
makes significant changes to Part 7 without addressing
essential linkages with Part 4. Overall, the Respondent has
failed to adequately address the extent to which the changes
are or are not consistent with the District Wide Issues,
Obijectives and Policies of Part 4.

i. The Respondent has failed to adequately consider that the
HDRZ contains the majority of land zoned to provide for visitor
accommodation and that the HDRZ is therefore critical to the
District's ability to provide for future visitor accommaodation
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growth and to enable the resultant flow on to economic and
social benefits for the District, and justifies the Community
money spent on infrastructure such as the upgrading of the
Queenstown airport to accommodate tourist / visitors and the
significant sum invested in attracting tourists to the District.

i The Respondent failed to adequately take into account the
inconsistency and impact of the Plan Change 10 rules on the
urban growth strategy identified in the District Plan — the
essence of which is to consolidate growth in existing zones
and encourage compact urban form and higher density living
environments in order to:

i. Protect the outstanding natural landscape and natural
values of the District;

ii. Achieve transport and energy efficiency.

k. The Respondent's decision has failed to encourage
comprehensive development, as a development that exceeds
three units per site and that fully complies with the relevant
rules in Part 7 of the District Plan shall be a restricted
discretionary activity. The failure to encourage such
development results in:

i Unreasonabie  development restrictions on the
Appellant and others in the HDRZ, in particular Sub-
Zone C, that economically inhibit the Appellant's ability
and that of others in Sub-Zone C, to provide
accommodation in a cost efficient manner, and which in
turn creates pressure on the limited supply of land for
urban growth; and

ii. Adverse economic and social conseguences to the
Appellant and others in Sub-Zone C; and

iii. Contradiction with the principles and purposes of the
Act which seek to achieve efficient use and
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development of natural and physical resources, and
enable people and communities to provide for their
economic and social well-being, and

iv. Negative effects on the vitality of adjoining urban
centres from reduced residential density; and
V. Contradiction with the vision of the community as
detailed in the District Plan.
9, The Appellant seeks the following relief:

a. That the Appeal be allowed and that:

Plan Change 10 be cancelled or withdrawn and that the
HDRZ rules be re-instated in respect of the HDRZ; and

That the District Plan be amended by extending the
HDRZ boundary to include the area of land bordered by
Chalmers Street and Stratford Terrace (presently
LDRZ), OR alternatively to include the Appeliant's Land
located within the HDRZ to resolve the split zoning that
currently exists in relation to this land; and

Such further additional, amended or consequential
changes to any relevant part of the District Plan as are
considered necessary to address the issues and
concerns raised in this Appeal.

b. In the event that the above relief is not granted, then the

Appellant seeks the following relief:

i.
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The aiteration of the status of a Multi-unit development
exceeding 3 units from a restricted discretionary activity
to a controlled activity; and



The amendment or defetion of the provisions that are
unreasonable and that go beyond the scope of the
notified provisions; and

That Parts 4 and 7 of the District Plan be amended to
take into account and respond to issues arising for
determination as a consequence of this Appeal by
including provisions which better reflect the locationat or
topographical aspects of the different areas within the
HDRZ and enabie high density residential and/or visitor
accommaodation; and

Such further additional, amended or consequential
changes to any relevant part of the District Plan as are
considered necessary to address the issues and
concerns raised in this Appeal.

10,  The following documents are attached to this Notice:

a. A copy of the relevant decision.

b. A copy of the District Plan Rules as per the recommendations
of the Respondent.

c. A copy of the Appellant's original Submission.

d. A list of all names and addresses of persons to be served with
a copy of this Notice.

Vanessa Walker — Counsel for the Appellant

Date: Zq[/%/o?’
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Advice to recipients of copy of notice of appeal
How to become party to proceedings

You may be a party to the appeal if you made a submission on the matler of
this appeal and you lodge a notice of your wish to be a party to the
proceedings (in form 33) with the Environment Couri within 30 working days
after this notice was lodged with the Environment Court.

You may apply to the Environment Court under section 281 of the Resource
Management Act 1991 for a waiver of the above timing requirements (see
form 38).

How to obtain copies of documents relating to appeal

The copy of this notice served on you does not attach a copy of the
Appeliant’s Submission or the Decision (and associated documents attached to
the Decision) appealed. These documents may be obtained, on request, from
the appellant.

Advice

If you have any questions about this notice, contact the Environment Court
Unit of the Department for Courts in Auckland, Wellington, or Christchurch.
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10

Schedule B — Persons to be served with a copy of this notice
Queenstown Lakes District Council

C/- MacTodd

PO Box 653

Queensitown

Queenstown Lakes District Council
C/- Scott Figenshow

Policy Analyst

Private Bag 50072
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Submission on a Publicly Notified Plan Change

CO

NS

{/’“\
N/

1. To: Queenstown Lakes District Council
2. Name of Submitter: Brian Kreft

3. Address for Service: Anderson Lioyd Caudwell
PO Box 201
Queenstown.
Tel: (03) 450-0700.
Fax: (03) 450-0799,
Email: warwick.goidsmith@aIcl.ega!.com

4, This is a submission on the following proposed Plan Change.
5. Plan Change 10 ("PC10") to the Queenstown Lakes District Partially Operative
District Plan ("District Plan"} — Improving Amenity in the High Density Residentail

Zone ("HDRZ").

6. The specific provisions of the proposal that my submission relates to are:
This submission reiates to the entire Plan Change.

7. My submission is:
7.1 Summary
7.1.1 In summary this submission:
a. Opposes PC10 in its current form on the basis that it has been
inadequately researched, that the new provisions inserted by PC10 are
inconsistent with the District Plan as 3 whole and the purpose of the High

Density Residential Zone in particular, and that the outcomes will have
significant adverse consequences for the District and the nation and are

MwpgiTrack Docs\Plan Change\Kreﬂ,_Submission_Q Dec 05.dac
6094004



7.2

7.2.1

7.2.2

7.2.3

-2.

contrary to the purpose and principles of the Resource Management Act
1991 ("the Act").

b. Proposes amendments to the District Plan to better implement the HDRZ
to achieve beneficial social, economic and environmental outcomes for
the District and the nation.

Inadequate Section 32 Analysis

The information used as the basis for PC10, as set out in the accompanying
section 32 documentation, is cursory and anecdotal. It does not satisfactorily
identify the exact nature of the perceived problem, whether it is District-wide
problem, or whether the problem is specific to certain locations in the District. At
best the information provided about the perceived problem presents g reason for
the Council to undertake further research to become more informed about the
issues, but does not in itself provide justification for the changes proposed in
PC10.

PC10 is misconceived and has not been properly assessed or justified under
section 32 of the Resource Management Act 1991, In Particular, the section
32 process for PC10 is inadequate in that it has not properly identified or
evaluated alternatives, costs or benefits. The section 32 documentation:

a. does not adequately examine whether PC10 is the most appropriate way
to achieve the purpose of the Act;

b. has not had sufficient regard to the efficiency and effectiveness of the
new rules and whether they are the most appropriate method for

achieving and implementing the relevant objectives and policies of the
District Plan:

c. does not adequately provide a risk assessment in relation to the
uncertainty or insufficiency of the information about the subject matter.

The section 32 analysis does not properly identify or quantify the factual situation
as it existed prior to notification of PC10 nor the anticipated outcomes of PC10.
In particular:



7.2.4

7.2.5

There is inadequate analysis of the extent to which consented but unbuilt
development will, when built, change the existing character of the HDRZ.
There is inadequate analysis of outcomes in terms of residential density
and consequential effects on availability of residential accommodation.

There is inadequate analysis of the effects reduced residential density
will have on the vitality of the adjoining urban centres.

There is inadequate analysis of outcomes in terms of the District's ability
to provide for visitor accommodation.

There is inadequate analysis of the economic and social consequences
of the changes implemented through PC10,

There is inadequate analysis of and justification for the significant
additional restrictions imposed upon landowners as a
consequence of PC10.

PC10 proposes to introduce a number of new rules, and to modify
existing rules, with the aim of “improving amenity in the High Density
Residential Zone”. The level of amenity as it exists, and the levej that is
perceived as desirable, have not been adequately investigated or
defined. It is therefore difficult to determine if or how the proposed new
regime under PC10 will achieve the outcomes it seeks to achieve,
whether this outcome s appropriate in the Queenstown, Frankton and
Wanaka contexts, and whether it is appropriate in some high density

areas but not in others,

The Council has not undertaken sufficient consuitation with stakeholders and

landowners who have land and/or interests in the HDRZ.

PC10's narrow focus on residential amenity issues has resulted in other

significant factors, such as the desirability of urban consalidation, the need for

high density residential living environments, and the need to provide for future

visitor growth, being overlocked or given insufficient weight,



7.3

7.31

7.3.2

7.4

7.4.1

7.4.2

Inadequate Analysis of Location and Topography

PC10 introduces the concept of subzones. While that concept has
merit, the section 32 analysis is inadequate because:

a. It does not provide adequate justification for the subzones which have

been chosen.

b. It does not provide adequate analysis of the different outcomes which will

result from the subzones which have been chosen,

C. Overall there is inadequate analysis of the topographical and locational
characteristics which could provide the basis for a range of subzones

anticipating different outcomes.

PC10 applies to HDRZ areas in Queenstown, Frankton and Wanaka without
differentiating between Queenstown, Frankton and Wanaka. Different locational,
topographical and community issues arise in Queenstown compared to Frankton
compared to Wanaka. PC10 has failed to address those differences.

Failure to Consider District Wide Provisions

The District Plan is structured with Part 4 containing district wide issues,
objectives and policies followed by subsequent Parts addressing different zones,
including Part 7 which addresses residential zones. PC10 makes significant
changes to Part 7 only without addressing essential linkages with Part 4 and
without addressing the extent to which the proposed changes are or are not
consistent with the district wide issues, objectives and policies in Part 4.

It is necessary that any plan change which makes such significant changes to
the HDRZ also address the issue of consistency with Part 4 and make
appropriate changes to Part 4 to ensure that the District Plan is internally
consistent.



7.5

7.5.1

752

7.5.3

7.5.4

7.5.5

Constrain Ability to Provide for Growth in Visitor Accommadation

The international visitor industry comprises one of the primary bases of New
Zealand's economic growth and creates significant economic benefits
throughout New Zealand. Those economic benefits in turn create social benefis
in terms of New Zealand's ability to provide for its needs in areas such as the
provision of health services. The Queenstown District is recognised as one of
New Zealand's premier international visitor destinations. As such the ability of

the District to provide visitor accommodation is a matter of national importance.

The District Plan contains a number of provisions which emphasise the
importance of enabling economic growth within the District and the significance
of the visitor accommodation industry in providing economic growth within the
District,

The HDRZ contains the majority of land zoned for provision of visitor
accommodation and is therefore critical to the ability for the District to provide for
future visitor accommodation ‘and to enable the economic and social benefits

which flow from economic activity generated by visitor accommodation.

