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1.

INTRODUCTION

This assessment is provided in accordance with the requirements of section 32
of the Resource Management Act 1991 (“the Act”) and the First Schedule to
the Act. This assessment of effects is provided to inform the section 32
analysis for the plan change made by the Queenstown Lakes District Council
(“the Applicant”) to re-zone the following sites:

a) The former Queenstown Lakeview Holiday Park site at Thompson Street,
Queenstown, being approximately 11 hectares in area, and a 6200m?
(approximately) site located immediately adjacent to the Queenstown
Lakeview Holiday Park, adjacent to Glasgow and Thompson Streets,
Queenstown, herein referred to as the ‘Lakeview’ site;

b) 34 Brecon Street, being approximately 3,900m? in area, to be part of the
Lakeview sub-zone and herein referred to as the ‘Lakeview’ site;

c) Two blocks bound by Camp Street, Isle Street, Man Street and Hay
Street, being approximately 18,400m? in area, referred to herein as the
‘Isle Street blocks’;

d) The block of land bound by Lake, Beach, Hay and Man Streets, referred
to herein as the ‘Beach Street site’, being approximately 9,200m? in area.

Refer to Figure 1 below which shows the extent of the sites subject to the
proposed plan change. The total area of the plan change is approximately 14.7
hectares.

A full description of the plan change is provided in the section 32 evaluation, of
which this Assessment of Environmental Effects (AEE) forms a part. This AEE
is structured as follows:

1. Introduction
2. Site Description and Baseline Effects

3. Assessment of Environmental Effects

3.1 Visual Effects

3.2 Noise Effects

3.3 Transportation Effects

34 Infrastructural Effects

3.5 Cultural and Heritage Effects

3.6 Economic Effects

3.7 Social Effects

3.8 Effects on Quality of the Environment
3.9 Geotechnical Considerations

3.10 Effects on Human Health

4 Conclusion



SITE DESCRIPTION AND BASELINE EFFECTS
SITE AND LOCALITY

The plan change subject site is situated at the base of the Ben Lomond Scenic
Reserve, and establishes the north-western urban boundary of Queenstown
township. The plan change subject site is currently zoned High Density
Residential (Sub-zone A) in the Queenstown Lakes District Plan (“District
Plan”).

The Queenstown Lakeview Holiday Park remains on the north-eastern part of
the Lakeview site, and the Queenstown Cemetery is immediately adjacent to
the plan change subject site to the north. A mini golf activity is located at 34
Brecon Street, immediately adjacent to Cemetery Road. Along the southern
side of Thompson/Brunswick Streets activities comprise large scale hotels
(visitor accommodation). Finally, the Ben Lomond Recreational Reserve
mountain bike trails pass through the Lakeview site at the rear (north). No
change to these trails is proposed.

The Isle Street blocks are bounded by Camp Street, Isle Street, Man Street and
Hay Street. This site predominately accommodates dwellings, along with some
small scale commercial office activities and small scale visitor accommodation
activities.

The Beach Street site accommodates the Crowne Plaza Hotel facing Beach
Street, and residential dwellings adjacent to Man Street, Lake Street and Hay
Street.

The plan below depicts the extent of the Lakeview, the Isle Street sites and the
Beach Street site.
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Figure 1: Plan depicting the extent of the proposed Lakeview site plan change. Source
Queenstown Lakes District Plan

EXISTING ZONING - PERMITTED BASELINE
ASSESSMENT

Identifying the environmental, economic, social and cultural effects of a plan
change require firstly identifying the baseline and its effects, and secondly
identifying and describing the effects of the provisions. The plan change
subject site is zoned High Density Residential, sub-zone Al. Permitted activities
at the plan change subject site comprise:

. Residential activities;

° Multi-unit residential activities with up to three units per site;

o Any building with a footprint of up to 500m?;

o Minimum site size of 450m?;

. Non-residential activities where no more than 40mz2 of the gross floor area
of all the buildings on a site shall be used for activities, other than

residential activities (site standards for non-residential activities, does not
apply to visitor accommodation which is a controlled activity);

1 Itis noted that 34 Brecon Street is within the High Density Residential Zone and also contained within a
Commercial Overlay and has rules that differ from those outlined below.



Non-residential activities where no goods shall be displayed, sold or
offered for sale from a site other than: handicrafts; goods grown, reared or
produced on the site; or retail sales which are ancillary to visitor
accommodation located on the site.

Non-residential activities where hours of operation (aside from those
occupying only 40m? and visitor accommodation are 0730 hours to 2000
hours (subject to some exceptions); and

Noise, specifically:

@)

(b)

Sound from non-residential activities measured in accordance with
NZS 6801:2008 and assessed in accordance with NZS 6802:2008
shall not exceed the following noise limits at any point within any
other site in this zone:

(i)  daytime (0800 to 2000 hrs) 50 dB LAeq(15 min)
(i)  night-time (2000 to 0800 hrs) 40 dB LAeq(15 min)
(i)  night-time (2000 to 0800 hrs) 70 dB LAFmax

Sound from non-residential activities which is received in another
zone shall comply with the noise limits set in the zone standards for

that zone.

In terms of bulk and scale of buildings permitted at the plan change sites the
following is provided for under the current zoning:

Height Limit

Flat sites: 8m (subject to conditions).
Sloping sites: 7m (subject to conditions).

Site Coverage

65%.

Recession Plane

25° and commencing at 2.5m above ground level on the
boundary (for flat sites).

25° and commencing at 2.5m above ground level at any
given point along each internal boundary (for sloping
sites).

Setbacks

Roads — 4.5m.

Rear and side yards — one yard at 4.5m and two yards
at 2m.

Outdoor living space for
residential activities

20m?2 contained in one area with a minimum dimension
of 3m at the ground floor level and 8m? contained in one
area with a minimum dimension of 2m at any above
ground floor level.

In describing the baseline

effects of the current zoning at the plan change

subject site, it is necessary to consider the site fully developed for high density
residential purposes. The Lakeview site is currently under-developed (having
being used for the Queenstown Lakeview Holiday Park in the past). Given the
relatively high level of development in the immediate surrounding area, the
development of the Lakeview site with residential units, up to 8m in height is

entirely feasible.




It is noted however that the land tenure at the Lakeview site is relatively
complex. The site comprises a mix of reserve land and free-hold land parcels.
Further, the land parcels are large, a factor that would preclude traditional single
lot residential development currently. Development of the site to its full potential
under the current zoning would require subdivision in the first instance or larger
scale multi-unit developments, authorised by resource consent.

Based on the land parcel of freehold land, and retaining the current camping
ground) (56,997m?), and assuming subdivision to the minimum lot size of 450m?
in the High Density Residential Zone, it is likely that the site could be developed
with 186 dwellings (being two units per lot) based on the following (as a
controlled activity):

Freehold block 42,867m? (less 25%= 32,151m?3) 142 units
71 lots
Freehold ‘Lynch’ block 11,828m?2 | (less 25% =8,871m?3) 38 units
19 lots
TOTAL 92 lots 186 residential units

For the privately owned block of land proposed to be included in the Lakeview
sub-zone (located at the corner of Glasgow and Thompson Streets), this land
currently accommodates three dwellings, and has for some time. However, this
site is divided into 12 residential lots, so could accommodate at least 12
residential units under the current zoning.

