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1.6

INTRODUCTION

Qualifications and Experience

My name is Kirsty O’Sullivan. | am a Senior Resource Management Consultant

with the firm Mitchell Partnerships Limited.

My qualifications and experience are set out in paragraphs 1.1 to 1.4 of my
statement of evidence on Chapter 3 (Strategic Directions), Chapter 4 (Urban
Development) and Chapter 6 (Landscapes) of the Proposed Queenstown Lakes
District Plan (“PDP”), dated 29 February 2016.

| re-confirm my obligations in terms of the Environment Court’s Code of Conduct
for Expert Witnesses contained in the Practice Note 2014. | re-confirm that the
issues addressed in this brief of evidence are within my area of expertise. | re-
confirm that | have not omitted to consider material facts known to me that might

alter or detract from the opinions that | express.

Scope of Evidence
This hearing specifically relates to the submissions made on the following
chapters of the PDP:

° Chapter 21: Rural

° Chapter 22: Rural Residential and Rural Lifestyle
° Chapter 23: Gibbston Character Zone

° Chapter 33: Indigenous Vegetation

° Chapter 34: Wilding Exotic Trees

The Queenstown Airport Corporation (“QAC”) made submissions on Chapter 21,
which | prepared.

In this statement of evidence, | address the following matters:

. The history and promulgation of Plan Change 26 (“PC26”) and Plan
Change 35 (“PC35”);

° The recognition of and provisions for infrastructure within the Rural zone;
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1.7

2.1

2.2

2.3

2.4

o The incorporation of the PC26 and PC35 provisions into the Rural Zone
Chapter of the PDP;

° The recognition of and provisions for Wanaka Airport in the Rural Zone

provisions;

Where | have recommended changes to the provisions contained in the section
42A report or the provisions contained in the Memorandum of Council dated 13
April 2016, a further section 32AA evaluation is provided in Appendix A. In
Appendix B | set out, in tracked format, the changes to the Rural Zone provisions
that | consider are necessary in order to satisfy section 32 and achieve the

purpose of the Act.

BACKGROUND CONTEXT

Queenstown and Wanaka Airport

The history of Queenstown and Wanaka Airports, their role in the Queenstown
Lakes District and the planning framework within which they operate has been
described by Mr Mark Edghill and Mr John Kyle in their respective statements of
evidence on Chapter 3 (Strategic Directions), Chapter 4 (Urban Development)
and Chapter 6 (Landscapes) of the PDP dated 29 February 2016 and 16" March
2016. 1 do not intend to repeat that evidence, and request that it be taken as read
for the purposes of this hearing as it provides the contextual basis for some of
the opinions | express in this statement. Copies of Mr Edghill's and Mr Kyle’s

evidence (excluding appendices) are attached as Appendix C.

The History and promulgation of PC35
The history of PC35 is set out in the evidence of Mr Kyle dated 29" February
2015 and his summary evidence dated 16" March 2016.

| adopt the evidence of Mr Kyle with respect to PC35.

The History and promulgation of PC26

In November 2010, the Queenstown Lakes District Council (“QLDC”) initiated
PC26 and an associated notice of requirement (“NoR”) to alter Designation 64.
The approach of PC26 was similar to that adopted in PC35. In short, PC26
sought to establish an appropriate land use management regime for activities

sensitive to aircraft noise (“ASAN”) around Wanaka Airport, while at the same
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3.1

time providing for the predicted and ongoing growth of the Airport. The NoR
sought to amend the designation to place noise management and monitoring
obligations on QLDC.

PC26 updated Wanaka Airport’s noise boundaries to provide for predicted growth
in airport operations to 2036, and amended various district plan provisions
relating to land within the updated boundaries and likely to be affected by aircraft

noise. PC26 was made operative on 14 March 2013.

The resource management framework established by PC26 seeks to ensure that
Wanaka Airport is protected from potential reverse sensitivity effects arising from

ASAN locating within proximity to the Airport as follows:

2.6.1 Within the higher order provisions, recognise the need to manage ASAN
in proximity to Wanaka Airport to ensure that the operational capacity and

integrity of the Airport is not significantly compromised now or in the future.