The Queenstown District community is currently investing significantly in the
provision of infrastructure to cater for anticipated growth in visitor numbers, such
as approximately $25 million being invested in upgrading Queenstown airport.
The Queenstown District community, including both the private and public
sectors, also invests significant sums annually in attracting visitors to

Queenstown.

While PC10 does not change the controlled activity status of visitor
accommodation within the zone, it imposes rules which effectively significantly
inhibit the ability to provide visitor accommodation in a cost efficient manner.
Accordingly PC10 in iis current form is:

a. Contrary to Part Il of the Act.



7.6

7.6.1

7.6.2

7.7

7.7.1

7.7.2

-6-

b. Contrary to the provisions in the District Plan which anticipate that the
District will continue to provide for visitor accommodation and for
economic growth.

Inconsistent with Urban Growth Strategy

The District Plan contains a number of provisions in Part 4 relating to urban
growth strategy which then flow through into Part 7 (Residential Zones) and Part
10 (Town Centres) and other parts of the District Plan. The essence of that
urban growth strategy is of consolidating growth in existing zones, encouraging
compact urban form and higher density living environments, and creating new
zones specifically to provide for urban growth, in order to protect the outstanding
landscape and natural values of the District. The provisions introduced by PC10
adversely impact on that objective to consolidate within existing zones and are
inconsistent with the urban growth strategy detailed in Part 4 of the District Plan.

Research carried out by the Council indicates that existing residential capacity in
the District is likely to be taken up by 2021. The changes introduced by PC10
will reduce the density of development enabled in the HDRZ which is likely to
advance the date by which the District's residential capacity is used up. This is
contrary to the urban growth strategy contained within the District Plan which
seeks to consolidate and intensify urban growth in order to make efficient use of
the land resource available to cater for residential living.

Contrary to Purpose of HDRZ

The purpose of the HDRZ as stated in Section 7.5.1.2 of the District Plan can be
summarised as to make provision for higher density residential activity and
visitor accommodation. PC10 makes no change to that purpose. However the
provisions implemented through PC10 will adversely affect the ability to achieve
that purpose and accordingly are contrary to the purpose of the HDRZ as stated
in the District Plan.

PC10 provides an opportunity to strengthen policy support for the HDRZ in order
to strengthen and clarify the purpose of the HDRZ and to strengthen the links
between the objectives and policies and rules relevant to the HDRZ, all of which

will assist to maintain and enhance the vitality of the urban centres.
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7.8.1

7.8.2

7.83

7.9

7.9.1

7.9.2

Compounds Existing Inconsistencies Within the District Plan

Prior to notification of PC10 there was a degree of inconsistency within the
District Plan between various objectives and policies contained in Part 4 and
Part 7 relating to residential zones. In particular there was a lack of clarity and
distinction between the purpose and intended outcomes of the HDRZ compared
to the purpose and intended outcomes of the Low Density Residential Zone
("LDRZ"). PC10 compounds that existing degree of inconsistency by:

a. Introducing rules which effectively turn the HDRZ into a de facto (and
misnamed) .LDRZ.

b. To some extent, particularly in relation to proposed Subzone C,
infroducing rules into the HDRZ which limit development to a fower
density than allowed in the LDRZ.

By significantly reducing the ability to develop within the HDRZ, and by further
blurring the distinction between the HDRZ and the LDRZ, PGC10 creates a
danger of growth pressures spilling into and adversely affecting the LDRZ.

The notification of PC10 creates an opportunity to address issues which existed
prior to notification of PC10 to ensure that the District Plan consistently identifies
and distinguishes the objectives for and outcomes anticipated from the HDRZ
compared to the LDRZ.

Opportunity to Refine the HDRZ

Prior to notification of PC10, the HDRZ was a broad and undifferentiated zone.
The same objectives, policies and rules applied to a variety of different areas
with a variety of d‘iffering topography in a variety of different locations. The
HDRZ failed to properly consider the factors of locality and topography in
particular, and failed to achieve a variety of desirable outcomes capable of
flowing from the locational and topographical characteristics of different areas.

PC10 attempts to address this issue by creating subzones. That concept is
supported. However the rationale behind the subzones created by PC10 is



7.9.3

7.9.4

7.9.5

796

7.97

7.9.8

difficult to determine, in relation to both choice of location and intended outcome.
While it is a marginal improvement on the pre-notification situation, a more
refined approach is both logical and possible.

PCA10 provides an opportunity to further refine the HDRZ to create a range of
subzones whose objectives and anticipated outcomes properly relate to, and

derive from, locational and topographical characteristics.

PC10 provides the opportunity to review the location and boundaries of the
HDRZ, to consider whether those boundaries should be extended or reduced in
order to better reflect the development potential and/or desired character of
specific areas, and to correct any anomalies which may have occurred at the
time of the original zoning decisions.

PC10 provides an opportunity to differentiate Queenstown HDRZ areas from
Wanaka HDRZ areas.

PC10 provides an opportunity through subzoning to achieve a greater variety of

residential densities and outcomes than is currently achieved through the HDRZ.

PC10 provides an opportunity to review the activities enabled within the HDRZ
and to consider whether the location of some HDRZ areas, particularly
immediately adjacent to the urban centres, should be rezoned, or should have
specific rules inserted which would enable a greater range of activities within the
HDRZ within those specific areas.

The provisions of the HDRZ currently do not encourage comprehensive
development of large sites because it is possible to have a development which
fully complies with the relevant rules in Part 7 at land use consent stage but
does not comply with the same rules when a subdivision consent is
subsequently issued to create separate titles for buildings which have already
been consented or built. This is illogical because effects arising from land use
are addressed at land use consent stage. No effects arise when a subdivision
consent merely creates titles for buildings already consented or built. PGC10
provides the opportunity to remedy this anomaly in order to better facilitate
comprehensive development of targe sites.
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7.10.1

7.10.2

7.10.3

7.10.4

7.10.5
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-9-

Inconsistent with Transport Objectives

Queenstown faces particular challenges in the area of transport resulting from
growth pressures. State Highway 6A between the urban centres of Frankton
and Queenstown has capacity limitations. The community is considering public

transport and mass transit options which are feasible, by land and/or by water.

There is a relationship between high density development and public
transport/mass transit options in terms of the number of users. required make
such options economically viable. The efficient development of the HDRZ wili
assist in achieving public transport/mass transit services which the community
has already indicated it wishes to achieve.

The provisions of PC10 significantly restrict the ability to develop the HDRZ.
That outcome is counterproductive to achieving public transport/mass transit

services.

PC10 is inconsistent with Part 7 policies which promote the use of compact
urban form in order to reduce the need for vehicles and with Part 14 objectives
and policies which promote urban consolidation in order to achieve transport and
energy efficiency.

PC10 provides an opportunity to strengthen District Plan objectives and policies
which promote urban consolidation in order to achieve transport and energy
efficiency.

Promote Inefficient Use of Land

The District has a limited supply of land suitable for urban growth, particularly in
the Wakatipu Basin in the vicinity of Queenstown and Frankton, tncreasing
growth pressures on that limited land resource has and will result in increased
land prices which adversely affect the ability of residents to provide for their
social and economic wellbeing in terms of access to residential accommodation.
The provisions of PC10 will result in more inefficient use of that existing limited
land resource. This is contrary to the purpose and principles of the Act which

seek io:
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7.12.2
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a. Achieve the efficient use and development of natural and physica[-
resources.
b. Enable people and their communities to provide for their economic and

social wellbeing.

The community's vision for the District summarised in Part 3.6 of the District Plan

commences with the following statement:

"A sustainable District is efficient in the way it uses resources. It is likely
to have compact urban centres and strong fown centres or refail

centres...".

The provisions of PC10 will result in less efficient use of a limited land resource
and will adversely affect the ability to achieve and maintain compact urban
centres and strong town centres. Accordingly the provisions of PC10 are
contrary to the Vision of the community as detailed in the District Plan.

Unreasonable Restrictions

The Act encourages the efficient use and development of land subject to
appropriate environmental constraints. PC10 imposes significant restrictions on
the ability to develop land within the HDRZ without appropriate justification for
those restrictions in terms of achieving desirable environmental cutcomes. The
extent to which the provisions of PC10 restrict the landowners' ability to use and

develop land is not justified under the Act.

The proposed restrictions on garages within road setbacks does not take
appropriate account of the efficient use and development of land, the topography
in many areas of the HDRZ, the necessity or desirability of placing garages
within road setbacks, and the relative lack of adverse environmental effect
resulting from location of garages within road setbacks.

The proposed restrictions on fence heights within road setbacks does not accord
appropriate weight to the inierests of private landowners in relation to matters

such as privacy compared to the interests of the general pubiic.
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7.13.1

7.13.2
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The inclusion of an assessment matter requiring reference to a wide range of
urban design guidelines is a scattergun and unfocussed approach which has
litie, if any, relevance or relationship to the particular urban design
characteristics and factors relevant to the limited areas of HDRZ zoned land in
the District.

Insufficient Consideration of Bulk and Location Provisions

PC10 introduces significant additional bulk and location constraints on
development of buildings. While introducing constraints in some areas, PC10
did not also address the potential to offset those constraints by enabling
provisions in other areas. eg: constraints in respect of site coverage or building
footprint size can be offset by an increase in height {imit so that a constraint in
ability to develop in one direction is offset by an increase in ability to develop in

another direction.

The HDRZ currently provides for an 8 metre height limit on land with slope less
than 1 and 6 and a 7 metre height limit on land with slope greater than 1 and 6.
While that is a differentiation, it is a blunt differentiation which does not
adequately reflect the significant range of topographical characteristics of the
land contained with the HDRZ. PC10 creates the opportunity to consider height
issues in more detail, and, where appropriate, to increase height limits in specific
areas to enable increased development where such height increases can be

accommodated without significant adverse environmental effects.

PC10 requires greater provision of landscaped areas. This requirement reduces
the ability to develop at ground level and above. The associated PC8
{Carparking) increases onsite carparking requirements. These two changes,
separately and in combination, will encourage excavation to provide for buildings
and carparking.  However the HDRZ contains restrictive rules relating to
earthworks, because they are restricted discretionary activities rather than
controlled activities, which leads to public notification issues which
inappropriately hinder development. PC10 creates the opportunity to change the
status of earthworks aclivities from restricted discretionary to controlled. This
wouid facilitate and enable development without resuiting in adverse effects on
the environment.
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7.13.4 An issue also related to excavation and earthworks is the existing internal

8.0

setback rules in the HDRZ which result in the illogical situation that parts of a
building which are entirely underground, but which result in non compliance with
setback distances or building coverage requirements, require consent in relation
to breach of setback and building coverage rules despite the fact that there are
no aboveground effects resulting from the breaches of those rules. PC10

creates the opportunity to amend the relevant rules to remove that anomaly.

| seek the following decision from the local Authority:

General Relief Requested

8.1

8.2

The Submitter seeks that PC10 be withdrawn or cancelled.