Existing land uses within the Isle Street site are already established and varied.
There are predominantly residential activities on Man Street, opposite the
James Clouston Recreation Reserve, and on the opposite side of Glasgow
Street. Further up Man Street (within the blocks contained by Man-Hay-Isle and
Camp Streets) there are predominantly low or medium density type residential
activities, interspersed with smaller visitor accommodation activities.

The effects associated with the baseline activities provided for under the current
zoning are taken into consideration (where required) in the AEE below (Section
3).

There will be no changes to the holiday park activity provided for via this
designation as part of the subject plan change.

A designation (designation number 240) provides for the James Clouston
Recreation Reserve. The reserve is ‘L’ shaped and is located immediately
adjacent to Man Street and Hay Street. A playground is established at this
reserve and no changes to this reserve are proposed as part of this plan
change.
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Protected Heritage Trees at the Site

Two groups of protected heritage trees located on the plan change subject site
are scheduled in the District Plan. The proposed plan change will not affect the
protected status of these trees in the District Plan.

There is one protected Wellingtonia tree immediately adjacent to the Isle Street
site, situated at the corner of Isle Street and Brecon Street. The tree will
similarly remain protected as part of the plan change.

Heritage Building on Isle Street Site

A protected heritage feature is identified on the District Plan Map 36 within the
proposed Isle Street sub-zone:

Inventory of Protected Features — Buildings - Dwellings
ltem 68: Glenarm Cottage, 50 Camp Street, Queenstown Section 1
Block X1l Town of Queenstown

This building is classified as ‘Category 2’ by the Queenstown Lakes District
Council (“QLDC”). No changes to this annotation are proposed as part of this
plan change — the feature will retain the same level of protection as it currently
does under the District Plan.

ASSESSMENT OF ENVIRONMENTAL EFFECTS

This section of the report provides an AEE arising from the proposed plan
change. The AEE takes into consideration the current zoning and assesses the
planning framework to be established via the plan change.

VISUAL EFFECTS

The High Density Residential Zone provides for 7-8m high buildings, with
footprints up to 500m2. Building articulation and appearance is managed by
limiting the continuous building length of structures and managing roof colours.
Finally, total site coverage of 65% is provided for under the current zoning.

Building Height - Lakeview and Isle Street

The proposed plan change seeks to provide an increased building envelope for
the Lakeview site, and provide for increased site coverage. The proposed new
height limits have been developed by Fearon Hay Architects Ltd and Populous,
(refer Appendix B attached), along with the input from Mr Clinton Bird, (refer
Urban Design Peer Review Appendix F attached) as part of the Urban Design
Framework. The height limits proposed take into consideration the wider
environment and how buildings at the site will fit in this context.

The range of building height limits proposed for the Lakeview site is depicted on
the Lakeview sub-zone Height Limit Plan (contained in the Urban Design
Framework, refer Appendix B attached).



The heights range from 4.5m to 12m (12m providing for three storeys) towards
the front of the site and provides for maximum height limits, ranging through
15.5m (providing for four storeys) to 26m (providing for seven storeys) at the
rear of the site. The higher buildings will be set against the backdrop of the Ben
Lomond Recreational Reserve mountain face. This mountain range provides
containment and scale to the taller buildings which will assist in absorbing their
height when viewed from Queenstown Bay or the township. Also, due to the flat
terrace of the Lakeview site, other buildings established in front of the taller
buildings will partially obscure the taller buildings behind. Further, the tall
(protected) trees at the site also provide scale which will assist the taller
buildings to integrate well in this setting.

In addition to the maximum height limits, the proposed plan change seeks to
include a ‘roof bonus’ rule. This rule will provide an additional 2m in building
height for roof structures only. This purpose of this rule is to improve the quality
of built form within the Lakeview site by providing additional height that can only
be used for an interesting roof structure.

It is noted that the Ben Lomond Scenic Reserve to the rear (north-west) of the
site is classified as an Outstanding Natural Landscape - Wakatipu Basin in the
Queenstown Lakes District Plan. By providing for higher buildings than is
currently provided for at the base of this scenic reserve some views of this
landscape will be obscured.

This outstanding natural landscape is viewed in the context of urban
development with Queenstown well established in the foreground, and various
structures and activities accommodated on this reserve, including the Skyline
Gondola and restaurant facilities, mountain bike trails and zip-line tourism
activities. When viewed in the context of the township to the fore and the vast
backdrop of the Ben Lomond scenic reserve and mountain range beyond, the
proposed increase building height at the base of the reserve is considered to be
appropriate. It is considered that providing for the intensification of use in this
location is appropriate as it consolidates and defines the urban boundary of
Queenstown.

For the Lynch block and the block immediately south, a smaller building height
increase of 4m is proposed, reflecting the increased elevation of the Lynch
block relative to the remainder of the Lakeview sub-zone, and the transition
through to the High Density Residential zone. This block forms the boundary of
the Town Centre zoning - on the adjacent side of Glasgow Street the land is
zoned High Density Residential. Therefore, the reduced heights for the Lynch
block and the adjacent block provide a transitioning of building height at this
boundary to the residential zones to the west.

The potential adverse effects of shading resulting from the proposed increased
building heights have been considered. Indicative shading diagrams are
included in the Lakeview: Urban Design Framework. The shading diagrams
depict the effects of shading during the summer and winter solstice at the
following intervals:



o 6.00 am
o 8.00 am
. 12.00 midday
° 4.00 pm
° 6.00 pm

A considerable part of the methodology to develop building heights was to
ensure that the buildings do not cause significant shading effects both within the
Lakeview site, and also over properties outside of the site. In particular, the
Lakeview site provides for public spaces. Care was exercised to ensure that the
building built to the maximum heights would not unduly shade these public
spaces, such as the Square. As demonstrated by the shading studies the
shading effects some shading effects will occur beyond the Lakeview sub-zone
boundary. During summer solstice, very limited shading will occur beyond the
site after 4pm. The effects of this shading are very minor, and would not impact
the properties on the adjacent site of the road to the Lakeview sub-zone.

During winter solstice, sunlight at the Lakeview site is limited. At midday
shading from buildings at the Lakeview site will fall over Glasgow Street and
Thompson Street and to a lesser extent over Isle Street, given the location of
the James Clousten Memorial Reserve. Some degree of shading over Glasgow
Street will occur around midday, and it is noted that the recession plane and
yard setback applicable along this boundary will assist in managing shading
effects along this boundary. The shading effects over this boundary will be
minor, only reaching the far edge of Glasgow Street, and not onto the
residential properties along the opposite side of the Street to the Lakeview site.

