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SUBMISSION ON PROPOSED PLAN CHANGE 50 (QUEENSTOWN TOWN  
CENTRE ZONE EXTENSION) TO THE OPERATIVE QUEENSTOWN LAKES DISTRICT 

To: Queenstown Lakes District Council 
Private Bag 50072 
Queenstown 9348   

Name of submitter: Reid Investment Trust 
C/- Planning Focus Limited 
PO Box 911361 
Auckland 1142 
(Submitter) 

1. This is a submission on:

1.1 Proposed Plan Change 50 – Queenstown Town Centre Zone Extension (PC50) to the
Operative Queenstown Lakes District Plan.

1.2 The Submitter is the owner of the properties at 65 to 67 Shotover Street and 5 to 15
Hay Street, Queenstown. These sites adjoin the proposed extension to the Town
Centre Zone, and thus the Submitter is directly affected by PC50.

1.3 The Submitter could not gain an advantage in trade completion though this
submission, and in any case is directly affected by PC50.

2. The Submitter partially supports and partially objects to PC50, and notes that
consequential amendments are required.

2.1 The Submitter supports the deletion of the paragraphs explaining the Town Centre
Transition Sub-Zone (TCTSZ) in section 10.2.2 of the District Plan, because PC50
removes the residential interface with the Sub-Zone. However, while the Town Centre
Zone has been extended, and section 10.2.2 has been deleted, subsequent changes to
the TCTSZ have not been included in PC50 as notified.

2.2 The Submitter supports the rezoning of the Isle Street Sub-Zone and the Beach Street
Block, but opposes the rezoning of the Lakeview Sub-Zone.  The rezoning of Lakeview
Sub-Zone would potentially erode the qualities and focus of the existing Town Centre.

2.3 The opening up of such a large tract of Town Centre zone land has the potential to
create a disparate town centre, with potential for the Lakeview Sub-Zone to develop
forward of the Isle Street Sub-Zone and Beach Street Block.

3 The Applicant’s submission is that consequential amendments to the TCTSZ are
required as a result of PC50.

3.1 The purpose of the TCTSZ, as set out in that part of section 10.2.2 of the District Plan,
which is to be deleted under PC50, is as follows:
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Due to the slope of the area; the fact that it is located between an established residential 
area and the views of the lake and mountains; and is elevated well above the rest of the 
town, development within the area has the potential to affect views and the amenity, 
scale, and streetscape of the Town Centre more than in any other area of the zone. 
Therefore, special bulk and location rules and rules relating top [sic] the areas role at the 
interface of the residential area have been to avoid or mitigate adverse effects. 

3.2 The rules of the District Plan relating to these values place very restrictive controls on 
development within the TCTSZ, particularly in relation to height with a maximum 4 
metre height above the level of Man Street, and with respect to the Submitter’s land 
no more than 1.5 metres above Man Street (rule 10.6.5.1(xi)(a) and (b) respectively).   

3.3 Under PC50, the sites surrounding the Submitter’s land is rezoned from Residential to 
Town Centre. Thus the permitted height on the adjoining sites will become 12 metres, 
with the possibility (as a discretionary activity and under certain circumstances) of up 
to 15.5 metres within the Isle Street Sub-Zone to the north of the site. 

3.4 Thus, PC50 renders the TCTSZ meaningless, because the TCTSZ will no longer be a 
transition between the Town Centre Zone and the Residential zone, and the values 
(residential amenity) that the Sub-Zone sought to protect will no longer be applicable.   

3.5 Because the entire purpose of the TCTSZ is to provide a transition between the 
Residential and Town Centre zones, PC50 renders the TCTSZ meaningless, and the 
deletion of the TCTSZ and associated rules are necessary if PC50 is to be adopted.  
Furthermore, no such transition zone has been introduced into the extended Town 
Centre zone through Plan Change 50. 

4 The Submitter seeks the following decision: 

4.1 That PC50 be approved in part subject to the deletion of the TCTSZ as it exists in the 
Operative District Plan and all other consequential amendments relating to the 
submitters site, including (but not necessarily limited to), the deletion the following: 

Rule Topic  Relief Sought 
Maps & Text Lakeview Sub-Zone Delete the Lakeview Sub-Zone in the Maps and 

delete all reference to the Lake View Sub-Zone in 
the text. 