In the alternative, the Submitter seeks the following:

That Part 4 of the District Plan be amended as detailed in Appendix A, or
in such other manner as the consent authority considers appropriate to
take account of and respond fo issues arising for determination as a

consequence of this Submission.

That Part 7 of the District Plan be amended as detailed in Appendix B, or
in such other manner as the consent authority considers appropriate to
take account of and respond to issues arising for determination as a

consequence of this Submission.

That the subzones within the HDRZ be further refined to create a greater
number and/or variety of subzones containing provisions which better
reflect the locational and topographical aspects of the different areas
within the HDRZ.

That the rules introduced by PC10 be amended or deleted as detailed in
Appendix C.

That the rules relating to earthworks applicable in the HDRZ be amended
as detailed in Appendix D.
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f. That the foliowing exception be inserted into Rules .....

"This rute shall not apply when:

a. land use consent for a development containing a number
of separate buildings has been granted for a site; and

b. subdivision consent is subsequently applied for to create
separate titles containing a separate building or buildings
being part of that consented development; and

c. the development complied with this rufe when the land use
consent was considered and granted; and

d. the granting of subdivision consent would frigger non
compliance with this rule."

g. That the rules in the HDRZ which deal with road setbacks, internal
setbacks and building coverage be amended to the effect that the
setback and building coverage provisions only apply to buildings at

ground level and above ground level.

h. That the further amendments be made as detailed in the following
Section 9 of this Submission entitled "Specific Relief".

i That the consent authority make such further additional, amended or
consequential changes to any relevant Part of the District Plan as are
considered necessary to address the issues and concerns raised in this

Submission.

The Submitter requests that PC10 be considered in conjunction with Plan
Change 6 and Plan Change 8 because of the interrelationship between the
issues raised by these three plan changes.
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Specific Relief

9.1

0.2

9.3

9.4

10.

11.

The Submitter owns property located at 51 and 53 Stratford Terrace, Wanaka
(the "site"). The site is legally described as Section 1 Blk XLI! and Part Section 2
Bik XLil Town of Wanaka.

This property is currently subject to a split zoning between the HDRZ and the
LDRZ. The site has expansive views over the Wanaka township and the
southern boundary of the property backs on to the Wanaka Golf Course.

The Submitter requests that the District Plan be amended as follows:

a. The extension of the High Density Residential Zone boundary to include
the area of land bordered by Chalmers Street and Stratford Terrace
(currently zoned Low Density Residential); OR

b. The extension of the High Density Residential Zone boundary to include
all of the site to resolve the spiit zoning that currently exists in relation to

the site.
The Submitter requests such alternative or additional and / or consequential
changes to be made to any relevant part of the District Plan as is considered
appropriate by the Council to address the issues and concerns raised in this
Submission in relation to the site.

| do wish to be heard in support of my submission.

| will consider presenting a joint case with others at a Hearing.

DATED this 9th day of December 2005

Mol

Signed on behalf of the Submitter

by its solicitors Anderson Lloyd Caudwell
per W P Goldsmith
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APPENDIX A

DISTRICT WIDE ISSUES

4.9 Urban Growth

4.9.1 Introduction

The_international visitor industry nationally is a_major component to continued economic growth within
New Zealand and the ability for New Zealand to derive income to provide for the future needs of New
Zealand residents. The District is a popular and growing destination for visitors. It has a critical role to
play in accommodating and providing for arowth in international visitors to New Zealand and the guality
of the experience that international visitors have when they visit New Zegaland.

The manner and rate in which urban growth occurs has a major bearing on resource use, social and
economic well being and environmental quality. The District has faced major changes in the past as a
result of cyclical urban growth pressures.

The District is a desirable place to live and work in, as witnessed by continued population growth. The
people and communities who make up the District are facing new and different challenges. The
fundamental consideration is to ensure continued growth is managed in a way which sustains the
District's resources, character and amenities.

4.9.2 Issues

The Council can play an important role in the sustainable management of growth as it relates to other
important District wide issues, including protection and enhancement of the landscape and aveiding the
adverse effects of development on the natural and physical resocurces of the District while at the same
time providing for and _accommedating the growth in the number of visitors to the District which is
important economically and socially to both the District and New Zealand as a whole. It is not possible
to be precise about the level of growth to be planned for, but increased growth is anticipated in:

+ tourism and visitor numbers

« hotels and visitor accommeodation

» housing demand

» increased range and scale of retail activity

s increased demand for educational and recreational facilities such as
schools.

The District Plan anticipates that most of the growth will occur within the existing and proposed
residential zoned areas. Urban growth will result in changes to the natural and built environment and
has the potential to affect the character of the District in terms of its impact on landscape amenity,
provision of infrastructure, and the social and economic well being of the community.

The principal issues identified are:

s the management of urban growth in order to protect water resources and ground water
recharge, safeguard the life supporting capacity of soils, wetlands and air, avoid natural
hazards including sheer slopes and flood plains and protect and enhance landscape values and
visual amenity.

v the provision for and accommodation of growth in visitor numbers to the District efficiently and
in_a manner which respects and takes advantage of appropriate topographical and locational
factors-advantagecusto-visitorascommodationdevelopment.

M wpgtiTrack Docs\District Plan\District Plan - 5 Dec 05.dac
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o the encouragement of economic growth for the benefit of residents of the District and to New
Zealand nationally.

s the provision of efficient transport services, including public transport and mass transit services
where appropriate. for the benefit of residents in the District and visitors to the District.

= the lifestyle preferences of the District's present and future population.

» the effects of urban growth on the identity, cohesion, and economic and social well being of the
existing residential, farming and settlement communities.

» how best to accommodate urban growth.

» the effect on energy use.

¢ the effect on access to facilities and services, i.e. health, education and
e shops.

» the effect on the major infrastructure resources such as the airports, sewerage, treatment
works, landfills, recreation faciities.

* the needs of the takata whenua. (Refer to Section 4.3)

4.9.3 Objectives and Policies

Obijective 1 - Natural Environment and Landscape Values

Growth and development consistent with the maintenance of the quality of the natural
environment and landscape values.
Policies

1.1 To ensure new growth occurs in a form which protects the visual amenity, avoids urbanisation of
land which is of outstanding landscape quality, ecologically significant, or which does not detract from
the values of margins of rivers and lakes.

1.2 To ensure growth does not adversely affect the life supporting capacity of soils unless the need for
this protection is clearly outweighed by the protection of other natural or physical resources or important
amenity values.

Implementation Methods
Objective 1 and associated policies will be implemented through a number of methods:

i District Plan

(a) Comprehensive policy and rules to ensure protection and
enhancement of the District's imporiant natural resources and
amenities.

(b) Identification of & pattern of land uses through zoning and policy
supporting a strategy of urban consolidation.

(c) Subdivision and development policies which safeguard the life
supporting capacity of the District's soils and outstanding landscape areas.

areas:
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| e} (d) To provide strong policy direction to ensure opportunities exist for
new urban growth.

Explanation and Principal Reasons for Adoption

The Council recognises the need for opportunities to be provided for urban
growth, in a location and form which preserves the significant natural resource
and amenity values of the District.

The various communities in the District have indicated they wish the Council
to protect the environment. This is seen to include rivers and lakes, the
sustainable management of land, and scenic and visual amenities.

The pattern of urban growth is important to sustainable management of the
District's natural resources in terms of protecting or enhancing matters such
as water and air quality, the life supporting capacity of soils and ecological
values.

Objective 2 - Existing Urban Areas and Communities

Urban growth which has regard for the built character and amenity
values of the existing urban areas and enables people and
comimunities to provide for their social, cultural and economic well
being.

Policies:

2.1_To provide for and enable redevelopment of existing visitor accommodation and development of
new visitor accommaodation.

2.2_To protect and enhance the vitality of the urban centres by providing for high density residential
development adjacent to the urban cenfres and adjacent fo transport routes connecting to the urban
centres.

| 2-7-2.3 To ensure new growth and development in existing urban areas takes place in a manner, form
. and location which protects or enhances the built character and amenity of the existing-low density
residential areas and small townships.

| 22-2.4 To protect the living environments of existing fow-densily residential areas by limiting higher
density development opportunities within these areas.

Implementation Methods
Objective 2 and associated policies will be implemented through a nurber of methods including:
i District Plan

(a) |dentification of a rural-urban interface for larger towns and small settlements in order to enhance
the character of urban areas.

(k) Identification of areas suitable for visitor accommaodation development and high density residential
development.

- (c) Identification of lower density residential areas where existing character will generally be maintained
and enhanced.

(ed) Zoning provision to provide for new urban growth.
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Explanation and Principal Reasons for Adoption

The character of urban areas is dependent on the relationship of those areas to the landscape and
compact nature of settlement within the landscape. Proposals for new urban growth and development
should seek to enhance that relationship. Much of the mountain, hill and lakeshore areas have
outstanding landscape value and are the key to the District's identity and its social and economic well
being.

The policies focus on the social well being of the communities and in particular residential or
“community cohesion™. Within a management regime which focuses more on the physical effects of
activities it is easy to overlook the importance of community well being and social effects. There are
many factors which contribute to community well being including, commonality of aspirations, outiook,
purpose and interests. Each of these interacts with the others to give rise to a sense of community at
both a general level, or at a residential neighbourhocd level.

The community accepts that the District has a nationally important role to play in providing for visitor
accommodation and growth in the visitor accommodation industry. The community recoanises that that
will result in a significant degree of change to some existing residential areas. It is importani to ensure
that those areas are appropriately identified and locaied in order to maximise the economic benefits
which derive from growth in the visitor accommodation industry while minimising adverse effects on the
urban centres as a whole.

The community considers it important to retain the vitality of the urban centres. An important part of
that vitality comes from residents living near the urban centres and interacting with visitors 1o the urban
centres. This requires high densily areas appropriately located with respecl to the urban centres znd to
transport routes which connect to the urban centres.

Provision_for visitor accommodation and high density residential areas can result in effects such as
traffic congestion, This requires consideration of, and may require provision for. public fransport and/or
mass transit services to enable more efficient use of the transport network and minimise adverse effecis
of growth and transport requirements.

One of the major issues to have impacted on the character and form of future urban growth is the
protection of the current low-density residential living environs. Although it would be feasible to
| accommodate a significant part of fulure urban growth within the current ow density residential zones,
this could impact on the residents living there.

The low density residential areas of the District in both large and small towns have developed a sense
of well being through the cohesion of residential activity and the character of the living environments,
particularly as they relate to the topography, residential density and outlook. The Council has
determined that influencing the form and location of urban growth is a part of managing the effects of
growth.