Further, where shading falls across Thompson Street, again, the shading is not
expected to affect properties on the southern side of this road. This is due to
the formation of Thompson Street, which runs parallel to Brunswick Street,
however Brunswick Street is at a lower gradient which has the effects of
reducing the reach of the shading.

Building Height and Form - Isle Street sub-zone

For the Isle Street sub-zone, the Queenstown height study undertaken in 2009
(refer Appendix A attached) supports some increased height in the Isle Street
sub-zone area. This study concluded that this area has capacity to absorb
limited increases in building height:

* The area is closely connected to the town centre and there is potential to
step built height up gradually, following the land contour;

* There is one protected Wellingtonia tree in the vicinity (at the corner of Isle
and Brecon Streets) and several other mature trees (gums and Douglas fir)
that have the potential to provide scale and to integrate taller buildings;



* There is potential for Brecon Street to be rezoned to acknowledge and
enable further commercial and recreation activities, reinforcing the link to
the gondola;

The plan change for the Isle Street sub-zone provides for buildings up 12m in
height. In addition to the maximum height limits, the proposed plan change
seeks to include a ‘roof bonus’ rule. This rule will provide an additional 2m in
building height for roof structures only. This purpose of this roof bonus rule is to
improve the quality of built form within the Isle Street site by providing additional
height that can only be used for a visually interesting roof structure.

Further, where a site spans the block north-south (i.e. has boundaries facing
both Isle Street and Man Street), and where the site is greater than 2000m? in
area, additional height up to 15.5m is provided for as a discretionary activity.
Any building in the Isle Street sub-zone that does not meet the criteria for the
15.5m height limit, and that is higher than 15.5m will comprise a non-complying
activity.

The increase in height limits for the Isle Street sub-zone could give rise to a
reduction in views for some sites surrounding the sub-zone, particularly those to
the rear which may lose some views to the south and south-east. To the rear,
the site adjoins the Lakeview sub-zone, where this sub-zone is occupied by the
holiday park. Maximum height limits on this site (underlying the Queenstown
Lakeview Holiday Park designation) have also increased to 12m. This,
combined with a small increase in elevation of the Lakeview site from the rear of
the Isle Street site adjoining the Lakeview site will ensure that some views from
the Lakeview site, where it is adjacent to the Isle Street sub-zone, can be
achieved.

Further east along the Isle Street sub-zone the site adjoins the Brecon Street
Commercial Overlay and High Density Residential zoned land on Isle Street to
the rear. This block is occupied by a medical centre and the Queenstown
Volunteer Fire Brigade Fire Station. Maximum height limits for this zone are 7-
8m2. Reductions in views from these properties are considered acceptable.

The increase in height limits for the Isle Street sub-zone will change the amenity
values of the Isle Street properties within the sub-zone. This change could
result in increased density of built form and some increased shading. It is
considered that these effects are acceptable, given all properties within the
subzone will enjoy the same increase in height — that is, all properties have the
opportunity to increase the height of buildings or re-develop sites to take
advantage of the increased maximum height limit. No shading effects are
anticipated on any residential zoned land as most boundaries to the block are
zoned (or being zoned via this plan change) to Town Centre.

It is acknowledged that some properties have been more recently developed in
accordance with, and relying on, the current height limits for the zone. This is

2 Rule Zone Standard 7.5.5.3(v) establishes the maximum height limit for the High Density Residential
Zone based on the gradient of the site.
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not considered to be a sufficient reason for limiting height limits across the sub-
zone. Again, these properties have the opportunity to take advantage of the
increased height limits.

The proposed height limits for the Isle Street sub-zone have been assessed as
appropriate for this location. The proposed maximum height limits are
consistent with the overall intent of the plan change which is to expand the
Queenstown Town Centre Zone and intensify land-use in this area of the
township. This will result in some change to amenity values associated with
increased built scale, and this change is considered to be appropriate.

Building Heights for the Beach Street Site

No changes are proposed to the current height limits applicable to the Beach
Street site, and therefore, no change in effects will result.

Controls to Manage the Appearance of Buildings

Coupled with the increase in building size provided for by the plan change,
increased controls to manage building appearance and site layout are
proposed. The existing Town Centre rules require controlled activity resource
consents for all buildings, and additional provisions are proposed for the
Lakeview and Isle Street sub-zones. These controls will facilitate a high quality,
unified urban form of development at the plan change sites.

Although an increase in height is provided for, the Lake View sub-zone
Structure Plan (“Structure Plan”) will ensure that the scale of the overall built
development of the plan change subject site will not dominate the surrounding
landscape, and will contribute to the sense of place and belonging within the
District. This is consistent with the Urban Design Framework that has been
established for the development of the site (refer Appendix B attached).

Given the Lakeview site is largely undeveloped, the Structure Plan will also
ensure that the site is developed appropriately, and that roads and public
spaces are well located to contribute to the visual cohesion of the site. The
proposed plan change framework of provisions emphasises the need to protect
the character, urban and landscape quality of the surrounding area while
providing a high quality public space with new residential, commercial and
tourism opportunities catering for anticipated regional growth.

Further, a hot pools activity is currently being considered for the parcel of
reserve land located at the corner of the site fronting Thompson Street.
Consideration has been given to the appearance and scape of any buildings
situated on this reserve. A 4.5m building height limit is proposed, and buildings
here will be controlled activities up to this height. Additional control of built form
for buildings at this site can be exercised by the Council under the Reserves
Act, through the licensing process to ensure buildings on this site maintain the
visual relationship between the taller buildings on the site, the Square and views
out to the mountains beyond.
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Beach Street Site
No changes to the maximum building height limits are proposed for the Beach
Street site.

It is concluded that the visual effects likely to result from the proposed plan
change provisions will be positive. The plan change will enable the sites to be
developed in a comprehensive manner, driven largely to ensure that
development visually complements the immediate areas and the wider vistas.

NOISE EFFECTS

Lakeview and Isle Street Sites

Potential noise issues associated with the plan change have been assessed
and the proposed noise rules subject to this plan change have been developed
by Chiles Ltd (refer Appendix C attached). The plan change seeks to change
the noise requirements applicable to the plan change sites from those
contained in the operative District Plan. The proposed noise rules will increase
the permitted noise levels at the site in order to enable those activities permitted
in this zone to operate, and to this end the current Queenstown Town Centre
noise limits are proposed for the Lakeview and Isle Street sites.

The existing District Plan noise rules for the Queenstown Town Centre zone are
considered to be appropriate to enable most activities envisaged in the plan
change area, subject to reasonable design and standard noise control
measures. However, the existing Town Centre noise rules do not allow for bars
and restaurants to operate after 2200h with outdoor areas, which as a minimum
are required for smokers, but are also desired for vibrancy. Therefore, Chiles
Ltd (refer Appendix C attached) has recommended that provision be made for
bars operating after 2200h to be assessed on a case-by-case basis via the
resource consent process in order to provide for this activity whilst enabling the
management of noise effects.