2.6.2 Within the Outer Control Boundary (“OCB”), prohibit any new ASAN, and
for alterations or additions to existing buildings containing ASAN, or
building platforms approved before 20 October 2010, require mechanical
ventilation of Critical Listening Environments, to achieve an Indoor Sound
Level of 40dB Ldn.

2.6.3 Within the OCB, avoid an increase in the number of sensitive receivers
being exposed to aircraft noise by ensuring that the number of ASAN is
maintained as far as can be achieved at the levels anticipated the

Operative District Plan.

RECOGNITION OF INFRASTRUCTURE WITHIN THE RURAL ZONE

QAC made submissions on the PDP that sought to recognise and provide for the
functional, technical, operational and safety related requirements of infrastructure
to establish in locations such as Outstanding Natural Landscapes (ONLS),
Outstanding Natural Features (ONFs) and areas of Rural Landscape
Classification (RLCs). | address this aspect of QAC’s submission in some detail
in my evidence dated 29 February 2016' relating to Chapter 3 (Strategic
Directions), Chapter 4 (Urban Development) and Chapter 6 (Landscapes). That

1 Refer to paragraphs 2.18 to 2.24 and 4.6 to 4.7 of the Statement of Evidence of Kirsty O’Sullivan,
dated 29" February 2016.
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3.3.

evidence is of some relevance to QAC’s submission on Chapter 21 for reasons |
shortly explain, and | defer to it. In summary, the opinions | express in that

evidence are:

3.1.1. Further amendments are required to the Strategic Directions and
Landscape Chapters of the PDP to recognise that the functional,
technical, operational and/or safety related requirements may necessitate
the location of infrastructure in areas that are recognised for their
significant natural values such as Outstanding Natural Landscapes (ONL)

or Outstanding Natural Features (ONF).

3.1.2. It is appropriate for infrastructure occupying such locations to be located
and designed, as far as reasonably practicable, to minimise the potential
for adverse effects on the particular landscape character and/or visual
amenity values inherent at the site. However, the very nature and purpose
of that infrastructure may mean that it is impossible or undesirable to

avoid, remedy or mitigate all adverse effects.

3.1.3. The provisions of the PDP relating to these areas currently place
excessive weight on avoiding, remedying or mitigating adverse effects of
development, even where there are regionally and/or nationally significant
benefits inherent in enabling an activity that, on balance, outweigh any

adverse effects.

A copy of my Statements of Evidence on Chapter 3 (Strategic Directions),
Chapter 4 (Urban Development) and Chapter 6 (Landscapes) dated 29 February
2016 and 16™ March 2016 are attached as Appendix D. | request that theybe
taken as read for the purposes of this hearing.

Related to the above, QAC made a submission on the Assessment Matters
contained in section 21.7.1 of the PDP. Specifically, QAC submitted that the
assessment matters for ONLs, ONFs and RLCs do not properly acknowledge the
functional, technical, operational and safety related requirements for
infrastructure to establish in such locations.

Evidence of Kirsty O’Sullivan Page 4 of 20 20 April 2016



3.4.

3.5.

3.6.

3.7.

3.8.

The Council Officer has recommended rejecting this submission, citing that the
assessment matters are intended to provide a basis to understand the qualities
of landscapes and to assess the extent to which development proposals could
impact upon it>. Changes to the Strategic Directions Chapter have also been cited
as a reason for rejecting the submission. The Council Officer also notes the
infrastructure and utilities such as power and telecommunications, which have a
locational necessity, have designation process and/or the Chapter 30 Energy and

Utilities to address this matter®.

While | agree in principle with the comments of the Council Officer, | consider that
the Assessment Matters, as drafted, may inappropriately constrain the
development, operation and upgrade of infrastructure and utilities that have a
genuine operational and/or locational requirement to be located ONLs, ONFs or
RCLs. | also consider the complex cross referencing between the Chapter 6
Landscapes, Chapter 21 Rural and Chapter 30 Energy and Utilities will give rise

to inefficiencies and confusion in interpretation.

| also note that the designation process referred to by the Council Officer may not

be available for all infrastructure in all cases.