Provision for high density areas which are clearly differentiated from low density areas can reduce
pressure for development within low density areas.

Objective 3 - Residential Growth

Provision for residential growth sufficient to meet the District’s
needs.

Policies

3.1 To enable urban consolidation fo occur where appropriate.

3.2 To encourage new urban development, particularly residential and commercial development, in a
form, character and scale which provides for higher density living environments and is imaginative in

terms of urban design and provides for an integration of different activities, e.g. residential, schools,
shopping.
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3.3 To provide for high density residential development in appraopriate areas and to enable efficient use
and development of the land in those areas.

3.4 _To provide for lower density residential development in appropriate areas and to ensure that
conirols generally maintain and enhance existing residential character in those areas.

Implementation Methods

Objective 3 and associated policies will be implemented through a number of methods:

{i) Through the District Plan:

{a) The identification of a pattern of land uses supporting a strategy of urban consolidation and a
compact urban form for the existing settlements with greater opportunities for a variety of living

environments (e.g. residential densities) in existing and new settlement areas.

{b) Ensuring opportunittes for urban growth consistent with identified environmental and economic
outcomes for the District and individual communities.

{c) Providing for a variety of residential densilies in different areas.

(ed) Management of the location of new urban growth and residential development.
Explanation and Principal Reasons for Adoption

It is important to the social and economic well being of the District that new growth is undertaken in a
manner which sustains and enhances the natural resources, water, soil, air, amenity values, landscape,
and aspirations of the community. The Council recognises the need for additional residential activity
and has chosen to accommodate urban growth through policies of consolidation, because this is
considered to be more cost effective and efficient in terms of infrastructure.

Consolidation can occur by peripheral expansion of the existing residential areas, increased density
within the existing residential areas, or opportunities for new settiement, Consolidation is considered by
the Council to be the most sustainable urban growth option as it enables the protection of landscape
values, soil and water resources, low density living environments, the cohesion and character of
existing towns and urban areas, the efficient use of energy and infrastructure and regard for major
infrastructure such as airports and state highways.

Objective 4 - Business Activity and Growth

A pattern of land use which promotes a close relationship and good access between iving,
working and leisure environments.

Policies:

4.1 To promote town centres, existing and proposed, as the principal foci for commercial, visitor and
cuftural activities,

4.2 To promote and enhance a network of compact commercial cenires which are easily accessible to,
and meet the regular needs of, the surrounding residential environments.

4.3 To promote provision of public transport and/or mass transit services where appropriate to enable
efficient use of transport infrastructure and fo minimise adverse effects arising from growth in transport
activities.

Implementation Methods
Objective 4 and associated policies will be implemented through a number of methods:

(i) District Plan
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| (a} Identification of a land use pattern, existing and future, supporting a pattern of urban consolidation.
| (b) The location of town centres convenient to living environments.
| (c) Encouraging and providing opportunities for activities that are able to co-exist.

(d) Zoning for existing and new consolidated urban areas.

| {e} Zoning for visitor accommodation_and high density residential activities adiacent to urban centres
and adjacent to transport routes.

(ii) Other Methods
| (a) Provision of works and services in the existing town centre areas, e.g. roading improvements.

(b) Protection and enhancement of existing urban heritage features and areas to retain the amenity and
| attractiveness of the existing town centre.

{c) Promotion of public fransport and/or mass transit services.

Explanation and Principal Reasons for Adoption

One of the important factors in managing urban growth is the interrelationship between the work place,
living environments and leisure activities. While the Council does not expect all people to use the
facilities nearest to their residence, there are valid resource management reasons why the
opportunities should be available. These include ease of access between home and facilities (shopping)
for those who have limited access to transport, providing for a range of transport options.

The District contains a range of compact commercial centres, which are the focus for much economic
activity, and their well being is an essential part of the consolidation strategy. These centres must
remain accessible and vibrant.

In addition to the above, the Council recognises the longer term retail needs of the community as well
| as the need to protect and enhance the amenity values of the Queenstown and Wanaka Town Centres.

Objective 5 - Visitor Accommodation Activities

To enable visitor accommodation activities to occur while ensuring any adverse effects are
avoided, remedied or mitigated.

Policy:
8.1 To provide areas for visitor accommodation fo _accommiodate future agrowth in the visitor

accominodafion industry in order to generate the focal and national econormic and social benefits which
derive from the visitor accommodation industry.

5.21 To manage visitor accommodation fo aveid-any-minimise adverse effects on the environment and
- focal _communities while enabling the economic and social benefits which flow from the visitor
accommodation Indusiry. .

Implementation Methods

Objective 5 and the associated policy will be implemented through a number of methods:
{i} District Plan

| (a) Provision for visitor accommodation sub-zones_and zones -

(b} Provisions controlling visitor accommodation activity.
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Explanation and Principal Reasons for Adoption

The value of the visitor industry to the District and the nationally important role the District plays in
helping generate economic growth for New Zealand is recognised and is a major factor in generating
urban growth in terms of the demand it places on infrastructure, the need for housing and the extent of
retall expenditure. The-Aet-requiresthe-The Council nesds to balance the polentially competing needs
| of providing for visitor accommodation and econemic growth while ensuring te-ensure-that the adverse
effects of any-sush-increases in visitor accommodation are avoided, remedied or mitigated.

Objective 6 — Frankton

| Integrated and attractive development of the Frankton Elats—locality providing for airport
operations, in association with residential, recreation, refail, visitor accommodation and
industrial activity while retaining and enhancing the natural landscape approach to Frankton
along State Highway No. 6.

Policies:

6.1 To provide for the efficient operation of the Queenstown airport and related activities in the Airport
Mixed Use Zone.

6.2 To provide for expansion of the Industrial Zone at Frankton, away from State Highway No. 6 so
protecting and enhancing the open space and rural landscape approach fo Frankton and Queenstown

6.3 To provide areas zoned for an appropriate ranqge of activities in appropriate locations.

6.4 To provide areas_for residential, retail and visitor accommodation activities which together operate
as_a secondary yrban centre which complements. but does not undermine. the Queenstown Town
Centre as the primary focus of residential and visitor accommodation activites in the Wakatipu Basin.

6.5 To provide appropriate termini and foci for public transport and/or mass transit services o connect
Franidon as a secondary urban cenire with Queenstown as the primary urban cenire.

Implementation Methods
Objective 6 and associated policies will be implemented through a number of methods:
(i} District Plan

(a) Provision for the airport designation and related activities.

e

(b} Specific high density. low density and mixed use Zoning in appropriate locations.

(5¢) Retention of open space and rural zoning along the greater part of
the State Highway 6 approach to Frankton and Queenstown.

(i} Other Methods

{(a) Enabling and encouraqing public transport and/or mass transit services connecling Frankton with
Queenstown by road and/or by lake.

Explanation and Principal Reasons for Adoption

Fhe-Frankton Elats-is an important area in terms of providing for the growth necessary to ensure the
social and economic well being of present and future generations.

Extensive research into alternative options for the airport operation has been completed and these
demonstrate unequivocally that the airport should remain on its current site.
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Frankton is a preferred location for new school facilities. Reviews by the Ministry of Education conclude
ihat a new primary school is needed in the area. A secondary school is also anticipated for the area.

Expansion of industrial activity at Frankton is possible in a manner which does not detract from the
amenities of other uses or the surrounding natural and physical resources.

The community has recognised that the Queenstown Town Centre. while it will always remain the
primary focus for residential and visitor accommodation activities. cannot provide the full range of
services and cannot_accommodate all of the pressure for commercial, residential and visitor
accommodation_growth. The location. topographical characteristics, and proximity fo the airport of
Frankton are such that Frankton can play a valuable role as a secondary centre of retail, residential and
visitor accommaodation activities in & manner which will not undermine the vitality of Queenstown Town
Centre.

It is recognised that Frankton is located at a central point in terms of the arterial road network and as
such development can take place in a manner which can be efficiently accessed.

The growth pressures which are and will in future occur. and the limitad capacity of State Highway 6A
beiween Frankion and Queenstown, are such that it is desirable to provide for and encourage public
transport and/or mass transit services between Frankton and Queenstown by road and/or by lake.

4.9.4 Environmental Results Anticipated

Implementation of the policies and methods for management relating to urban growth will result in:

(i} Urban growth and residential growth provided in a form which recoghises the social and economic
- well being of the residential community,

{ih Visitor accommodation growth creating lacal and national economic and social benefits in & manner
which. while recognising that that will necessitate change. avoids, remedies or mitigates adverse effects
on the environment and the community.

(iif) Avoidance of development in locations that will adversely affect the tandscape values of the District
| and encouragement of development in locations where it can appropriately be accommodated.

(iiv) A primary emphasis on urban consolidation.
(iv) Avoidance of costly extensiens to, or the duplication of public services or infrastructure.

(vi] Encouragemeny for public fransport and/or mass transit services to minimise adverse effects which
can arise from growth.

(wvil) Improved and sustainable use of and provision for urban facilities including shops, recreation and
community facilities.

(viiii} Safeguarding the life-supporting capacity of the soils.

(ix)_Provision for high density residential development in order to sustain the vitality of the urban
cenires.

- {xwvi) Protection of the amenity of the low depsity residential areas.

(xivii) Commercial and community development which reflects and takes advantage of the outstanding
haturat setting.



-B1-
APPENDIX B

RESIDENTIAL AREAS

7. Residential Areas

7.1 Issues, Objectives and Policies
7.1.1 Introduction *8

The District's housing stock represents one of its most important physical
resources. People’s well being is among other things a reflection of their
quality of housing and the environment in which that is set.

Enabling people to provide for their residential needs within the District is one
of the Council's functions authorised under the Act. The purpose of the Act is
the sustainable management of natural and physical resources, which includes
enabling people and communities to provide for their social, economic and
cultural well being and for their health and safety. This can only be achieved
within a framework which adequately addresses the needs of present and
future generations, the life-supporting capacity of air, water, soil and
ecosystems, and the adverse environmental effects of activities including the
effects on the visual amenity of outstanding landscapes of the District.

Meeting the residential needs of the District's urban population cannot be
accommodated within the existing towns, settlements or “rural lifestyle” areas
without significantly affecting current residential amenity values ie density
levels, protection of views, privacy, or detracting from the significant landscape
values and natural features of the District. The Council recognises there is a
demand for low-density residential living within rural areas by people wishing
to enjoy the quietness and natural environment. However, in deciding how
best to meet the residential needs of the District, the Council must have regard
to several other matters of relevance under Section 7 of the Act, most
importantly:

- the efficient use and development of natural and physical resources:

» the maintenance and enhancement of amenity values. and natural
features;

- the maintenance and enhancement of the quality of the environment.
7.1.2 Issues *8
i Growth and Availability of Land

- The provision for and location of new residential activity

In considering the provision for and location of land for residential use,
the Gouncil must balance the need for and location of residential activity
against the need to promote the sustainable management of the District’s
resources and amenities. These include services, energy efficiency, the
life- supporting capacity of soils, natural hazards, landscape, rural
amenity, and social well being.