Residential and visitor accommodation in the plan change area will be subject
to sound insulation (and ventilation) requirements to provide protection from
sleep disturbance and for amenity. Therefore, management the potential for
reverse sensitivity effects is appropriately addressed.

The plan change area will border the high density residential zone on several
sides. The proposed noise rules require the more stringent limits of the High
Density Residential zone to be achieved at the zone boundary. With these
limits, noise effects in the High Density Residential zone arising from the plan
change area are no different to the existing situation and are considered
acceptable.

There is the possibility of some noise disturbance from night-time pedestrian
traffic generated from the plan change area, emanating from the gateway area
at the corner of Man and Thompson Streets. The extent of any disturbance in
neighbouring buildings will depend on the building layouts and constructions. If
the effect does eventuate, it could be mitigated by affected property owners in
the high density residential zone treating their own buildings, such as through
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the installation of enhanced glazing and ventilation systems (so that windows
can be kept closed).

Notably, the designation over the James Clouston Memorial Recreation
Reserve will remain (designation number 240). Therefore, the James Clouston
Memorial Recreation Reserve will provide some buffer between that part of the
Lakeview site and the adjoining land on the opposite side of Man Street, which
includes the Beach Street site.

It is noted that the noise conditions that apply to the Queenstown Lakeview
Holiday Park (via designation condition) requires lower noise levels than the
rule that applies across the remainder of the site.

Beach Street Site

No change to the current noise provisions are proposed for the Beach Street
site as part of this plan change.

The proposed noise rules provide for a considered and fit for purpose rule
regime designed to manage noise specific to the range of uses provided for in
the plan change area.

TRANSPORTATION EFFECTS

The Integrated Transportation Assessment for the plan change prepared by
Traffic Design Group has assessed the transportation requirements relevant to
the plan change at Lakeview (refer Appendix | attached to the s32 report). This
assessment has identified where areas of mitigation may be needed, whether it
can be practicably provided, and the steps necessary to ensure the effects of
the future development of the plan change subject site can be suitably avoided,
remedied or mitigated.

Lakeview

For the Lakeview site, the traffic and transportation issues have been identified
as follows:

. The ability of the site to accommodate appropriate access facilities onto
the local road network with appropriate levels of safety and amenity;

o The ability of the local roads adjacent to the site to accommodate
expected traffic volumes with appropriate levels of safety and amenity;

. The ability to accommodate pedestrians and cyclists both internally and
externally to the site with appropriate levels of safety and amenity;

. The ability of the site to accommodate internal parking demands;

. The trip generating potential of development under the new provisions;
and

o The ability to effectively integrate traffic into both the internal and external
road networks.
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The assessment has determined that the proposed plan change offers good
connectivity with the wider transportation and traffic network and appropriate
facilities to promote public transport access and a high level of walking and
cycling.

The impact of development under the plan change on the surrounding road
network has been modelled. Using an indicative development scenario, the
changes to the operational performance of key local routes are expected to be
acceptable. The modelling shows that during the weekday morning peak period
little change is expected in the overall level of service on the road network
within Queenstown. The roads that will experience increases in traffic volumes
are those that are currently operating with some degree of spare capacity, and
which can accommodate additional traffic arising from the development of the
site. During the afternoon/evening peak period there is expected to be a
reduction in the level of service currently provided by the road network. This is
however not considered to be a significant adverse effect as Traffic Design
Group has determined an acceptable level of service will remain. Traffic Design
Group has concluded that the plan change can be implemented without
significant adverse effects on the Queenstown road network.

The majority of the necessary infrastructure to accommodate the expected level
of vehicle trip generation is already in place. However, in order to provide for the
development activity that may be facilitated by the plan change additions to both
the roading network pattern (primarily the Isle Street extension into the site) and
the pedestrian/walking network are recommended. The assessment concludes
that there are otherwise no identifiable transport related issues that would
prevent the proposed plan change being adopted.

The Structure Plan will also ensure that the site is developed appropriately, and
that roads, including the extension of Isle Street into the Lakeview site, and
accesses are located so as to minimise adverse effects on adjoining uses and
the wider transportation network.

Traffic Design Group have prepared an addendum to the Integrated
Transportation Assessment to assess the effects of the plan change for the Isle
Street blocks (refer Appendix | attached to the s32 report). They have
determined that the change from High Density Residential to Town Centre
zoning will increase traffic generation from these blocks during the AM peak by
around 31%, or 37 vehicle movements per hour above current flows. During
the PM peak it is anticipated that traffic generation will increase by around 52%,
or approximately 62 vehicle movements per hour.

Similarly, a second addendum has been prepared by Traffic Design Group to
assess the transportation related effects of including 34 Brecon Street site in the
plan change (refer Appendix | attached to the s32 report). With the site being
developed under a mixed use scenario (being the worst case scenario
assessed) they have determined that the change from the potential
development of High Density Residential to Town Centre zoning will have a
negligible increase in traffic generation during the AM peak, of around 50%, or
13 vehicle movements per hour. During the PM peak it is anticipated that traffic
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generation could increase by around 77%, which is still a modest level of
approximately 20 additional vehicle movements per hour. While some lower
Levels of Service are expected on relatively short sections of the major routes
through the town, these broadly reflect an existing pattern of use and the effects
of the Lakeview Plan Change have been assessed as being acceptable. Traffic
Design Group conclude that the additional traffic which can be expected due to
the inclusion of 34 Brecon Street within the Lakeview sub-zone is expected to
be negligible compared with an equivalent permitted development under the
High Density Residential zone rules, and therefore is not expected to
significantly change the nature or scale of these outcomes.

Car Parking Effects

The Town Centre zone car parking philosophy is not to fully satisfy the
unrestricted parking demand, rather to promote the shared use of existing
transportation / parking facilities alongside complementary strategies to promote
other travel modes and to reduce overall demand for travel.

Traffic Design Group has considered the effects of the proposed plan change
on parking requirements. With respect to specific activities Traffic Design Group
has made the following parking requirement recommendations:

. Convention Centre — 1 car park per 10 persons or 10m? of public floor
area and dedicated coach parking requirements;

. Residential Activity within the Lakeview sub-zone — 1 resident parking
space per residential unit;

. Visitor Accommodation within the Lakeview sub-zone - unit type
construction - a maximum of 1 per unit up to 15 units, and a maximum of
1 per 2 units thereafter, for guests. In addition, a maximum of 1 per 10
units for staff, and a minimum of 1 coach park is provided per 30 units;

. Visitor Accommodation within the Lakeview sub-zone — guest room type
construction - a maximum of 1 per unit up to 3 guest rooms units up to 60,
and a maximum of 1 per 5 units thereafter, for guests. In addition a
minimum of 1 coach park is provided per 50 units;

. For commercial recreational developments within the Lakeview sub-zone,
a minimum park on-site parking supply rate of 1 space per 5 people;

. Retail and Commercial Activity — consistent with current Queenstown
Town Centre District Plan requirements for such activities, no minimum
car parking requirements.