Further, in its current form, Chapter 3 and Chapter 30, also cited by the Council

Officer, does not adequately recognise or provide for this issue.

| therefore consider the inclusion of the following new assessment matter in
Chapter 21 is appropriate to ensure it is clear that in some (albeit limited)
situations, the provision of regionally significant infrastructure may be appropriate
within sensitive landscapes. | consider that confining the matter to regionally
significant infrastructure appropriately narrows the range of activities that may be
considered appropriate in these locations.

21.7.3.4 For the construction, operation and replacement of regionally

significant infrastructure and for additions, alterations, and upgrades

to regionally significant infrastructure, in addition to the assessment
matters at21.7.1,21.7.2, 21.7.3.2 and 21.7.3.3, whether the proposed

development:

Refer to paragraph 19.19 of the Section 42A report for Chapter 21 Rural Zone dated 7™ April 2016.
3 Refer to paragraph 13.3 of the Section 42A report for Chapter 21 Rural Zone dated 7" April 2016.

Evidence of Kirsty O’Sullivan Page 5 of 20 20 April 2016



3.9

3.10

a. Is required to provide for the health, safety or wellbeing of the

community; and,

b. Is subject to locational or functional requirements that

necessitate _a particular_siting and reduce the ability of the

development to avoid adverse effects; and,

C. Avoids, remedies or mitigates adverse effects on surrounding

environments to the extent practicable in_accordance with
Objective 30.2.7 and Policies 30.2.7.1 — 30.2.7.4 (as

applicable).

The Council Officer also notes* that infrastructure and utilities are contemplated
in the Rural Zone and while not specifically identified in the Rural Zone policy
framework, they are sufficiently provided for in higher order provision in the
Strategic Direction Chapter, Landscape Chapter and the Energy and Utilities
Chapter. The Council Officer goes on to note that he does not support the
bespoke identification of policies to facilitate infrastructure within the Rural Zone
chapter, citing that the protection of legally established infrastructure would be
managed under Objective 21.2.4 which seeks to recognise permitted and lawfully
established activities. The Council Officer notes that the designation process and

notice of requirement is also available to requiring authorities.

While | acknowledge the Council Officer's statements with respect to
infrastructure being provided for in other chapters of the PDP, in my opinion, the
provisions in the Strategic Directions, Landscape and Energy and Utilities
Chapters lean more towards ‘traditional’ infrastructure, such as roads, electricity
and three waters. Airports are distinctly unique from other infrastructure and
network utility providers in the Queenstown Lakes District in that they provide for
a broad range of activities that support the movement of people and goods to,
from and around the District. As a consequence, the chapters identified by the
Council Officer do not adequately contemplate the range of activities that are
anticipated at Wanaka Airport. | note that this general proposition appears to be
accepted by the Council in principle as Queenstown Airport is afforded its own
chapter in the PDP which provides for range of activities that are demanded of

modern airports.

4 Refer to paragraph 8.23 of the Section 42A report for Chapter 21 Rural Zone dated 7 April 2016.
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4.1

4.2

4.3

| therefore do not agree with the Council Officer's conclusions around the
appropriateness of bespoke provisions for certain infrastructure activities within
the Rural zone, and maintain that the relief sought by QAC on this issue is

appropriate

INCORPORTING PLAN CHANGE 26 AND 35 INTO THE PROPOSED PLAN

QAC made a number of submissions with respect to the incorporation of the
relevant provisions of PC26 and PC35 into the Rural Chapter of the PDP. These
submissions generally supported the Chapter 21 provisions (as notified) where
they were consistent with the PC26 and/or PC35 and opposed provisions where

they were not. Specifically, QAC:
a) Opposed Objective 21.2.7 as it is inconsistent with PC26 and PC35;

b)  Supported Policies 21.2.7.1 and 21.2.7.4 as notified, which are generally
consistent with PC26 and/or PC35;

c) Supported Rules 21.4.28 and 21.4.29 as notified, which are generally
consistent with PC26 and/or PC35;

d) Supported Rule 21.5.12 and 21.5.13 as notified, which are generally
consistent with PC26 and/or PC35;

e)  Sought the inclusion of additional Zone Purpose text consistent with the
intent of PC26 and PC35; and,

f) Sought the inclusion of new Objective 21.2.x and Policy 21.2.x.2 in order to
give effect to PC26.