M:iwpa\Track DocsiDistrict Plam\Chanoter 7 - 5 Dec 05 doe
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- Natural Hazards

Parts of the towns and settlements are subject to flooding and other
hazards. In other areas, residential expansion in areas at risk from
flooding will, in the long-term, increase the amount and value of property
vulnerable to flooding damage. The location of new development should
minimise that risk.

Refer also Part 4.8

+ Productive Land

The future welfare of the District is not fully reliant on primary production
of these soils but subdivision and development will result in the loss of
their productive capacity. Any expansion over versatile soils needs to be
balanced against the sustainable management of other natural and
physical resources such as energy, infrastructure, services and the
effects on important amenities.

Refer also Part 5

- Servicing

Servicing infrastructure is a major physical resource and its efficient
utilisation is of concern to the District. The costs of providing
infrastructure to the community and future land areas is an important
factor where the success of resource management can be measured in
terms of efficiency. Efficient use of existing infrastructure must also be
measured against other fundamental District objectives such as
residential forms and protection of the visual amenities.

ii Landscape

- The relationship of urban areas to the natural landscape

The District is dominated by a landscape of outstanding quality which
provides a sense of place and belonging for all communities as well as
the source of economic activity and recreation. The attraction and quality
of the residential environments and any extensions to those
environments must be closely related to the need to protect and enhance
the visual amenity of the District.

Refer also Part 4.2

iii Character and Scale

¢ __The character and scale of development within residential areas should reflect the
variety of outcomes anticipated within different residential areas.

The existing identity of any particular town or settlement is reflected in its
character and scale. These are matters which influence where people
choose to live. Components of character and scale include open space,
density of development, building height, dominant styles in built form and
topographic influences. There is undoubtedly a difference in character
and scale between suburban residential and iow density rural living
environments. There can also be contrast in the character and scale
within or between settlements. Change in the character and scale of
residential areas can result from closer subdivision and construction of
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additional houses at higher densities, redevelopment and replacement of
existing houses, and loss of existing open space, garden and tree
plantings, loss of views and diminution in the sense of community
cohesion and well being.

Some changes may-be-are necessary to provide for the needs of people wanting smalier
properties, newer and smaller houses, erheusesresidential accommodation closer to town
urban centres, and visitor accommodation. Such changes needs to be managed to provide
appropriate higher density areas for high density residential development and visitor

- accommodation and fo avoid or mitigate adverse effects on yatesting-the character and
scale of Jow density residential areas-mestvalued-byresidents. The main low density
residential areas have developed a low density character with general protection for views,
sunlight admission and privacy. Fhis-Low density residential character is even more
profound in smaller settlement areas where development densities have remained low.
Pressure for growth will inevitably bring pressure for infill development within these areas.
Other areas have and will develop a higher density character where the need to enable
higher density residential development and visitor accommodation is a prigrity.

iv Residential Amenity

) i | i , beinad

Protection and enhancement of people's social wellbeing resuiting from the amenity value of
their living environments.

People's perception of well being is enhanced by a coherent and pleasant living
environment. The main components of this amenity are the location and scale of open
space, density of residential development generally and within sites, heights of buildings and
dominant building styles. Most of these components lead to a general appreciation of an
area, while others relate to the development of individual sites. The way individual sites are
developed and their relationship to adjoining sites are important factors in ensuring
residential properties have adequate sunlight, daylight and privacy and a feeling of not being
closed in or overlooked. In controlling these matters the desirability of allowing reasonable
individual flexibility in siting, fayout and building design must be acknowledged, including the
| need to maximise the benefits from good access to solar energy. Control of these matters
must also be balanced against the need to provide for higher density residential living
environments and visitor accommodation.

The local and national economic and social benefits deriving from visitor accommodation
require the provision of significant areas where visitor accommodation can be enabled.
Infrastructure and transport requirements mean that the maijority of visitor accommodation
must be located close to urban centres and transport routes. It is undesirable that a broad
range of commercial activities can be ailowed to spread through all residential areas. As a
consequence it is necessary that some areas zoned for residential development also be
zoned for visitor accommodation development to enable visitor accommodation o be

provided.

Residential areas have always contained a range of complementary non-residential activities
relating to the educational, spiritual, social, recreational, and day-to-day economic needs of
the residents. Many of these require a residential location because of the service they
provide to residents. Some of these activities can have a significant impact in terms of traffic
and on-street parking, noise or glare. It is important to ensure a compatibility between
residential and non-residential activities and areas.

Home occupations are an important aspect of non-residential activity which provides
residents with a source of employment with many social and economic advantages, but
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which can cause problems in residential areas. The range of activities and their character
and scale vary considerably and it is often the traffic-generating and noise aspects of these
activities which is of concern. Limitations on the extent of retailing, the scale of activities in
terms of area or floorspace and the involvement of persons not living on the site are
commonly adopted to mitigate these adverse effects. Refer also Part 4.9

7.1.3 District Wide Residential Objectives and Policies -
Objective 1 - Availability of Land
Sufficient land to provide for a diverse range of residential and visitor accommaodation

opportunities for the District’s present and future urban popuiations, subject to the
constraints imposed by the natural and physical environment.

Policies:
- 1.1 To zone sufficient land to satisfy anticipated residential and visitor accommodation
demand.

1.2 To enable new residential and visitor accommodation areas in the District.

1.3 To promote compact residential and visitor accommodation development.

1.4 To enable residential and visitor accommodation growth in areas which have primary
regard to the protection and enhancement of the landscape amenity.

1.5 To maintain a distinction between the urban and rural areas in order to assist in
protecting the quality and character of the surrounding environment and visual amenity.

Implementation Methods
Objective 1 and associated policies will be implemented through:
(i) District Plan,

(a) To enable a broad range of residential and visitor accommodation areas.

Explanation and Principal Reascns for Adoption

The population of the District is growing and the Council recognises and
accepts the need to provide for growth_of residential and visitor accommodation activities.

While the residential and visitor accommodation areas of the District comprise only a small
percentage of the total land area there are, in the context of the natural and physical
resources, constraints on further expansion and severe limitations on the

amount of land available and suitable for development. The major concern for

the Council in accommodating future residential and visitor accommaodation growth is the
impact on natural and physical resources and on the landscape amenity.

The Council seeks to achieve urban consolidation. As such the objectives and
policies do impact on the form of development to the extent the effects on
specific resources and amenities (eg landscape amenities) are anticipated and
managed.

Refer also Part 6

Objective 2 - Residential Form
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A compact residential form readily distinguished from the rurai
environment which promotes the efficient use of existing services
and infrastructure.

Policies:
2.1 To contain the outward spread of residential areas and to limit peripheral
residential or urban expansion.

2.2 To limit the geographical spread and extent of rural living and township
areas. Where expansion occurs, it should be managed having regard to
the important District-wide objectives.

2.3 To provide for rural living activity in identified localities.

2.4 In new residential areas encourage and provide for development forms
which provide for increased residential density and careful use of the
topography.

2.5 To encourage and provide for high density residential development in appropriately
- located areas close to the urban centres and adjacent to transport routes.

implementation Methods
Objective 2 and associated policies will be implemented through:
(i) District Plan:

(a) The identification of a pattern of land uses in support of a strategy
of urban consalidation.

(b) Zoning provisions for a range of living environments.
(¢) Zoning areas for rural living activities.

(d) Associated rules for subdivision (lot size) and transport.
Explanation and Principal Reasons for Adoption

The spatial pattern of a settlement and the way in which it uses its resources
determines the character and scale of the urban environment. This is a key
factor influencing the magnitude of energy consumption and the efficient use
of existing resources, including land and infrastructure. The policies are aimed
at a compact urban form, with residential activity related to central commercial
areas and readily accessible by all modes of transport.

The Council believes this policy will be most effective in protecting the
significant landscape amenities of the District, reducing the use of private
motor vehicles and have a beneficial effect in terms of the efficient use of
existing resources and infrastructure, while catering for the residential needs of
the District's population.

In the new residential areas, Council wishes to promote new and imaginative
residential developments which have regard to the surrounding landscape
amenity as well as for energy efficiency, convenience and social well being.
Refer also Parts 4, 10 and 11
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Objective 3 - Residential Amenity.

Pleasant living environments within which adverse effects are
minimised while still providing the opportunity for community
needs. *8

Policies:
3.1 To protect and enhance the cohesion of residential activity and the sense
of community and well being obtained from residential neighbours.

3.2 To provide for and generally maintain the dominant low density
development within the existing Queenstown, Wanaka and Arrowtown
Low Densily rResidential zZones, small townships and Rural Living areas.

3.3 To provide for and encourage high density residential development within the high
density residential zones.

3.43 To ensure the external appearance of buildings reflects the significant
landscape values and enhance a coherent urban character and form as it
relates to the landscape.

3.45 To ensure hours of operation of hon-residential activity do not
compromise residential amenity values, social well being, residential
cohesion and privacy.

3.65-To ensure a balance between building activity and open space on sites to
pravide for outdoor living and planting.

3.78 To ensure residential developments are not unduly shaded by structures
on surrounding properties.

3.8+ To ensure noise emissions associated with non-residential activities are
within limits adequate to maintain amenity values.

3.98 To encourage on-site parking in association with development, particularly in low
density residential areas, in-residential-areas-to ensure the amenity of neighbours and the
functioning of streets is maintained.

3.108 To provide for and encourage new and imaginative residential
development forms within the major new residential areas.

3.118 To require acoustic insulation of buildings located within the airport Outer
Control Boundary, that contain critical listening environments.

3.12% To ensure the single dwelling character and accompanying amenity
values of the Low Density Residential Zone are not compromised through
subdivision that results in an increase in the density of the zone that is

not anticipated.

Implementation Methods

Objective 3 and associated policies will be implemented through a number of
methods including:
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(i) District Plan:

(a) Provision of different zenes for high densily residential living and low density residential
fiving,

" (ba) Rules relating to building height, sunlight and outiook for
neighbours, street scene, separation from neighbours and outdoor
living space.

{ck) Rules for heritage and amenities, relocated buildings, protected
historic buildings, places and objects and protected trees.

(de) Rules for health and safety, eg for noise and glare.

(ed) Rules for subdivision, natural and other hazards, supply of services
(water, energy, telecommunications and disposal of wastes),

provision of land for open space and recreation and rules for

building location.

(fe) Rules for transport, parking, access and manoeuvring.
(ii) Other Methods:

(a) Implementation of the powers prescribed in Part Xl of the
Resource Management Act relating to enforcement orders,
abatement notices and excessive noise.

{b) Provision of works and services, roading, road linkages and traffic
management programmes, and maintenance and development of
public open space.