. A wide-ranging parking strategy consistent with the 2005 Future Link
parking strategy is prepared to look at parking supply for the Queenstown
Town Centre zone, including the Lakeview sub-zone and the Isle Street
sub-zone.

There is no minimum car parking requirements applicable to the Isle Street
subzone or the Beach Street site, which is in line with the current provisions for
the Queenstown Town Centre zone. For the Lakeview sub-zone (including 34
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Brecon Street), a balanced approach to on-site car parking provision whereby
convention centre, hot pools activity (being defined as a commercial
recreational activity) and residential activities require on-site car parking. For
other activities, there is no minimum car parking requirements. These
recommendations have been incorporated into the proposal via appropriate
rules and standards.

INFRASTRUCTURAL EFFECTS

Lakeview

An assessment of the infrastructure services in place to service the Lakeview
site has been undertaken by Holmes Consulting Group to inform this plan
change (refer Appendix D attached). In terms of water supply, the water
infrastructure in the area of the plan change is considered adequate to support
future development under the plan change, with no major infrastructure
upgrades required. The domestic water demand generated on the site is not
likely to be the governing factor when considering the impact on the water
supply infrastructure.

Firefighting water supply demand is far greater than domestic water demand
and the infrastructure assessment has stated that to service individual
development at the site a new water ring main will be required, including two
new fire hydrants. A bypass device to provide security of supply is
recommended if the ring main cannot be connected to an alternative supply
pathway at the Isle Street end of the site.

QLDC’s wastewater infrastructure provides a number of potential connection
points below the site, and these have been assessed to determine the potential
capacity available for use by the development of the Lakeview site in
accordance with the proposed zoning. Of these, two mains were found to be at
the right depth and in an appropriate location for use by any future
development. The flows from the development will logically split to use
approximately half of the spare capacity in each of those lines.

Whilst this high level analysis suggests no required upgrades to the QLDC
infrastructure outside of the site, gravity sewer lines will be required within the
site to transport the wastewater to the local infrastructure.

In terms of stormwater, the infrastructure assessment has noted that site
development will significantly increase the stormwater run-off over the baseline
situation.

A high level analysis of the existing stormwater network identified no spare
capacity within the local infrastructure. It is therefore determined that in order to
accommodate new development at the site, the stormwater pipe within
Thompson Street/Brunswick Street will be required to be upgraded to convey
stormwater to Lake Wakatipu (at the same location as the existing outfall). A
proprietary stormwater treatment device is also recommended to treat the
stormwater prior to it entering the Lake.
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Gravity stormwater infrastructure within the site will also be required to
accommodate the future development of the site, to deliver the stormwater run-
off from the site to the new external trunk main.

The portion of the site draining via the stormwater mains that passes from
Glasgow Street through to Kilmarnock Street will utilise all of the remaining
capacity in this line. Therefore attenuation of stormwater within this area to
reduce the peak run-off rates is recommended.

In terms of power and telecommunications, internal lines will be required to
service new developments at the site.

Therefore, while infrastructure upgrades will be required to service new
development at the Lakeview site, for the most part these upgrades will form
part of the normal process for new developments. However in addition to the
infrastructure required as part of any development, upgrades to the stormwater
pipe network outside for the site will be required in order to accommodate the
scale of development provided for as part of the plan change.

As the final requirements for the stormwater upgrade will not be known until the
development of the site is certain, upgrades required to the stormwater system
will be determined at a later date, and will be staged via subdivision resource
consent for the Lakeview site.

Isle Street

To determine the feasibility of the plan change including the Isle Street site, an
investigation has been undertaken to assess the infrastructure effects of
development provided for by the plan change within this area.

QLDC’s wastewater infrastructure provides a number of potential connection
points adjacent to the blocks in question, and these have been assessed to
determine the potential capacity available for use by future development in the
zones in question.

The sewer lines closest to each of the proposed blocks have been found to
have capacity for the types of development provided for in the proposed Town
Centre zone. Whilst this high level analysis suggests no required upgrades to
the QLDC infrastructure outside of the site, the earthenware and asbestos
cement pipes draining the two Man Street blocks may require replacement due
to the age of the pipes and the location within the blocks.

The water infrastructure in the area of the plan change is considered adequate
to support the future development, with no major infrastructure upgrades
required. Holmes Consulting Group state that the domestic water demand
generated on the site is not likely to be the governing factor when considering
the impact on the water supply infrastructure. Rather, firefighting water supply
demand is far greater, and this therefore has formed the basis of this analysis.

As with the proposed Lakeview plan change, development of the Isle Street site
is likely to increase the stormwater run-off from the land. The two Isle Street
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blocks are drained by a 225 mm diameter main, passing to a 450 mm diameter
main through to the culverted section of Horne Creek. Both of these lines have
insufficient capacity for additional run-off, and an upgrade of both of these pipes
would be required, or attenuation. Due to the location of the 450 mm main
(under commercial buildings), a new pipe within the road reserves may be more
feasible. Assessment of servicing will be addressed through the resource
consent process upon development.

Alternatively, various stormwater attenuation devices such as tanks or green
roofs may be able to be used to reduce the peak stormwater run-off by a
minimum of 20% to maintain flow rates less than the capacity of the existing

pipes.

In terms of gas supply, power and telecommunications, the two Isle Street
blocks are located directly adjacent to the Queenstown Central Business District
(“CBD”) and as such are in close proximity to hotels and other facilities currently
utilising LPG gas for hot water, cooking and heating. This LPG gas, power and
telecommunications infrastructure external to the site is adequate to support
future development provided for by way of the proposed plan change, although
individual upgrades may be required at the time new developments establish at
the sites, depending on the nature and scale of development.

While a report has not been prepared for the Beach Street block, early
assessments indicate that existing infrastructure can support the rezoning of
this site to the Town Centre zone. Water supply infrastructure is sufficient to
provide for the worst case scenario development (being high density residential
units) at this site. Waste water and stormwater infrastructure also has sufficient
capacity to accommodate any change of use resulting from the re-zoning of this
site. No issues are anticipated in terms of the provision of telecommunications
and reticulated gas supply in this urban environment.

CULTURAL AND HERITAGE EFFECTS

Development, if not managed appropriately could adversely impact upon
cultural and heritage values currently existing within the plan change area.

Lakeview Site

New Zealand Heritage Properties Ltd has prepared an assessment of the
proposed rezoning of the Lakeview site which is largely undeveloped, on the
likely heritage impacts arising (refer Appendix G attached to the s32 report).

The assessment concludes that historically the majority of the Lakeview site has
been used for recreational purposes. There is low risk therefore that significant
archaeological material will be discovered during the redevelopment of the
majority of the site. The report does however note that there are protected trees
which contribute to the heritage value of the site.

The heritage assessment identifies that a number of cabins (holiday houses)
along Thompson Street have a medium to high heritage value. They are
recognised as a visual memento of the first period of development of the site
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and symbolic of the major transformation of Queenstown from a small mining
town into a tourist destination in the early twentieth century. The report
recommends that these cabins should be retained, or at least documented
before any removal from the site. The documentation of the cabins in now
underway.