10.2.2 Values Remove reference to “the Town Centre 
Transition Sub-Zone” 

10.6.5.1(i)(b) Building coverage Delete subsection (b) in its entirety 
10.6.5.1(iv)(c) Street scene Delete subsection (c) in its entirety 
10.6.5.1(vii)(c) Residential Activities Delete the word “except that” at the end of 

paragraph (c) and delete the entirety of the 
following bullet point relating to the Sub-Zone. 

10.6.5.1(xi)(a) and (b) Building height and 
façade 

Delete subsections (a) and (b) in entirety 

10.6.5.1(xii)  Premises licensed for 
the Sale of Liquor 

Delete this rule in its entirety 

10.6.5.2(i)(a) Building and Facade 
Height 

Delete the fourth, fifth and sixth bullet points in 
their entirety 

10.6.5.2(ii)(b) Noise Delete reference to the “Town Centre Transition 
Sub-Zone) 

10.10.2(v) Assessment Criteria Delete entire criterion (relating to Visitor 
Accommodation in the TCTSZ) 
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And any such other consequential relief as is necessary to give effect to the submission. 

4.2 The Submitter wishes to be heard in support of this submission and would be prepared 
to participate jointly with another submitter.  

 

 

Signature: Reid Investment Trust by their authorised agent: 

  

 

 Paul Arnesen  

Planning Focus Limited 

 

Date: 6 October 2014 

Address for service: Reid Investment Trust 
C/- Planning Focus Limited 
PO Box 911361  
Auckland  1142 
 

Telephone: (09) 379-5020 

Facsimile: (09) 379-5021 

Email: pa@planningfocus.co.nz 

 

10.10.2(vii)(b) Assessment Criteria Delete sub clause (b) relating to the Sub-Zone 
14.2.4.1(i) Minimum Parking 

Space Numbers 
Delete reference to the Sub-Zone 
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FORM 5: SUBMISSION ON A
PUBLICLY NOTIFIED PLAN CHANGE 

P: 441 0499 
E:  pcsubmission@qldc.govt.nz 

www.qldc.govt.nz 

TO    //   Queenstown Lakes District Council  

YOUR DETAILS  //  Our preferred methods of corresponding with you are by email  and phone 

Name:  ____________________________________________________________________________________

Phone Numbers:  Work ____________________Home  __________________ Mobile  _____________________ 

Email Address: _______________________________________________________________________________ 

Postal Address: _____________________________________________________      Post Code: ________ 

_____________________________________________________ 

_____________________________________________________

PLAN CHANGE to which this submission relates to: 

I COULD/ COULD NOT    gain an advantage in trade competition through this submission. 

*I AM/ AM NOT**   directly affected by an effect of the subject matter of the submission:
(a)   adversely affects the environment; and 
(b)   does not relate to trade competition or the effects of trade competition. 

* Delete entire paragraph if you could not gain an advantage in trade competition through this submission. 
** Select one. 

SPECIFIC PROVISIONS of the proposal that my submission relates to are: 

Clause 6 of First Schedule, Resource Management Act 1991 – as amended 30 August 2010 

033810829 0220795591
d.bagozzi@ext.canterbury.ac.nz
PO Box 32134
Christchurch

COULD NOT

AM

Plan Change 50 - Queenstown Town Centre Zone Extension

1 The removal of CRIBS / CABINS holding Licence to occupy the Lakeview site;

2 The construction of a Convention Centre;

3 The construction of high rise hotel and/or residential accommodation

Daniela Bagozzi
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P: 441 0499 
E:  pcsubmission@qldc.govt.nz  

www.qldc.govt.nz 

My submission is:  (include whether you support or oppose the specific provisions or wish to have them amended; and the 
reasons for your views)  

 

 

 

 

 

 

 

 

 

 

 

 

 

  
I seek the following from the local authority (give precise details) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
I DO / DO NOT wish to be heard in support of my submission. 
 
I WILL / WILL NOT consider presenting a joint case with others presenting similar submissions. 
 
 
_____________________________________________________  ___________________________ 
Signature – (to be signed for or on behalf of submitter) **    Date 

** if this form is being completed on-line you may not be able, or required, to sign this form

7th October 2014

 I oppose this plan for the following reasons:

1A Many of the cabins on this site have heritage value, represent a link with the past of
Queenstown as a family holiday resort and represent a tourist attraction.
NB: I am the holder of a Licence to Occupy for Cabin 151 Earnslaw Terrace (let as worker
accommodation). This cabin does not have of itself heritage value, but most of the surrounding
ones do. The income I derive from this cabin is negligible, and does not determine my views.