Explanation and Principal Reasons for Adoption

The purpose of policies is to achieve the consolidation of residential activity and protection of
residential amenity values. Although non-residential activities are an integral part of the
residential environment they have the potential to create adverse effects relating to noise,
visual detraction, traffic and loss of residential neighbours. A high standard of amenity is
sought for residential areas which are sensitive to adverse effects. Although it may-retbe-is
not possible or desirable to prohibit all non-residential activities from residential
neighbourhoods, it is necessary to ensure the establishment of such activities does not
adversely affect people’s social well being. The effect on community cohesion, and hence
well being, arises from the removal of permanent residents as much as from the visual
disruption and loss of amenity caused by establishment of these activities.

The rising cost of land close fo the urban centres has the potential to encourage
development of larger and fewer residential dwellings which, combined with a growing trend
towards sale of property fo people who do not reside within the District, leads to a danqer of
resident depopulation of areas adjacent to the urban centres and consequential loss of
vitality in the urban centres. Provision of higher density residential areas close to the urban
centres and accessible to transport routes will enable residential environments which may be
more conducive to residents than non resident landowners.

The relationship between open spaces and built form is one of the main determinants of the
character of an area. The policies reflect the importance of open space in providing
opportunity for outdoor living and amenity.
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Access to sunlight is an important factor in residential amenity and the policies are directed
at ensuring that, with the exception of major topographical features, buildings are not unduly
shaded by neighbouring buildings in a manner which diminishes the amenity of a site ora
neighbourhood.

The residential areas are sensitive noise environments and this is 3 major factor which must
be taken into account when considering the impact of other activities. Noise in a residential
area is likely to result from non-residential activities and as such the plan includes provisions
setting noise standards for non-residential activities in the residential zones. Noise from
normal residential living, including animals and social events will be controlled through

the excessive noise provisions of the Act.

The District contains landscapes of national significance and urban development can have a
significant effect on the enhancement and protection of that amenity. The Council proposes
to influence building design in the residential areas by the implementation of the policies and
rules contained in this Plan. *8 This will enhance the character and coherence of the
residential built environment as it relates to the visual amenity of the natural landscape.

Traffic is an integral part of all residential environments, but also has the potential to affect
the amenity of residential streets. The Plan seeks to ensure adequate provision for off-street
parking in @ manner which protects the amenity of local streets.

Within the major new areas of residential zoning the Council strongly encourages a more
imaginative approach to subdivision and development. The Council believes the quality of
the District's residential environments would be significantly enhanced by design solutions
that moved away from traditional subdivision solutions. In this respect the Council will be
looking to encourage a range of residential densities, variations in roading patterns,
imaginative use of reserves, open space and pedestrian and roading linkages, attention to
visual outlook and solar aspect, and extensive use of planting.

Subdivision of residential flats is not desirable because it can facilitate delineation between
the unit and flat through separate curiilage. Consideration must also be given to the potential
implications of allowing the first subdivision to take place and the fact that additional
residential flats could then be developed on the site as a permitted activity, provided the
other site and zones standards of the District Plan have been complied with. The result of
this process would be the incremental subdivision of the low Density Residential Zone, which
could result in a development pattern similar to that anticipated in High Density Residential
Zone. Therefore, this policy considers the effects subdivision can have on the single dwelling
character of the Low Density Residential Zone. *6

Objective 4 - Non-Residential Activities

Non-Residential Activitles which meet community needs and do not
| undermine residential amenity located within low density residential areas.

Policies:

4.1 To enable non-residential activities in residential areas, subject to
compatibility with residential amenity.

4.2 To enable visitor accommodation activities in areas which are suitable for such activities
due to topography or location.

4.23 To enable specific activities to be acknowledged in the rules so as to
allow their continued operation and economic well being while protecting
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the surrounding low density residential environment.
Implementation Methods

Objective 4 and associated policies will be implemented through a number of
methods including:

(i) District Plan
(a) The identification of the living environment and associated rules,
site density, building height, sunlight, street scene and landscaping.

(b} Identification of specific areas suitable for visitor accommodation activities.

{bc) The opportunity for a range of non-residential activities to be

located in Jow density residential zones as permitted activities, subject to rules
to protect residential amenity. These rules include matters relating

to scale of activities, residential coherence, hours of operation, site

size and traffic generation.

(ii) Other Methods
(a) Provision and operation of community facilities.
Explanation and Principal Reasons for Adoption

Non-Residential Activities are an integral part of the residential environment in
that they provide a service to local residents or enable people to work at home.
However, non-residential activities do have the potential to detract from
residential amenity by way of noise, traffic and scale of operation.

The Plan acknowledges the practical requirement of visitor accommodation

and the historical development of that activity within the residential areas,

particularly close to the main town centres and fronting main roads. It is also a

recognition of the importance of the activity to the economic and social well

being of the District.- All-the-majoroperations-areprotected Redevelopment of existing visitor
accommodation activities and the development of new existing visitor accommodation
activities in appropriate areas are ensured by zoning or scheduling.

A number of non-residential activities have developed in residential areas and
currently provides either a service to the area or are not incompatible with
residential amenity. These activities have been acknowledged to provide
security of the activity and protection for residential amenity.

It is recognised non-residential activities have the potential to create adverse
effects in respect of matters such as noise and hours of operation. A high
standard of amenity wilt be sought for non-residential activities in residential
areas, particularly low density residential areas.

7.1.4 High Density Residential Zones — District Wide *8

7.1.4.1 Issue




It is necessary fo provide for visitor accommodation activities and high density residential
development in order to provide for the economic and social needs of the District and the
nation and to maintain the vitality of the urban cenfres.

Visitor accommodation activities can have adverse effects on residential amenities and
neighbourhoods. There is a need to provide for visitor accommodation growth and a
corresponding need to manage potential conflicts. Zoning for visitor accommodation
activities, to ensure that they are appropriately located. is one method of managing such
confiicts.

High density residential neighbourhoods have a different character and generate different
| outcomes compared to low density residential neighbourhoods. Zoning different densities
enables provision of rules designed to minimise conflicts between high density and Jow
density living environments.

7.1.4.2 Objectives and Policies
Objective 1 — Amenity Values
Sustainable residential communities and neighbourhoods that have high

guality-amenity values of a quality and character anticipated in a high density residential
- environment.

Policies
1. To ensure development enables high density residential living and achieves the character
and amenity values anticipated in a high density residential living zone by:

' he of : ! i e

- hqqfaFeigLing-Enhancing the aesthetic appeal of the built environment.

- Ensuring buildings integrate well with the reighbeuring-losality-anticipated character of the
zone and provide visual connections with the surrounding built and natural
environment.

- Providing attractive pedestrian access ways and linkages and protecting those that
currently exist.

- Ensuring the maintenance of road setbacks that are free of structures.

- Ensuring development is of a high architectural quality that ensures the use of articulation
within the building form and avoids unaliractive, repetitive and-continyeus-building forms or
facades.
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4. To encourage a mix of housing types and sizes while recognising that the zoning of the
area anticipates large scale huildings and multi-unit developments.

Objective 2 ~ Visitor Accommodation and Multi-Unit Developments

Visitor accommodation and Mmulti-unit developments that are designed to a high standard,
integrate weli with their neighbourhood and streetscape, are located where they are
supported by physical and social infrastructure, and any adverse effects on amenity values

are avoided where-pessibleor mitigated.

Policies

1. To ensure visitor accommodation and multi-unit developments are located where easy
access to retail and public recreational facilitiss is_available by foot or by existing or potential

future public transport or mass transit services. within-easy-walking
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2. To ensure that visitor accommodation and multi-unit developments are located in areas
served by roads capable of handling increased traffic or by existing or potentiai future public
transport or mass transit services. all

| ofthe-following:
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3. To ensure visitor accommodation and multi-unit developments are designed to:-achieva

- Effestively-iWhere practical. incorporate existing significant vegetation and landforms.
- Effectively cater for traffic, parking and servicing.




-B12 -

'~ Objective 3 : Vitality of Urban Centres

To maintain and enhance the vitality and vibrancy of the urban centres as places where
visitors and residents intermingle.

Palicies

1. To provide for_relatively dense residential living and visitor accommodation in the
high density zone. near the urban centres with good linkages to the urban centres.

2. To enable efficient use and development of the land resource by allowing the land in
the high density residential zone to be developed in an efficient way.

Expianation and reasons for adoption

By providing the opportunity for residential and visitor accommodation to locate near the

- urban centres in suitable high density zones, the vibrancy of the urban centres will be
enhanced. It is desirable to have residents and visitors within walking distance of the urban
centres to offer convenience to residents and visitors and to promote the strength and vitality
of the urban centres,

Implementation Methods

(i) District Plan

(a) By the use of Sub-Zones to identify land having similarparticular character, location.
topography. amenity and environmental values, within which appropriate development
opportunities can be approved.

(b) District Plan Rules

(i) Other methods

(a) Bylaws

- (b) Urban Design Panels

(c) Urban design guidelines *8

7.2 Queenstown Residential Areas

Sunshine Bay-Fernhill, Queenstown Bay,

Frankton Road, Frankton and Kelvin

Peninsula

7.2.1 Resources, Activities and Values
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Queenstown comprises Sunshine Bay-Fernhill, Queenstown Bay, Frankton Road, Frankton
and Kelvin Peninsula. These areas contain almost half the District's population and the
greater portion of its housing. The residential areas of Queenstown are characterised by
lewer-density-development which allows outstanding views of Lake Wakatipu and the
mountains. Access to these views is a result of the natural topography and the development
standards that have been applied. The greater part of the residential area is suburban in
scale and of a generally low density and the policies in the Plan reinforce that position. Galy
Ppart of the residential area is zoned for eontains-higher density development_in appropriate
locations to provide for and encourage visitor accommodation activities and high density
residential development.

High Density Residential Areas. *8

Until recently these areas were characterised by a high-higtorical density of single unit
dwellings, interspersed with twe-erthree-large scale dedicated visitor accommodation
developments and level multi-unit developments predominantly serving the visitor
accommodation market. Lot sizes were historically based on the-eariy-tent settlements

- subdivision for residential purposes and underlying subdivision patterns reflected this with
small lot sizes.

Redevelopments in the High Density Residential Zone are having a significant impact on the
character, scale and density of the environment. These changes are anticipated because
they flow from the desirability of efficiently using the land resource to provide for visitor
accommodation and high density residential development. Controls are required to ensure
that the changes which are occurring will result in environment outcomes suitable to the

Mixing high density residential and visitor accommodation activities with low density

residential aclivities has the potential to cause conflict. The Council recognises that there is
a need fo provide for high density residential and visitor accommodation to ensure suitable
housing for residents and accommodation for visitors close to Queenstown and Frankton
and adiacent fo transport routes. The high density residential zone is intended to fulfil this
function. The purpose of the zone is to enable this type of high density development to

| occur sustainably and in a manner which does not adversely affect activities in adiacent
Zones.