The assessment identifies that there is some evidence of pre-1900 structures
on a portion of the site (Lynch Block). The report recommends obtaining an
appropriate archaeological authority prior to any works proceeding in this area.

Effects on cultural values could potentially arise from the change in use of the
land, and also from the discharge of stormwater and wastewater from any future
development. Stormwater discharges will be appropriately managed. Given the
permitted baseline, being the current residential zoning and various land uses
already established at the sites, the effects on iwi values arising from the
change in use of the land are anticipated to be minor. Initial pre-notification
consultation with Kai Tahu ki Otago and Te Ao Marama has not raised any
issues in relation to the prosed plan change. Kai Tahu ki Otago has requested
that an accidental discovery protocol be enforceable within the plan change
area. The existing earthworks provisions in the District Plan contain rules
standards and assessment matters which address effects on cultural heritage
values. Further, Plan Change 49 to the District Plan has been notified. The
provisions notified in this plan change include proposed policy 22.2.6.6 ‘To
include accidental discovery protocol as a condition of earthworks resource
consents’. In addition, plan change 49 includes assessment matters to address
impacts on sites of cultural heritage value3.

Effects on water quality and corresponding effects on iwi values arising from
wastewater or stormwater discharges will be managed via appropriate upgrades
to existing infrastructure (refer to Holmes Consulting Group report, Appendix D
attached).

Isle Street and 34 Brecon Street Sites

New Zealand Heritage Properties Ltd (Appendix G attached to the s32 report)
has also undertaken an addendum report to assess the heritage values
assessment of the Isle Street land and the 34 Brecon Street site that is subject
to the plan change. They have concluded that the block bounded by Isle, Hay,
Man and Brecon Streets will not be negatively impacted by a zone change.
There is evidence that at least one pre-1900 structure once existed in this block.

3

Plan Change 49 to the Queenstown Lakes District Plan includes assessment maters within the
earthworks provisions (Proposed Assessment Matter 22.4 (vii) Impacts on Sites of Cultural Heritage
Value:

(a) The extent to which the activity modifies or damages Waahi Tapu or Waahi Taonga, and whether

tangata whenua have been natified.

(b) The extent to which the activity affects Ngai Tahu’s cultural and traditional association with the

Statutory Acknowledgment Area.

(c) Whether the subject land contains a recorded archaeological site, and if so the extent to which the

proposal would affect any such site and whether any necessary archaeological authority has been
obtained from the NZ Historic Places Trust.
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Any subsurface disturbance relating to development within certain parts of this
block will require an archaeological authority prior to any works commencing.

Regarding the block bounded by Brecon, Isle, Camp and Man Streets, this
block contains Glenarm Cottage, a saltbox cottage built in 1880. New Zealand
Heritage Properties Ltd has recommended that the heritage and archaeological
values in this block can be appropriately managed by:

e promoting a Level 1 protection of Glenarm Cottage in the District Plan;

e redevelopment occurring in some other parts of this block requiring
subsurface works will need an archaeological authority.

While the re-classification of Glenarm Cottage has been suggested by New
Zealand Heritage Properties Ltd, this amendment is not proposed via the
subject plan change. Rather, a comprehensive assessment of the District’s
heritage features will be part of the District Plan review. Any changes to the
classification of this cottage will be assessed and determined through this
process.

For 34 Brecon Street, rezoning of this site would have the least impact on
heritage features, as it was a recreational reserve until recently, and has been
zoned high density residential with a designation as a commercial overlay.

Overall, it is concluded that the cultural and heritage effects arising from this
plan change can be appropriately managed via existing District Plan provisions,
including the current and proposed earthworks provisions to include accidental
discovery protocols, the documentation of the cabins, and applications for any
archaeological authorities that are required from New Zealand Historic Places
Trust at the time of development.

ECONOMIC EFFECTS

McDermott Miller Ltd has undertaken a review of the District Plan’s business
zones (refer Appendix A attached to the s32 report). This review found that
the Queenstown Lakes District, on the basis of a buoyant tourism-based
economy, has been exposed to a number of plan changes which have resulted
in an oversupply of commercial and retail zoned land, particularly in the
Frankton area. They have concluded that this may threaten the vitality of the
Queenstown town centre by competing for the type of top end activities which
provide the underpinning for the District’'s economic wellbeing.

McDermott Miller Ltd has stated that there are real benefits in managing the
District’s centres, and primarily the Queenstown Town Centre, on the basis of a
hierarchical planning framework. This framework would set in place a long-term
direction for the management of the District's growth and change in business
activities, including commercial, retail, cultural and main tourist service and
accommodation activities.
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McDermott Miller Ltd recommends that, to achieve this hierarchy, it is essential
that central Queenstown is enabled to grow to maintain its position. This would
involve the expansion of the Queenstown Town Centre zoned central
commercial land. Accordingly, this report identified the resource management
issue which this plan change addresses, and is discussed in detail in the
section 32 evaluation.

Specific to this plan change, an assessment of economic effects arising from
the proposed plan change has been undertaken by Insight Economics to inform
the section 32 evaluation (refer to Appendix H attached to the section 32
report).

This report confirms that Queenstown’s economy is heavily tourism-dependent.
However, it notes that tourism growth has recently slowed. One reason for this
is that the District’s tourism hub, the current town centre, has reached capacity
and is unable to expand, consistent with the report findings of McDermott Miller
Ltd. The economic assessment notes that the plan change seeks to address
this by expanding the supply of town centre zoned land and at the same time
seeking to boost tourism more generally by enabling the development of an
international convention centre. The economic effects arising from a convention
centre and the wider plan change are summarised below.

Insight Economics considers the effects of the plan change with and out the
development of a convention centre to determine the effects of the plan change
under both of these scenarios.

Effects of a Convention Centre

One of the key economic effects will be to enable the development of an
international convention centre (subject to obtaining a controlled activity
resource consent). This would enable the district to compete for a share of the
lucrative international conference market. The economic effects of a convention
centre will comprise three main parts derived from the economic impacts of
construction, its operations and the wider economic/strategic benefits.

The construction of a convention centre will stimulate the local economy by
creating jobs, boosting household incomes and lifting Gross Domestic Product
(GDP). The assessment determines that the construction of a convention centre
could potentially boost regional GDP by $10.2 million, and provide 118 full time
jobs for 1 year.

Just like its construction, the daily operations of a convention centre will also
stimulate the regional economy by boosting local GDP, incomes and
employment. These impacts not only reflect local expenditure by a convention
centre itself on marketing and catering etc, but also the impacts of out-of-town
tourists that attend events there. The assessment determines that the daily
operations of the centre could boost regional GDP by nearly $31 million per
annum and provide ongoing fulltime employment for 466 people*. The greatest

4 There are a number of reports that have looked at the economic impacts of a convention centre for

Queenstown, and a variety of results.
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operational impacts are considered to be the expenditure of delegates visiting
the centre within the District. These are considered to be significant positive
economic impacts.

