
Craig Stobo 
77 Shelly Beach Rd 

St Marys Bay 
Auckland 1011 

10 October 2014 

021 733751 
09 3766841 

stobo@xtra.co.nz 

The Chief Executive 
Queenstown Lakes District Council 
Private Bag 50072 
Queenstown 

Dear Sir, 
Re: Submission on a publicly notified Plan Change-Plan Change 50 

I/We could not gain an advantage in trade competition through this submission; 
I/We are directly affected by an effect of the subject matter of the submission 

The following submission relates to the Council’s proposed Plan Change 50.We are ratepayers at 28 
Isle St and therefore fall within the proposed Isle St sub zone. 

Introduction 
As per our earlier correspondence we have supported Plan Change 50 subject to more details on the 
proposed changes in the Isle St zone. However we now note that Plan Change 50 directly 
contravenes the QLD Management Strategy 2007 principle 2,strategy 2 of “no further expansion 
beyond the current zone boundaries”. It is disconcerting to see that clear agreed consensual strategy 
challenged after only seven years. 

Furthermore we find the rationale for extending the Town Centre zone to be ill-founded. The 
rezoning drivers from the McDermott Miller report seem to be 
“-growth in the Queenstown town centre is constrained”- 
-avoid a reduction in range of quality and products on offer..to visitors without vehicles” 
-increase the range and quality of products on offer to assist growth”  

This doesn’t address the economics of the best use of the town centre land. CBD land is increasingly 
expensive and rental costs for businesses servicing local residents are high. Landlords will want to 
get the highest and best value use of their land. Retail including bulk retail will inevitably continue 
shift to larger cheaper sites such as Gorge Rd and Remarkables Park (the zoning of which has been 
approved by Council!!) where there is room to expand. The Queenstown town centre will 
increasingly be servicing tourists who have different spending profiles. The Plan Change does not 
acknowledge that normal commercial services businesses and retail businesses servicing residential 
needs will inevitably shift to cheaper sites requiring transport solutions, while tourism businesses are 
unlikely to shift away due to the features of the lake and its infrastructure/gondola etc. The nature 
of the businesses in the cbd are changing and should be seen as complementary. Perversely by 
extending the Town Centre may even mean that in the short term current cbd businesses will shift to 
the cheaper Isle St sub zone leaving the core cbd vacant. 
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Lakeview site specifics 
1.We have no comments on the plan change for the convention centre, but we do want businesses 
(who will benefit) to be rated to pay for it not residents, and we do not support a location of a casino 
to the site. 

 
2. We do not support the change to allow buildings up to 26m high up against the Ben Lomond 
Reserve. It would be visually disastrous. 
 
3. We want confirmation that the Clouston Reserve at the corner of Man and Hay Sts will remain a 
reserve. 
 
 
Isle St sub zone specifics. 
1.We note that the proposed mixed use is intended to be of a “high quality”, but there is very little 
explanation of what this means, and whether existing ratepayers have to change to this “standard”. 
Please explain. 
 
2.We note that the new rules inexplicably permit a height of 12m above the ground level for 
“everyone”, but then 15.5m for anyone on the Isle and Man corner if they have 2000sq m. Why does 
the latter have a different application? Please explain. 
 
3.Why no parking in front yards?. Does that apply to new buildings or existing buildings? Does it 
apply to parking in back yards or side yards? Please explain. 
 
4.Please explain why there is no recession plane restrictions for the north/north east aspects of 
sites? 
 
5.We wish to have any bars wishing to operate after 2200hrs to apply for this in a notified basis. We 
do not support non-notification. 
 
6. The height and noise changes on the Beach St zone will affect us. Please explain how the changes 
have been managed to limit impact on us. 
 
I do wish to be heard in support of my submission. 
 
Regards 
 
Craig Stobo 
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Submission on Plan Change 50: Queenstown Town Centre Zone Extension 

Clause 6 of First Schedule, Resource Management Act 1991 

To: Queenstown Lakes District Council 

Name of submitter: John Thompson, c/o Maree Baker-Galloway/Warwick Goldsmith 

Mobile: 027 295 4704 
Email: maree.baker-galloway@andersonlloyd.co.nz 
Postal Address: PO Box 201, Queenstown 9348 

1. This is a submission on Plan Change 50: Queenstown Town Centre Zone Extension ("Plan Change").

2. I will not gain an advantage in trade competition through this submission.

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

4. With the exception of the provisions noted below, I support the Plan Change, as it allows for the expansion of the Queenstown Town
Centre, in a way that will provide for high quality mixed use retail, commercial and high density residential developments.  .

5. I seek the following decision from the local authority: That the Plan Change be approved, subject to the changes sought below

Provision Support / Oppose Reason Decision Sought 

Maximum coverage in site standards – 
Isle Street Sub-Zone 
(10.6.5.1.i.e) 

Oppose The maximum coverage in site 
standards is proposed to be 70% in Isle 
Street Sub-Zone however this is less 
than some other areas of the town 
centre, including new Lake View Sub 
Zone (80%).   