1B The cabins provide a return to QLDC through Ground Rent (e.g: mine pays $5400 p.a.)

2 Too many cities and holiday resorts have built (and some are still considering building) large
Convention Centres, which prove very expensive for the local authority funding or subsidising
them. International trends suggest there is no need for more convention centres.

3 More infill housing and/or high rise buildings in Queenstown, be they residential or hotel
developments, add to infrastructure, traffic management and other costs to be borne by QLDC
and detract from the attractiveness of the town as a tourist destination.

That the Cabins and Cribs be allowed to stay;

That no convention centre be built.

That a moratorium be placed on new high rise buildings in Queenstown.

DO

WILL NOT
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Submission Point 1: 
 
Relevant Provision(s): Entire Plan Change   
 
Submission:  
 
(1)  PPC50 is supported in part as it is broadly appropriate to provide for the 
continued strategic development of Queenstown as the centre of the District into the 
future by way of appropriate intensification on land that is:  
 well connected and, in particular, conveniently walkable to the existing centre’s 

core at the lakefront, but  
 also sufficiently set back from that core area that it can accommodate greater 

development height and intensity without significantly impacting on that 
successful and intimate character area.  

 
The above growth management challenge is the most critical resource management 
issue facing Queenstown and the ongoing social and economic wellbeing of its 
community. 
 
PPC50 is, in places, unjustifiably conservative and does not reflect a successful 
balancing of the need to maximise the potential efficiency of land that meets the 
narrow circumstances described above with the perceived adverse effects of “change” 
generally.  
 
Specifically, there are no sound resource management, environmental effects, 
effectiveness or efficiency, urban design or town planning grounds to promote 
building heights of up to 26m in height within that part of the Lakeview sub-zone that 
relates the most poorly to the existing town centre “core”, while suppressing the 
potential of that part of the sub-zone that is closest to the existing “core” to 
accommodate buildings to a similar or even greater height. In that “closest” area of 
plan change land, the benefits and convenience of agglomeration, walkability, and 
proximity will be the greatest and these should be maximised as a key means of 
enabling wellbeing. This is a well established principle of the Council in terms of its 
adopted growth and development strategies. 
 
The site at 34 Brecon Street is included in the proposed Lakeview sub-zone but the 
12m maximum height proposed is neither effective nor efficient, and is anomalous in 
light of the building heights promoted by the Council as acceptable on its own less-
well located land in this environment. 
 
Relief sought:  
 
(A)  Amend the Plan Change including relevant provisions and diagrams to 

allow building heights up to seven habitable storeys on the site at 34 
Brecon Street, and any such similar increase in maximum building 
heights between that site and the proposed sub-zone “peak” of 26m as is 
appropriate to maximise the long term capacity for growth in the sub-
zone, and incorporate complementary bulk and location requirements so 
as to maintain suitable amenity on adjacent sites.  



 

 

2 

(B)  Amend the Plan Change including relevant provisions and diagrams to 
allow a superior urban design outcome relating to the placement of 
Cemetery Road in the eastern part of the structure plan to eventuate as a 
permitted activity, should such improvements be agreeable between the 
relevant land owners and the Council at the time of development.  

(C)  Any further or other consequential amendments to the Plan necessary to 
achieve (A) and (B) above. 

 
Notwithstanding the above overall submission, and focussing solely on the site at 34 
Brecon Street, the following additional submission points are made to indicate in 
detail one example of how this overall relief could be satisfactorily given effect to. 
 
Submission Point 2: 
 
Relevant Provision(s): Figure 2: Lakeview sub-zone Structure Plan; 10.6.5.1(xiii); 
10.6.5.1(xiv) 
 
Submission: 
 
(2)  The above provisions are supported in part as, once corrected in 
consequence of this submission, they will form an important means of managing the 
structure plan’s implementation. Cemetery Road currently follows a dog-leg shape 
from the intersection of Brecon and Isle Streets upwards to the proposed Hay Street 
extension. It would be a superior and more logical outcome for the sub-zone’s orderly 
and legible development if, through a land-swap process, Cemetery Road was able to 
follow a direct and straight route from the proposed Hay Street extension along the 
northern edge of the sub-zone and adjoining the cemetery boundary. As proposed the 
Plan Change would not allow this to occur, nor any logical change to the active 
frontage requirements that would arise from rationalising the block’s frontage to Isle 
Street where in addition to the Brecon St frontage a requirement for activation would 
be desirable. 
 