Insight Economics’ assessment also determines that a convention centre will
likely have a range of other economic/strategic benefits for the District including:

e Assisting to smooth the highly seasonal nature of the District's current
tourism activity by attracting more tourist during the “off season”;

e Providing local business networking opportunities and investment by
showecasing local businesses, products and services;

¢ Providing exposure to new skills, technologies, and techniques arising from
the conferences and business events held at a convention centre;

e Increasing sector competition — creating an incentive for other facilities in
the District to refine their offering and to sharpen their pricing;

e Providing international marketing and advertising opportunities.

Effects of the Wider Plan Change — Lakeview

In order to assess the potential economic impacts arising from the future
development of the Lakeview site, the following land use scenario which can be
reasonably achieved via the plan change, has been assessed. Note that this
scenario has considered the development of the site without a convention
centre, in its place a second hotel is considered:

¢ Hot pool facility;
e 150 room hotel and a 100 room hotel;
e 185 high density residential units and 6 medium density units;

e 124 room hotel (on the privately owned site, reflecting the resource consent
held for this site);

e 6,500m? of commercial and retail uses.

It is noted that this assessment excludes a convention centre which is assessed
separately®.

Insight Economics’ assessment determines that economic impacts arising from
the construction activities associated with the development of the site are likely
to contribute to $55.3 million of additional regional GDP, create 1063 full time
jobs for 1 year and contribute to $41.7 million household income across the
District. Economic impacts resulting from the fully established development at
the Lakeview site could potentially provide $68.4 million of additional regional
GDP, create 1,600 additional full time jobs and provide an additional $45.8
million household income across the District.

> The convention centre scenario is assessed separately given the final determination on whether or not

the convention centre will be developed has not yet been made.
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These figures compare with the likely economic effects of the status quo
scenario for the Lakeview site, which have been analysed by Insight Economics
as resulting in construction impacts of around $33.9 million boost in GDP, 519
fulltime jobs for 1 year, and additional household income of $26.1 million.
Operational impacts would likely to be in the order of GDP of $4.3 million, 197
permanent full time jobs, and additional household income of $4.3 million
resulting from the development of the site under the current planning regime.

The assessment also determines that the mix of development envisaged by the
assumed development scenario will provide a valuable addition to the District’s
network of tourism attractions. Indeed, not only will a convention centre attract a
new stream of high-value business tourists, but the hot pools, hotels, retailers
and cafés/bars/restaurants will also provide a new opportunity to capture visitor
expenditure from all types of tourists.

Insight Economics’ assessment also considers the potential effects of the plan
change on other centres, particularly the Queenstown CBD. To this end, it is
noted that the plan change is explicitly intended to help expand the
Queenstown CBD, not create a competing, stand-alone retail or town centre.
The reasons for this include:

¢ Retail development is unlikely to occur at a scale that would undermine the
health and vitality of other centres;

e  Other centres are trading well, with few vacancies;

¢ Retail expenditure is predicted to grow rapidly, therefore any minor effects
experienced would be short-lived.

The assessment concludes that the plan change is unlikely to generate any
adverse effects on the existing town centre, including retail distribution effects,
and that it is likely to support the existing centre by accommodating a range of
complementary commercial activities.

Insight Economics acknowledges that the economic effects arising from a
convention centre are likely to be significant. However the assessment
concludes that the overall economic impacts of the plan change are not
dependent on the impacts of a convention centre itself. It is likely that a number
of valuable uses would occupy the site in any case, and each would make a
meaningful contribution to the district's economic wellbeing. The report
concludes therefore that regardless of the final land use scenario, the plan
change is likely to be highly positive in economic terms.

An addendum report has been prepared by Insight Economic Ltd (refer to
Appendix H attached to the s32 report) to assess the economic effects of 34
Brecon Street site being rezoned (to Queenstown Town Centre Lakeview sub-
zone). This report has concluded that the proposed rezoning of this site will
result in positive economic effects both through increased construction activity
and ongoing operation economic benefits.
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Effects of the Wider Plan Change — Isle Street and Beach Street

In order to assess the potential economic impacts arising from the change in
use associated with the Isle Street proposed rezoning, the following land use
scenario, which can be reasonably achieved via the plan change has been
assessed:

e  75% of the site will be residential/visitor accommodation;

e 25% will comprise “boutique” offices and retail uses.

The assessment determines that economic impacts arising from the
construction of the Isle Street site under the plan change are likely to contribute
to $23.2 million of additional GDP for the region. In addition to this, it is
assessed that the construction will provide an additional 463 full jobs for 1 year,
and contributes to $17.7 million of household income across the District.

The economic impacts arising from the developed site are in the order of $48.5
million in additional GDP, and will make provision for 406 full time jobs and
contribute to $33.4 million of household income across the District.

Given the site is generally fully developed; these economic benefits are set
against very limited economic benefits for the District under the status quo
zoning.

Due to the mixed use nature of the proposed plan change for the Isle Street
site, the assessment does not consider that it will have any negative effect on
the current retail and commercial viability of the existing town centre. As noted
earlier in this report the intention of the plan change is to complement the
existing town centre, rather than compete with or detract from it.

The rezoning of the Beach Street site will in large measure reflect the historic
land use of the Crowne Plaza hotel which is established at this site. Some
small changes of use to the residentially occupied land fronting Man Street and
Hay Street may occur over time, and this is expected to have a relatively
modest economic benefit.

Conclusion

Overall, the reports conclude that the plan change in its entirety is likely to
deliver positive economic impacts for the District.

SOCIAL EFFECTS

Social effects include the effects of the plan change on people and
communities. For the subject plan change, the potential social effects have
been identified as:

«  Opportunities for social interaction, recreation and employment; and

« Residential displacement.
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Opportunities for Social Interaction, Recreation and Employment

The plan change provides for the development of a convention centre (as a
controlled activity) and public spaces, including the Square. The economic
benefits of a convention centre to the community, including opportunities for
employment have been addressed above under economic effects. From a
social effects perspective, the development of a convention centre would
provide a place for social interaction. Similarly, the Square, which is part of the
Structure Plan for the Lakeview site, will provide an open space for social
interaction. If developed for residential activities under the current zoning the
same opportunities would not arise.

The James Clouston Memorial Reserve and the mountain bike trails within the
plan change subject site will not be impacted by the plan change. These public
spaces will remain unchanged.

Other parts of the Lakeview site will also form Reserve®, thus a public resource
for the recreational enjoyment of Queenstown residents and visitors.

As noted, increased opportunities for employment will result from the
development of the plan change subject site. These effects are accounted for
under the economic effects assessment above.

In conclusion, the plan change will result in positive effects in terms of providing
new opportunities for social interaction, recreation and employment. For the
Lakeview site, given the site is largely un-developed (the removal of the cabins
is addressed below) no existing activities on the site will be affected, the
campground would remain. The development of the site in accordance with the
Structure Plan will increase opportunities for social interaction and provide
areas for public open space which will likely result in positive social effects.