A copy of the operative PC26 and PC35 (rural zone only) provisions are attached

as Appendix E and F respectively.

With the exception of e) and f) above, the Council Officer recommends accepting
QAC’s submission. | support the Council Officer's recommendation with respect
to a) to d) above and note that both PC26 and PC35 have been subject to a
recent plan change process. Their resulting provisions have only been operative
for the past three years. | therefore consider that the retention of these provisions,
without substantive amendment, is efficient and is the most appropriate way to

achieve the purpose of the Act.
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| note however, that in response to a Minute issued by the Panel dated 8 April
2016, the Council Officer has made further amendments to Objective 21.2.7 to
ensure the objective clearly reads as a resource management goal or outcome.
The Council Officer's proposed changes to Objective 21.2.7 are set out in the

Memorandum of Counsel dated 13 April 2016 and are as follows:

An area to contain is+retained-Retention-of an-area-containing activities that are not
sensitive to aircraft noiseis retained within an airport’s Outer Control Boundary, to

act as a buffer between airports and Activities Sensitive to Aircraft Noise.

In my opinion, the revised objective could benefit from further refinement to
remove repetition and ensure the objective is more in keeping with PC26 and PC
35. I therefore recommend the following alternative drafting:

An-area-to-contain-isretained Retentionof aAn area that excludes activities that

which are retsensitive to aircraft noise, is retained within an airport’s Outer Control

Boundary, to act as a buffer between airports and Activities Sensitive to Aircraft

Noise.
The Council Officer recommends that QAC’s submission seeking the inclusion of
new provisions, as set out in e) and f) above, be rejected. | address these

provisions below.
Zone Purpose
With respect to the introductory Zone Purpose, QAC sought the inclusion of the

following additional statements:

Significant_infrastructure is located within the Rural Zone which needs to be

recognised and provided for to ensure its ongoing sustainable use and

development.

Queenstown and Wanaka Airports are also located such that the effects of aircraft

operations are experienced within some parts of the rural environment.>

5 This submission was supported by the Board of Airline Representatives New Zealand (FS1077.48) and
was opposed by Queenstown Park Limited (1097.360) and Remarkables Park Limited (1117.123).
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The Council Officer has recommended rejecting QAC’s submission® and states
that it is not necessary to make specific provision for infrastructure in the Zone
Purpose statement citing that this resource is provided for in the Strategic

Directions, Landscape and Utilities and Energy Chapters.

I note that the location of Wanaka Airport in the Rural Zone is recognised in the
Operative Queenstown Lakes District Plan (“ODP”) Rural General Zone Purpose

Statement” as follows:

The purpose of the Rural General Zone is to manage activities so they can be

carried out in a way that

- protects the on-going operations of Wanaka Airport.

The ODP therefore affords specific recognition to Wanaka Airport and its location
in the Rural General Zone. In my opinion, it is appropriate to continue to recognise
the significance (and uniqueness) of Wanaka Airport being located in the Rural
Zone, as it comprises regionally significant infrastructure of a unique character

that is not appropriately recognised elsewhere in the PDP.

The first sentence of the additional Zone Purpose text sought by QAC seeks to
ensure that infrastructure is anticipated within the Rural Zone. While QAC is
primarily interested in the assets which it owns, operates and/or manages in the
Rural Zone, an attempt was made in the submission to frame the Zone Statement
broadly, recognising that QAC is not the only infrastructure provider with a rural
location. However, the Council Officer appears to be concerned with the
potentially wide application of the reference to ‘infrastructure’ in the Zone Purpose
statement.® Accordingly, to address this concern, and to narrow the scope and
application of the additional text sought for inclusion by QAC, | suggest the

following alternative drafting:

Wanaka Airport is also located within the Rural Zone. The airport is well established

within the zone and therefore needs to be recognised and provided for to ensure

its ongoing use and development.

Refer to paragraph 8.38 of the Section 42A report for Chapter 21 Rural Zone dated 7™ April 2016.
7 Section 5.3.1.1 of the ODP.
8 Refer to paragraph 8.38 of the Section 42A report for Chapter 21 Rural Zone dated 7" April 2016.
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4.13

4.14

4.15

With respect to the second additional sentence sought for inclusion by QAC? , it
is important to note that PC35 made a number of changes to the introductory
sections, implementation methods and explanatory statements of the ODP.
There are no equivalent sections within the PDP, therefore in recognition of the
revised PDP structure, a conscious decision was made by QAC to only pursue
text from the ‘non-regulatory’ sections of the PDP where it was considered

necessary to provide guidance to plan users and signal specific outcomes.