Increase maximum site coverage for 
the Isle Street Sub-Zone to 80%, and 
any consequential changes 
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Acoustic insulation for residential and 
visitor accommodation activities – Isle 
Street Sub-Zone 
(10.6.5.1.vii.e and 10.6.5.1.xvi) 

Oppose The proposed requirement is overly 
prescriptive. 
The costs and benefits have not been 
evaluated. 
The same restrictions are not imposed 
throughout the Town Centre Zone. 

Delete provisions, and any 
consequential changes 

Noise arising from premised licenced 
for sale of liquor– Isle Street Sub-Zone 
(10.6.5.1.xv) 

Oppose In the Isle Street Sub-Zone noise from 
the premises licenced for sale of liquor 
is restricted to certain levels, between 
10pm and 8am. In the adjacent zone 
levels are not set, but instead Council 
may impose conditions on noise, 
between the hours of 11pm and 7am.  
The different treatment for the Isle 
Street Sub-Zone has not been justified. 

Amend to standard Town Centre 
provisions for noise arising from 
premises licenced for sale of liquor and 
any consequential changes 

Parking requirements 
(10.6.5.1.iv.f and 14.2.4.1 Table 1) 

Oppose In chapter 10 and chapter 14 

(transport) there are specific provisions 

for parking requirements proposed.  

These will encourage use of cars and 

cannot be justified given the already 

congested town centre roading network 

that does not cope with current levels 

of traffic.  Furthermore, the same 

requirements are not imposed on the 

adjacent Lakeview Sub-Zone – several 

activities in that zone are proposed to 

have no minimum parking 

requirements.  

There is a parking building just a 

quarter of a block down Man St from 

the Isle Street Sub-Zone.   

Delete minimum parking requirements 
and restrictions in the Isle Street Sub-
Zone and any consequential changes 
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Minimum setback from other site 
boundaries of 1.5m - Isle Street Sub-
Zone 
(10.6.5.1.iv.g) 

Oppose The Isle Street Sub-Zone has minimum 
setback from side boundaries of 1.5m, 
(10.6.5.1.g) whereas Town Centre, 
Transition Sub-Zone and Lakeview 
Sub-Zone have no such restriction.  
This cannot be justified. 

Delete provisions and any 
consequential changes 

Recession planes Isle Street Sub-Zone 
(10.6.5.1.xi.i) 

Oppose The recession planes internal 

boundaries for the Isle Street Sub-Zone 

appear to be different than the Town 

Centre, and Lakeview Sub-Zone, 

without justification.  The same 

provisions should apply. 

 

Delete recession plane requirements 
for internal boundaries in the Isle Street 
Sub-Zone and any consequential 
changes 

Maximum zone standard height of 
15.5m – Isle Street Sub-Zone 
(10.6.5.2.i.a) 

Oppose Maximum controlled height is 12m, 

except in Isle St Sub-Zone where a site 

that is greater than 2000m
2, 

and
 
that 

has frontage on both Man and Isle St, 

has a maximum zone standard height 

of 15.5m The requirement to have 

frontage on both Man and Isle Street to 

meet this standard is unjustified. 

 

Delete requirement that a site have 
frontage on both Man and Isle Street, 
to meet this zone standard and any 
consequential changes 

Maximum retail space is 400m
2 

per 
tenancy in the Isle Street Sub-Zone 
(10.6.5.2.iv) 

Oppose Breach of this standard makes an 
activity non-complying.  Such a 
stringent status is not justified. 

Delete provision and any consequential 
changes 
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Assessment Matters: 
10.10.2.iii.a, b, c, e,  
10.10.2.iv 
10.10.2.vii.a 
10.10.2.viii,a,b,d,g 
10.10.2.xiii.a,d, 
10.10.2.xvi.a,c,g, 
10.10.2.xvii.a,b,c 
10.10.2.xvii.a,b,c,e 
10.10.2.xviii.a,b,e,f, 
 

Oppose There is a sub set of Assessment 

Matters that are not appropriate for an 

area that is effectively destined to 

change in character, and that will be in 

transition for some time.  The 

assessment matters of concern require 

that a building be designed so that it 

fits with its surroundings.  This is not 

appropriate given the surroundings for 

the Isle Street Sub-Zone are single 

storey old houses, in a zone that 

contemplates new 12m plus tall 

buildings for mixed commercial use.  

The Assessment Matters will hamper 

the sensible transition of this zone. 

 

Exclude the identified assessment 
matters for activities within the Isle 
Street Sub-Zone, where they refer to or 
relate to adjacent and nearby  
buildings, streetscape and general 
location. 
 
And any consequential changes 

 
6. A further ground for the submission points outlined in the above table is that the benefits and costs of the effects of the provisions 

referred to above in respect of the Isle Street Sub-Zone have not been appropriately assessed or quantified in accordance with section 
32, nor have they been assessed with regards to their suitability for giving effect to the relevant policies. 

 

7. I wish to be heard in support of my submission. 
 
8. I will consider presenting a joint case with others presenting similar submissions. 
 

 

 

…………………………………………. 
John Thompson 
By its duly authorised agents 
ANDERSON LLOYD LAWYERS 
Per:  Maree Baker-Galloway 
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Address for service of submitter: 
Anderson Lloyd 
PO Box 201 
QUEENSTOWN 9348 
Tel 03 450 0700 
Fax 03 450 0799 
Contact Person:  Maree Baker-Galloway 
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