Residential Displacement

The plan change will result in residential displacement with the removal of 169
small leasehold cabins from the Lakeview site. The cabins provide low-cost
accommodation for residents. It is noted that the cabins were originally
intended for holiday use, and now some are used for permanent
accommodation. Through the pre-lodgement consultation process, several
feedback forms identified the loss of this affordable accommodation as an
adverse effect of the proposed plan change. The effects of this displacement
are mitigated by the fact that the cabins are all providing accommodation for a
limited term — licenses expire in 2015 regardless of the plan change.

In addition to the direct effect resulting from the removal of the cabins from the
site, the plan change seeks to rezone High Density Residential land to the
Queenstown Town Centre zone. This appears to result in the loss of residential
opportunities for the subject sites. However, in practical terms, the rezoning
continues to provide for residential uses, and in fact fewer planning restrictions
will apply to residential activities under the proposed zoning than is presently
the case, with the existing large lots.

6

Refer Structure Plan.
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Under the current zone, the Lakeview site could be developed to accommodate
approximately 198 residential units’ (taking account of the freehold land
currently available and the camping ground occupying part of the site. Under
the proposed plan change, there would not be a reduction in the number of
residential units that could be developed at the site. With the increased building
heights provided for, and no restriction on the number of residential units
permitted per site, it is anticipated that the proposed plan change will result a
greater number of residential units at the Lakeview sub-zone, and will also
result in increased density within the Isle Street sub-zone, albeit within a mixed
use zone.

Residential uses within the Isle Street site will remain until such time as existing
sites are redeveloped in accordance with the proposed District Plan provisions.
As discussed elsewhere in this report, the proposed rezoning seeks to promote
a mixed use development. The proposed mixed use development will enable a
higher level of residential density to be achieved. This coupled with good
building design requirements (i.e. recession plane, setbacks, noise insulation
requirements) will ensure that, while the character of the area may change as a
result of the plan change, to a commercial mixed-use character, an appropriate
level of amenity will be maintained for those residing in the Isle Street area.

Overall, any effects of residential displacement are considered to be minor. It is
clear that in the short term the residents of the cabins will be displaced.
However, the cabins are there via a leasehold arrangement which expires in
2015 so this displacement could occur regardless of the plan change. Further,
the plan change will provide fewer restrictions for the development of high
density residential activities, which is expected to result in a greater variety of
accommodation options within the Queenstown Town Centre. That new
development will be of accommodation that better provides warm and dry
environments that help to achieve the health and wellbeing of residents.

EFFECTS ON THE QUALITY OF THE ENVIRONMENT

The Urban Design Framework for the Lakeview site® (refer to Appendix B
attached) establishes key principles that will be used to guide the future
development of the site. The key attributes of the framework include:

e  Opportunity for place;

¢ Frontages and street edges;

e Vehicular connectivity;

e Pedestrian and cycle connectivity; and

e Parking and servicing.

7 This is based on 186 residential units being developed on the Council owned part of the Lakeview site
and 12 units being developed on the privately owned portion of the site at the corner of Thompson and
Glasgow Streets, as a controlled activity.

8 The Urban Design framework relates to the Lakeview site. It does not include the Isle Street site or the
Beach Street site due to the fact that the urban framework for these blocks is established.
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It is noted that the Urban Design Framework is aligned with the Urban Design
Goals for the District contained in the QLDC Urban Design Strategy (2009), as
well as the principles outlined within the New Zealand Urban Design Protocol
published by the Ministry for the Environment (2005).

The proposed Structure Plan coupled with proposed District Plan provisions will
ensure that the future development of the plan change subject site adheres to
the urban design framework that has been established. Public and open space
facilities are a strong feature of the framework. Building design and street
frontages will be sympathetic to the surrounding area and landscape features
that dominate Queenstown.

The plan change also promotes good connections through the Lakeview site,
achieving internal connections and links to the existing town centre.

The Lakeview site is located within walking distance to the Lake edge of
Queenstown Bay and the edge of the current Queenstown Town Centre Zone.
There are visual connections to the town centre and other commercial activities
from the site, with the proximity of commercial activities including large hotels.
These connections will allow for the continued and coherent expansion of the
existing town centre.

The Structure Plan establishes the logical extension of the existing road
network to ensure vehicular access is maintained and enhanced. The proposed
roading layout will support social cohesion by facilitating movement between
the existing town centre and the site.

The Structure Plan also provides for pedestrian linkages to be created both
internally and externally. The urban design principles recognise that pedestrian
access is a strong feature of the current Queenstown streetscape. The site is a
10 — 15 minute walk from the centre of town and access to the site will be
enhanced via a “way finding” strategy. It is noted that some parts of the site are
relatively steep however pedestrian access issues can be mitigated via
pedestrian walkway steps.

Consideration is also given to parking requirements to ensure sufficient
capacity, while encouraging pedestrian access and efficiency.

Overall it is considered that the proposed plan change will result in positive
effects on the quality of the urban environment.

GEOTECHNICAL CONSIDERATIONS

A geotechnical assessment of the plan change area has been carried out to
determine whether or not the Lakeview site, including 34 Brecon Street can
support the nature and scale of development provided for by the proposed plan
change (refer Appendix E attached), being relatively un-developed sites. This
assessment has reviewed development limitations of the plan change area and
possible effects of development affecting stability on adjoining and nearby sites.
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The assessment has determined that the underlying ground conditions are
suitable for all likely building development. There are no major risks arising from
hazards that have been identified. It will be necessary to undertake further site
specific evaluation to confirm and detail the necessary design measures for
each type of development/building, but that is consistent with best practice
construction and building development requirements.

EFFECTS ON HUMAN HEALTH

The National Environmental Standard for Assessing and Managing
Contaminants in Soil to Protect Human Health 2012 (“NES”) provides clear
direction for the management of contaminated sites when changing the use of
land and undertaking development. In this regard, a comprehensive
assessment of the sites has been carried out to determine whether or not the
sites are likely to be contaminated, and if so, what implications the plan change
will have at the sites (refer Appendix J attached to the s32 report).

Based on this assessment it is concluded that the Lakeview site may have had
some exposure to historical contaminants (due to the presence of the holiday
park activities). The assessment determines however that the risk to human
health arising from the development of the Lakeview site is low. This is due to
the low quantities of the contaminants likely to be present and the form of
development that is proposed. It is noted however that the provisions of the
NES will provide sufficient direction to manage any potential effects of site
contamination.

CONCLUSIONS

Overall the proposed use and development of the plan change sites will enable
a high quality mixed use development that will be significant for Queenstown
and the region. The plan change, including the Beach Street site, will provide for
the continued and coherent expansion of the existing town centre and tourist
activities which will in turn provide significant positive effects to the district and
region.

Given that the plan change subject sites are not highly sensitive and the
permitted baseline already provides for relatively intensive development to
occur, the adverse effects (if any) arising from this proposed plan change are
not significant and will be appropriately managed via the Structure Plan and
District Plan provisions.