Relief sought: 
 
(D)  Amend the Structure Plan to indicate the most appropriate long term 

urban structure and built form outcomes in the zone, and/or amend 
clauses 10.6.5.1(xiii) and 10.6.5.1(xiv) to allow these to happen as 
permitted activities. 

 
Submission Point 3: 
 
Relevant Provision(s): Figure 2: Lakeview sub-zone Structure Plan; Figure 3: 
Lakeview sub-zone Height Limit Plan; 10.6.3.3; 10.6.4; 10.6.5.1(i)(d); 
10.6.5.1(xi)(d); 10.6.5.1(xi)(f); 10.10.2. 
 
Submission: 
 
(3)  The above provisions are supported in part as, once corrected in 
consequence of this submission, they will form an important means of managing the 
structure plan’s implementation. The site at 34 Brecon Street is a key site in the 
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Lakeview sub-zone that bookends the intersection of the sub-zone with the axis 
connecting the gondola and the town centre “core”. It also forms part of a logical 
tiering of development upwards and away from the lakefront well within the 
silhouette and backdrop of Bobs Peak, part of the Ben Lomond Scenic Reserve, 
whereby successive building height increases can be progressively screened by the 
block in front of it, and also allow upper level views to the lake (the site would in this 
respect be screened by the proposed Isle St sub-zone). This is an ideal means of 
maximising the density of people in and within close proximity to the “core” while 
also retaining that area’s well established and successful built character.  
 
34 Brecon Street is within a convenient and direct walk of the “core” and is overall an 
ideal candidate for substantial, high quality town centre-supportive intensification. It 
is by any established measure of allocating development intensity in a compact urban 
centres model (as preferred by the Council) one of the most appropriate sites in the 
Lakeview sub-zone for that purpose.  
 
The Council’s reasoning for limiting development potential on such a logical site is 
based on speculative and in places untested principles. Those have been given an 
inappropriately overinflated significance in the Council’s analysis in light of the clear 
resource management need to give Queenstown the maximum long term opportunities 
for sustainable expansion. Subject to appropriate development controls, greater 
building height could be enabled at 34 Brecon Street while maintaining a suitable 
level of amenity on adjacent sites and wider Queenstown.    
  
Therefore the proposed plan change does not reflect the most appropriate contribution 
34 Brecon Street can make to Queenstown’s sustainable growth. An increase in 
building height would be appropriate in conjunction with complementary 
requirements relating to the relationship between the site and the neighbouring 
cemetery, the expression of bulk and building volume, and potentially the ability to 
use roof forms to also accommodate habitable space. 
 
Relief sought: 
 
(E)  Amend the height limit plan to provide for buildings at 34 Brecon St up to 

19m as a controlled activity, and amend 10.6.3.3, 10.6.4, and/or 
10.6.5.1(xi)(d) so as to provide, as a non notified restricted discretionary 
activity, buildings up to 24m height. Discretion would be restricted to the 
relevant matters for the Lakeview sub-zone set out in 10.2.2, and ensuring 
the additional building height is designed to be visually recessive and add 
visual interest to the remainder of the building. An alternative to this 
could be to set the restricted discretionary height limit at 22.5m provided 
that 10.6.5.1(xi)(f) was also amended so as to allow habitable space inside 
the 2m roof bonus, and in consequence specify that roof plant may exceed 
this provided that it is no greater than an additional 3m in height, is no 
greater than 40m2 in area, and is located at least 10m from any road 
boundary. 

(F)  Amend Clause 10.6.5.1(i)(d) so that any building height greater than 19m 
at 34 Brecon St must comply with a maximum building coverage of 70%. 

(G)  Amend the Structure Plan and Height Limit Plan to add a building 
setback of 17m from the existing southern boundary of the cemetery, 
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applying to all building height above 15m (note: in the event that 
Cemetery Road was realigned in accordance with other submission 
points, all buildings would need to be clear of that road from the ground 
and no further setback would be required unless the road was narrower 
than 17m). 

(H)  Amend Clause 10.6.5.1(xiv)(a)(d) to specify a minimum 3.5m ground floor 
floor-to-ceiling height limit so as to remove the uncertainty that exists 
around interfloor and service height in a floor-to-floor requirement, and 
ensure the most efficient possible use of space.  

 
I wish to speak to the above submission, and would not be willing to combine my 
presentation with other submitters. 
 
 
 
 

 
R E Bartlett QC 
Counsel for Brecon Partnership Ltd 
 
9 October 2014 
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