The second sentence of the additional Zone Purpose text sought for inclusion by
QAC is an example of this, and is directly extracted from the “Explanation and
Principal Reasons for Adoption” section of the PC35 Rural Zone provisions. This
section of PC35 focuses on amenity, and given the tenor of the Rural Zone
Purpose statement (including recognition of rural amenity), | consider that it is

appropriate to include this statement into the Proposed Rural Zone Purpose.

Proposed New Objective 21.2.x and Policy 21.2.x.1

In addition to the recognition of Wanaka Airport in the Rural section of the ODP
(in particular, Section 5.3.1.1), the District Wide Section (ODP, Section 4)
recognises Wanaka Airport at a strategic level through the inclusion of the

following Wanaka Airport specific provisions*:

Objective 8: Maintain and promote the on-going operation of the airport while

managing reverse sensitive effects on surrounding land uses.

Policy 8.1: Ensure appropriate noise boundaries are established and
maintained to enable operations at Wanaka Airport to continue to

expand over time.1!

Policy 8.2: To prohibit all new activity sensitive to aircraft noise within the Outer

Control Boundary in the Rural Zone around Wanaka Airport. 12

While they are a consequence of PC26, | acknowledge that it would be difficult to
translate these provisions (verbatim) into the strategic chapters of the PDP due
to the different structure and layout of the PDP. For example, such specificity

would be uncharacteristic of the Strategic Directions Chapter, and the Urban

9 Refer to paragraph 4.7 of this Statement of Evidence.

10 Refer to Section 4.9.3, Objective 8 and Policies 8.1 and 8.2 of the ODP (as amended by PC26).
11| note that this policy is now included as Proposed Policy 21.2.x.1

12 | note that this policy is now included as Proposed Policy 21.2.7.1
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4.18

4.19

Development Chapter is more focussed on urban growth around Queenstown,

Wanaka, Arrowtown and Frankton.

The general tenor of Objective 8 of the ODP, as set out above, is to maintain and
promote the operation of Wanaka Airport while managing reverse sensitivity
effects. There are currently no provisions in the PDP which “maintain and
promote” the ongoing operation of Wanaka Airport specifically. Given that
Wanaka Airport comprises existing regionally significant infrastructure that relies
on its current location in the Rural zone, | consider that it would be appropriate to

provide for the efficient use and development of Airport within the Rural zone.

As a general proposition (and as noted in paragraph 4.3) | consider that it is
appropriate and efficient to transfer to provisions of PC26 into the PDP without
substantive amendment. | note however, that QAC has sought the inclusion of a
bespoke set of rural zone provisions for Wanaka Airport. In this instance, |
consider that it would be more efficient to adopt the principle outcome sought by
Objective 8 (i.e. “maintain and promote the ongoing operation of Wanaka Airport)
and recast the objective to provide for the wider recognition sought for Wanaka

Airport.

| therefore proffer the following revised drafting of QAC’s proposed Objective

21.2.x (note changes below are superimposed on QAC’s original drafting):

Recognise-and-provide-for The role of Wanaka airport as-strategic-infrastructure
and-akey-assetthat in supportings the social and economic wellbeing of the District
is recognised and provided for.

With respect to QAC’s Proposed Policy 21.2.x.1, this policy is a direct translation
of Policy 8.1 PC26. | consider that this policy gives effect to both Proposed
Objective 21.2.x and 21.2.7. | therefore consider that proposed Policy 21.2.x.1

could comfortably sit beneath either of these objectives.
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Further submissions received
Several further submissions were received with respect to the PC26 and PC35
provisions sought for inclusion in the PDP by QAC. These submissions largely

oppose the relief sought by QAC®,

Remarkables Park Limited and Queenstown Park Limited oppose QAC’s
submission to the extent that it seeks to undermine or circumvent the PC35 and
Lot 6 NoR proceeding currently before the Environment Court. QAC has sought
to include the PC35 Rural zone provisions, with minor amendments as necessary
to reflect the new structure of the PDP. In my opinion this addresses the concerns

of these further submitters.