7.2.2 Issues

The District wide residential issues impact on, and are relevant to, residential
activity and amenity in Queenstown. In addition, a number of local issues
exist:

= Protection of the predominantly low density residential environment in the low density
residential zone.

o Ensuring that the high density residential zone can be efficiently developed for its
pUrposes.

e Provision for visitor accommodation and high density residential living.




¢ Protection and enhancement of amenity values appropriate to the different zones,

o TFhepotentiaHess-ofRetaining, and enhancing where practicable. public access to
the lakeshoreresulting-from-develepmentadiacentiothe lake 8

e Gontrolling tFhe potential adverse effects that non-residential activities may have on
residential activities through increased traffic and noise-and-decreased visug!

armenthy,
»  Opportunities for increasing the variety of residential activitiesy.

e Opportunities-forimproved-Retention of appropriate sunlight admission.

o Minimise the impact of the State Highway and the airport on adjoining and
surrounding residential areas- while recoanising the critical importance of those
transport facilities

o Access to Frankton Road for new development.
e The need to acknowledge that settlement is a part of the landscape.

» Protection of airport operations from noise sensitive activities within the Outer Control
Boundary.

7.2.3 Objectives and Policies - Queenstown Residential
Areas

Objectives — *8

1. Residential development and associated activities at a scale, density and character that
reflects the topographical and locational characteristics of the relevant subzones enhansces
and the outcomes anticipated by those subzones.the-essential-elementsof-the surreunding
_ akes! l sualoutlonl f idential buildinas,

2. Provision for new-consolidated high density residential and visitor accommodation
development areas at identified locations.

3. Higher density residential and visitor accommodation development in appropriate
locations-arcund-the nefinhery-oithe town N WP

! L devel E outeide AN I'I ‘

Folicies:

-
v - =

1 To protect the character and amenity of the Jow density residential environments by
limiting the peripheral expansion of the residential areas and promoting

consolidation of the residential community with the retention of easy

access to the rural area and lakeshore. *8

2 To resist any peripheral extension of zoned residential areas which would
undermine clear distinctions between the residential and rural areas and
result in dispersed and uncoordinated residential growth patterns.
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| 3 To enhance the general character of established low density residential environments
in terms of density, height, access to sunlight, privacy and views. *8

4 To provide for higher density residential and visitor accommodation activity around the
town centre, adjacent to transport routes, near the airport, and in new areas of residential
development.

| 5 To encourage additional consolidated residential and visitor accommodation activity in the
District.

6 To provide for a residential environment which allows a range of housing
types, including care for the elderly and dependent relatives.

7 To provide for non-residential activities in residential areas providing they
‘ meet residential amenity standards appropriate to the relevant subzoneand do-not-disrupt

residential
cohesion.

8 To ensure the scale and extent of any new Visitor Accommodation in the
| low density residential areas does not compromise residential amenity values.

Implementation Methods
The objectives and associated policies will be implemented through:
(i) District Plan

| (a) Zoning t¥o enable a broad range of residential areas.

[ (b) Zoning to provide for growth in visitor accommodation.

Explanation and Principal Reasons for Adoption

The policies reinforce the District wide objectives for residential activity of

| consolidation and enhancement of residential amenity values. In-additien—+The
policies seek to maintain the general character of the majority of the existing
residential environment which will provide a degree of certainty and security
for residents by limiting changes to the scale, density and type of activity in the

| low density residential areas. This policy recognises the importance of the living
environment to the social well being of the District's residents.
The Council has made provision for a increase in residential zoning in the
Queenstown-Wakatipu Basin. The areas identified have been chosen
because they are well situated to ensure growth takes place in a manner and
location which enhances the District's natural and physical resources and
amenity values._The policies promote and enable visitor accommodation activities and high
density residential living in appropriate locations.
Refer 7.5.4

7.2.4 Environmental Results Anticipated

Implementation of the policies and methods for management relating to the
established residential areas will result in:

| (i} Maintenance of the general character and scale of existing low density residential
areas with sites being dominated by open space rather than buildings,
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providing the opportunity for tree and garden planting around buildings.

(i) Existingresidential-Residential activity in the low density residential areas characterised
by low building coverage and building height, but with opportunity for variety in building
design and style.

(iliy Maintenance of a residential environment in the low density residential areas which is
pleasant with a high level of on-site amenity in terms of good access to sunlight, daylight and
privacy.

(iv) Maintenance of the opportunities for views consistent with the erection of
low density, low height buildings in the low density residential areas.

(v) The exclusion or mitigation of activities which cause adverse
environmental effects, such as excessive noise, glare, odour, visual
distraction, traffic and on-street parking congestion, traffic safety and
other hazards.

(vi) Residential coherence_in the low density areas except in circumstances of established
non-residential uses or where a local need prevails for non-residential
activities ancillary to the surrounding residential environment.

(vii) Maintenance of water quality and availability for residential and other
activities.

{viii) Provisicn for high density residential living adjacent to Queenstown and Frankton and
adiacent o transport routes and near the airport.

(ix) Ensuring a standard of residential amenity in the high dehsitv residential areas which is
appropriate {o the purposes of that zone.

(xvil) New residential areas providing for higher density living environments
with good integration of open space, aspect, circulation and regard for
energy efficiency and convenience to facilities.

(ixi) Protection of the major visitor accommodation activities and provision for redevelopment
and new visitor accommodation aclivities consistent with their significant value to the social

and economic well being of the eemmunitydistrict and New Zealand.
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7.3 Wanaka Residential Areas
7.3.1 Resources, Activities and Values

Wanaka is the second largest residential area in the District. The town

provides an attractive environment for both permanent and holiday residents
generally maintaining a low density residential environment. There is some

high density development provided for. There is little intrusion of nonresidential
activity in the main residential areas and residential development has generally
occurred at a low density reflecting the preferred lifestyle of the residents and
holiday home owners. The purpose of the policies in the Plan is to enhance that
position.

High Density Residential Areas *8
Until recently these areas were characterised by a histarical density of single unit

dwellings. Lot sizes were historically based on subdivision for residential
purposes and underlying subdivision patterns reflected this with small lot sizes.

Redevelopments in the high density residential zone are having a significant
impact on the character, scale and density of the environment. These changes
are anticipated because they flow from the desirability of efficiently using the land

resource tg provide for visitor accommodation and high density residential
development. Controls are required to ensure that the changes which are
oceurring will result in environmental outcomes suitable to the purposes of the
Zone.

Mixing high density residential and visitor accommeodation activities with low
density residential activities has the potential to cause conflict. The Council
recognises that there is a need to provide for high density residential and visitor
accommeodation to ensure suitable housing for residents and accommeodation for
visitors close to Wanaka and adjacent to transport routes. The high density
residential zone is intended to fulfil this function. The purpose of the zone is to
enable this type of high density development to occur sustainably and in a
manner which does not adversely affect activities in adjacent zones.

o e - &1 A0 el e - ] = alm A -

~ 7.3.2 Issues

The District wide residential issues impact on and are relevant to residential
activity and amenity in Wanaka residential areas. In addition, a number of
local issues exist:

» protection of the surrounding rural landscape from inappropriate
development.

MwpatTrack Docs\District Plan\Chapter 7.3 - § Dec 05.dac
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* the need for rural living opportunities in close proximity of or abutting
| the town.

» retention of low density residential development_in low density residential areas.

* enabling high density residential and visitor accommodation development in
specific areas.

* noise control.
+ opportunities for peripheral expansion.

* The potential adverse effects that inappropriate development can have
- on the lakeshore.

* Tree planting can lead to the shading of neighbouring sites. *8

7.3.3 Objectives and Policies - Wanaka Residential Area
Objectives:

1. Residential development and associated activities at a scale, density and
character that reflects the topographical and iocational characteristics of the
relevant subzones and the cutcomes anticipated by the relevant subzones, which
retains-the-currentlevelofHlow density-astivity-and is sympathetic to the
surrounding visual amenities of the rural areas and lakeshores.

2. Low density rural living development in identified locations in
close proximity to Wanaka.

3. Retention of the general character of the low density residential environments
in terms of density, building height, access to sunlight, privacy and
views.

4. Consolidated high density residential and visitor accommodation development
at identified locations.

Policies:

1 To provide for some peripheral expansion of the existing residential areas
of the towns in a manner which retains the consolidated form of the
towns.

2 To provide for rural living opportunities as part of the Wanaka environs,

3 To provide limited opportunity for higher density residential development and
visitor accommodation close to the Wanaka Town Centre.

4 To ensure non-residential activities in_low density residential areas meet
residential amenity standards and do not disrupt residential cohesion and social

well being.

5 Avoid the planting and locating of inappropriate tree species so as to
reduce the impact of excessive shading and loss of vistas

18
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Implementation Methods

The objectives and associated policies will be implemented through:
(i) District Plan

{(a) To enable a broad range of residential areas.

Explanation and Principal Reasons for Adoption

The Wanaka residential area contains a different character to Queenstown
both as a result of different development pressures and community
| aspirations. The objectives and policies are directed at generally promoting and
protecting the current general-form and density of development and to
enhance the residential areas by way of greater care for the relationship of the
residential areas to the surrounding rural and lakeshore environments. In all
respects the policies seek to promote consolidation of the residential areas
with some provision for peripheral expansion as well as areas of rural
residential development. This will provide for a range of lifestyles while
avoiding any adverse effects on the important surrounding visual amenity of
the topography, lakes and rivers.

The growth opportunities identified at Wanaka are provided for in a form and
location that will consolidate the urban area of town and accommodate
| anticipated residential growth_and visitor accommodation.

19
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APPENDIX C

The submitter seeks the following amendments in relation to rules introduced by

PC10:

a. Rule 7.5.3.2.i Garages — delete the following words inserted by PC10 ... in
the Low Density Residential Zone...".

b. Rule 7.5.3.3 — Restricted Discretionary Activities — Multi-Unit Developments

and Building Size — delete this new rule inserted by PC10.
c. Rule 7.5.5.1.i Building Coverage -~ amend to:
i Provide for a range of maximum building coverage percentages for
the subzones created as a consegquence of this Submission and other

submissions.

Ii. Provide that no HDRZ subzone has a maximum building coverage
less than 55%.

d. Rule 7.5.5.1.iii Setbacks from Roads — amend as follows:

i. delete the following words introduced by PC10 "in the Low Density
Residential Zone..."

i delete the second bullet point inserted by PC10 relating {o the HRDZ.

ii. in the third bullet point reinstate the following words which were
deleted by PC10 "...and outdoor storage..."

e. Rule 7.5.5.1.iv Setback from Internal Boundaries — amend as follows:

i, In subclause (d) remove the following words inserted by PC10 “In the
Low Density Residential Zone...",

M:wpg\Track Docs\Plan ChangeVAppendixC.doc
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ii. Delete subclause (e) inserted by PC10 relating to the HDRZ.