Jeremy Bell Investments Limited also opposed the relief sought by QAC with
respect to Policy 21.2.7.1 and Rules 21.4.28 and 21.5.12 citing that ASAN should

be enabled within the OCB subject to appropriate noise mitigation being provided.

The Council Officer has recommended rejecting this further submission. | support
this position and note that enabling the further development of ASAN within the
OCB is inconsistent with the New Zealand Standard for Airport Noise
Management and Land Use Planning (NZS6805:1992)*, and the approach
adopted by PC26.

WANAKA AIRPORT BESPOKE PLANNING FRAMEWORK

As set out in the evidence of Mr Edghill, QAC manages Wanaka Airport for QLDC.
QAC made a number of submissions with respect to adequacy of the Rural Zone
in recognising and providing for Wanaka Airport. As set out in QAC’s submission,
Wanaka Airport is designated for Aerodrome Purposes (Designation 64). The
purpose of the designation is to protect the operational capacity of the airport,
while at the same time minimising adverse environment effects from aircraft

noise.

13 Including Remarkables Park Limited (807 and FS117), Queenstown Park Limited (806 and FS1097)
and Jeremy Bell Investments Limited (782, 784, 1030)

1414 Refer to the evidence of Mr Kyle dated 29" February 2016 and 16™ March 2016 and Table 1 of
NZS6805.
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5.4

The designation anticipates a range of activities, including (but not limited to):

Aircraft operations, rotary wing aircraft operations, helicopter aprons, and
associated touch down and lift off areas, aircraft servicing, general aviation,
navigational and safety aids, lighting, aviation schools, facilities and activities
associated with veteran, vintage and classic aircraft operations, aviation

museums, and aero recreation.
Runways, taxiways aprons, and other aircraft movement or safety areas.

Terminal buildings, hangars, rescue facilities, navigation and safety aids,
lighting, car parking, maintenance and service facilities, catering facilities,
freight facilities, quarantine and incineration facilities, medical facilities, fuel

storage and fuelling facilities, and associated offices.

Roads, accessways, stormwater facilities, monitoring activities, site
investigation activities, other infrastructure activities, landscaping and all

related construction and earthwork activities.

Vehicle parking and storage, rental vehicles, vehicle valet activities, public

transport facilities.

Retail activities, restaurants and other food and beverage facilities including
takewaway food facilities, and industrial and commercial activities, provided

they are connected with and ancillary to the use of the Airport.

Temporary Activities associated with Air Shows, Conferences and Meetings

As set out in the evidence of Mr Kyle, QLDC is the requiring authority for Wanaka
Airport. In accordance with section 176 of the Act, the Aerodrome Purposes
designation only benefits QLDC as the requiring authority. Other users of the
Airport must comply with the provisions of the underlying Rural zone, which in

practical terms means they need to obtain resource consent before undertaking

land use activities at the Airport, notwithstanding that such activities may be

consistent with the intent and purpose of the designation.

In light of this circumstance, through its submission QAC sought amendments to

the PDP’s Rural zone provisions to recognise and provide for a range of airport
and airport related activities at Wanaka Airport that would not otherwise be

anticipated in the Rural Zone.
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The Council Officer does not support QAC’s proposed “bespoke planning

framework for Wanaka Airport” and reasons that'®:

° the provisions would unnecessarily bulk out and complicate the Rural Zone
chapter for a unique activity that does not have any resemblance to the

purpose of the zone.

° Creating a framework for the development and use of Wanaka Airport
would likely create significant inefficiencies with interpretation and

administration of the PDP.

° It would create potential for a lack of confidence in the administration of the
PDP.

° Where a non-complying resource consent application is made within the
Wanaka airport land for airport related activity, an assessment would be
undertaken against the Rural Zone objectives and policies, which does not

anticipate activities of this nature.

° QLDC as the requiring authority of Wanaka Airport could lodge an outline

plan for works on behalf of its tenants to significantly reduce inefficiencies.