Rule 7.5.5.1.vi Continuous Building Length — delete the following words
inserted by PC10 "._.in the Low Density Residential Zone".

Rule 7.5.5.1.vii — delete this new rule relating to continuous building length in
the HDRZ inserted by PC10 and renumber the following subclauses

appropriately.

Rule 7.5.5.1.xvii Landscape Coverage — delete this new rule inserted by
PC10.

Rule 7.5.5.2.xviii Fence Heights — delete this new rule inserted by PC10.
Rule 7.5.5.2.iv Site Density in the High Density Residential Zone ~ delete this
new rule inserted by PC10 and renumber the following rules accordingly.

Rule 7.5.6.1.iii Setback from Internal Boundaries — amend as follows:

i. Amend subclause (c) by deleting the following words inserted by
PC10 "In the Low Density Residential Zone...".

I8 Delete subclause (h) relating to the HDRZ inserted by PC10.

Rule 7.5.6.1.iv Continuous Building Length — delete the following words
inserted in the heading by PC10 "...in the Low Density Residential Zone".

Rule 7.5.6.1.v Continuous Building Length in the HDRZ — delete this new rule
inserted by PC10.

Reinstate previous Rule 7.5.6.1.vili which was deleted by PC10 and which

reads;

"Landscaping - Visitor Accommodation Activities
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Where a site is to be used for visitor accommodation activities, at least
10% of the ftotal area of the site shall be landscaped in order to
maintain and enhance the residential amenity of the surrounding
area.”
0. Rule 7.5.6.1.ix Landscape Coverage — delete this new rule inserted by PC10.

P. Rule 7.5.6.1.xii Building Coverage — delete this new rule inserted by PC10.

q. Rule 7.5.6.1.xiii Fence Heights — delete this new rule inserted by PC10.

r. Rule 7.5.6.2.xv Site Density in the HDRZ ~ delete this new rule inserted by
PC10.

S. Rule 7.7.1.(vi} Urban Design - delete this new Assessment Matter inserted by
PC10.

f. Rule 7.7.2 Assessment Matters ~ make the following amendments and

deletions, which are largely consequential upon the amendments and

deletions requested above:

Delete Assessment Matter iv - Multi Unit Developments.

fi. Delete Assessment Matter v - Building Size.

iti. Delete Assessment Matter xiv - Building Coverage in the HDRZ.

iv. Assessment Matter xv - Setback from Roads — delete new provisions
inserted by PC10 and reinstate the provisions which applied prior to
PC10.

V. Assessment Matter xvi - Setback from Neighbours — delete new

provisions inserted by PC10 and reinstate the previous provisions

which applied prior to PC10.

APPENDIXC.DOC:
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v Assessment Matter xviii - Continuous Building Length — delete new
provisions inserted by PC10 and reinstate the previous provisions

which applied prior to PC10.

vii. Assessment Matter xi - Landscaping — delete new subclauses (b), (c)
and (d) inserted by PC10.

viil. Delete Assessment Matter xxiv — Fence Heights.

APPENDIXC.DOC:
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APPENDIX D

1. Amend Part 7 Rule 7.5.3.2 by adding the following additional controlled
activity:

All earthworks (as defined in this Plan} which do not comply with the following
standards, in respect of location of the earthworks and height. depth and
volume of cul and fill. except for earthworks approved as part of a subdivision
where that subdivision has resource consent:

(NB: The following highlighted amendments identify changes from existing
Site Standard 7.5.5.1.xv(proposed to be deleted in part) to the proposed new
controlled activity rule).

1. Earthworks

(a) The total volume of earthworks dees- shall not exceed 100m3 per site
(within a 12 month period) where the slope is greater than 10
degrees (1 in 6). For clarification of "volume®, see interpretative
diagrams 5 a,b,c {Appendix 4 of the Plan).

{b) The maximum area of bare soil exposed from any earthworks
where-the-average-deptis-greaterthan-0-5m-shall-net-exceed
A00m2-in-area-within-thatsite-shall not exceed 60% of the site area
(within a 12 month period).

2. Height of cut and fill and slope

(a) The vertical height of any cut or fill shall not be greater than the
distance of the top of the cut or the toe of the fill from the site
boundary (See Interpretative Diagram 6 in Appendix 4 of the Plan),
except where the cut or fill is retained, in which case it may be
located up to the boundary, if less than or equal to 0:5m-2.0m in
height (with no surcharge). and except that this rule does not apply to
any cut or fill less than 1.0m in height.

(b) The maximum height of any cut shall not exceed 2.4 metres.
(c) The maximum height of any fill shall not exceed 2 metres.
3. Protection of Archaeological sites and sites of cultural heritage

(a) The activity shall not modify damage or destroy any Waahi
Tapu, Waahi Taoka or archaeoclogical sites identified in
Appendix 3 of the Plan, or in the Kai Tahu ki Otago Natural
Resource Management Plan.

tb)——Tha-activity-shall-net-afiest-NgatTahu-s-cultural-spirtual-and
traditional-asseciation-with-lard-adiacentte-arwithin-Statutory
Asknowledgement-Areas:
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exceed 50m? in area or 20m® in volume in any _one consecutive 12
month period.

2. Delete existing Site Standards 7.5.5.1.xv and 7.5.6.1.xi. except for clauses 1(c) and
(d) (relating to waterbodies and underground aquifers) and clause 3 (Environmental
Protection Measures) which shall be retained, and following those retained Site
Standards, insert the following additional new Site Standard:

" The total volume of earthworks shall not exceed 100m3 per site (within a 12
month period). provided that this rule shall not apply to earthworks activities-

Aa. Where the earthworks are carried out entirely during Working
Days fas defined in the Resource Management Act 7981) and
between the hours of 8.00am and 5.00pm: and

b. Where the earthworks are carried out in accordance with an
Earthworks Management Plan _approved by the Council prior fo
commencement of the earthworks."

3 Amend Part 7 Rule 7.6.3.2 by adding the following additional controlled
activity:

Ali earthworks (as defined in this Plan) which do not comply with the following
standards. in respect of location of the earthworks and height, depth and
volume of cut and fill, except for earthworks approved as part of a subdivision
where that subdivision has resource consent:

(NB: The following highlighted amendments identify changes from existing
Site Standard 7.6.5.1.vi (proposed to be deleted in part) to the proposed new
controlled activity rule).

1. Earthworks

(a) The total volume of earthworks dees- shall not exceed 100m3 per site
(within a 12 month period) where the slope is greater than 10
degrees (1 in 6). For clarification of “volume”, see interpretative
diagramg 5 a,b,c (Appendix 4 of the Plan).

{b) The maximum area of bare soil exposed from any earthworks

200m2 in-area-withinthat sita shall not exéeed 60% of the site area
(within a 12 month period).

2. Height of cut and fill and slope

{a) The vertical height of any cut or fill shall not be greater than the
distance of the top of the cut or the toe of the fill from the site
boundary (See Interpretative Diagram 6 in Appendix 4 of the Plan),
except where the cut or fill is retained, in which case it may be
located up to the boundary, if less than or equal to 85/ 2.0m in
height (with no surcharge), and except that this rule does not apply to
any cut or fill loss than 1.0m in height.

(b) The maximum height of any cut shall not exceed 2.4 metres.
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(c) The maximurn height of any fill shall not exceed 2 metres.

3. Protection of Archaeological sites and sites of cultural heritage

(a) The activity shall not modify damage or destroy any Waahi
Tapu, Waahi Taoka or archaeological sites identified in
Appendix 3 of the Plan, or in the Kai Tahu ki Otago Natural
Resource Management Plan.

) ”’e.a.et'"'ﬁ shall-actafieet Ngai-Tahu's-cutural, spiritual-and
A ekrovlod lt; o e hin-Statutony

{b) Where any earthworks are undertaken in areas identified as Nqai
Tahu Statutory Acknowledegment Areas the earthworks shali not
exceed 50m” in_area or 20m° in volume in_any one consecutive 12
month period.

4, Delete existing Site Standard 7.6.5.1.vi. except for clauses 1(c) and (d) (relating to
waterbodies and underground aquifers) and clause 3 (Environmental Protection
Measures) which shall be retained, and following those retained Site Standards,

| insert the following additional new Site Standard;

"The total volume of earthworks shall not exceed 100m3 per site (within a 12
month period}, provided that this rule shall not apply to earthworks activities:

a. Where the earthworks are carried out entirely during Working
Days (as defined in the Resource Management Act 1991) and
between the hours of 8.00am and 5.00pm; and

b. Where the earthworks are carried out in accordance with an
Earthworks Management Plan_approved by the Council prior fo
commencement of the earthworks."

5. Amend Rule 7.7.2.xxiv (Assessment Matters — Earthworks) as follows:
1. Environmental Protection Measures

(a) Whether and to what extent proposed sediment/erosion control
techniques are adequate to ensure that sediment remains on-site.

(b) Whether the earthworks will adversely affect stormwater and
overland flows, and create adverse effects off-site.

(c) Whether earthworks will be completed within a short period, reducing
the duration of any adverse effects.

(d) Where earthworks are proposed on a site with a gradient >18.5
degrees {1 in 3), whether a geotechnical report has been supplied
to assess the stability of the earthworks.
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(e)

(f)

-DA4 -

Whether appropriate measures to control dust
emissions are proposed.

Whether any groundwater is likely to be affected, and any mitigation
measures are proposed to deal with any effects. NB: Any activity
affecting groundwater may require a resource consent or permit from
the Otago Regional Council.

n Wi . L
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{6)—TFhe-polential-forcumulative-effects-on-the natural-form-of

3. Effects on adjacent sites

(@)

(b)

(c)

Whether the earthworks will adversely affect the stability of
neighbouring sites.

Whether the earthworks will change surface drainage, and
whether the adjoining land will be at a higher risk of inundation, or
a raised water table.

Whether cut, fill and retaining are done in accordance with
engineering standards.

4, General amenity values

(a)

(b)

Whether the removal of soil to or from the site will affect the
surrounding roads and neighbourhood through the deposition of
sediment, particularly where access to the site is gained through
residential areas.

Whether the activity will generate noise, vibration and dust
effects, which could detract from the amenity values of the
surrounding area.

(c)

The broposed rehabilitation of the site through planting and or

(d)

other landscaping .

Whether the proposed earthworks will have a positive effect an

stability and landform of the site.
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5. lmpacts on sites of cultural heritage value

(&)

(b)

Whether—the—subjest-land-containsThe extent to_which the activity
modifies or damages Waahi Tapu or Waahi Tacka, eris-adiasenttoa
statuten-Acknowledgment-Area,-and whether tangata whenua

have been notified.

Whether earthworks will adversely affect the-subjest-land which
contains a recorded archaeological site, and whether the NZ
Historic Places Trust has been notified.
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