Despite the Council Officer's recommendation to reject QAC’s submission, the
Council Officer has indicated that as part of Stage 2 of the District Plan Review,
investigations should be made by the Council’s planning and development staff
as to whether it is appropriate to identify a new zone for Wanaka Airport that
emulates the approach provided for by the designation'®. While I consider this
approach may have merit, | note that if the Council elects not pursue this option,
the status quo remains, and current and future leasehold title holders at Wanaka
Airport will continue to face the uncertainty and inefficiency of the current

consenting framework (which | discuss further below).

| also consider that the Council Officer's concern about ‘bulking out’ the PDP is
not valid resource management reason for recommending that QAC’s

submission be rejected.

15 Refer to paragraph 15.8 of the Section 42A report for Chapter 21 Rural Zone dated 7™ April 2016.
16 Refer to paragraph 15.9 of the Section 42A report for Chapter 21 Rural Zone dated 7™ April 2016.
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As already noted, QLDC is the requiring authority for Wanaka Airport. QAC
manages Wanaka Airport on QLDC’s behalf. | understand that in accordance with
Section 176(1)(a) of the Act, only the requiring authority can rely upon the
designation to undertake a public work or project authorised by a designation. |
understand this means that only QLDC, as the requiring authority for Wanaka
Airport, can apply for an outline plan of works under section 176A for a project or
work to be carried out within the Aerodrome Purposes Designation, but only if it
has financial responsibility for the project or work to which the outline plan relates.
| understand that any private works undertaken within the designation for which
QLDC does not have financial responsibility may not rely on the designation, but
must be authorised by a resource consent. | understand that in practice, this
means that QLDC could not seek an outline plan of works on behalf of its tenants
if it did not have financial responsibility for the relevant project or work (i.e. was

not going to fund or own the project or work).

My understanding is consistent with QLDC'’s Practice Note (issued February

2015) for developments at Wanaka Airport, which states:

“This Practice Note confirms that individuals who are not part of QLDC who
propose to undertake private works, ..., are not able to use the Outline Plan
process, and will need to apply for a resource consent with reference to the

underlying Rural General zone.

Council’s practice is that it will not lend its name to an application to enable the use

of the Outline Plan process.

A copy of the practice note is attached as Appendix G. | also attach for reference
purposes (in Appendix H), a copy of two recent decisions with respect to
activities at Wanaka Airport that, while anticipated by the designation, required

resource consent for a discretionary activity.

In light of the above, | disagree with the Council Officer’s suggestion that QAC’s
concerns around consenting inefficiencies could be addressed by QLDC applying
for outline plans on behalf of its tenants. The approach recommended by the
Council Officer is counter to the Council’s practice note for developments at

Wanaka Airport and is inconsistent with section 176 of the Act.
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5.13

5.14

5.15

5.16

5.17

As currently drafted, the Rural zone provisions do not recognise or provide for
any airport or airport related activities at Wanaka Airport. Should an applicant
apply for a resource consent for an activity at Wanaka Airport, an assessment of
that activity would be undertaken against the Rural Zone objectives and policies,

which do not anticipate airport activities of this nature.

In my opinion, creating a specific set of provisions that apply to Wanaka Airport
is efficient and will provide greater certainty for resource consent applicants. | do
not agree that this framework will create ‘significant inefficiencies with
interpretation and administration of the PDP’ as suggested by the Council Officer,
and draw to attention paragraph 1.1(j) of the section 42A report, which clearly
sets out how the rules are to be applied in practice. Specifically:

“... the PDP structure directs the reader to the first table, and then the

corresponding table that has standards for that activity”.

This same interpretation would be applied to airport and airport related activities
within the Wanaka Airport overlay. | therefore do not see how significant
inefficiency with interpretation and administration, or a lack of confidence in the

administration of the PDP, would arise.

Bespoke Framework

Proposed Objective 21.2.x and Policy 21.2.x.1

QAC’s proposed Objective 21.2.x.1 and Policy 21.2.x.1 are discussed above with
respect to PC26 in paragraphs 4.14 to 4.19.

Proposed Policy 21.2.x.2 and associated Rules 21.4.X and 21.4.x and Table 11
Through its submission QAC seeks the inclusion of a new policy which provides
for a range of airport related service, business, industrial and commercial activity
at Wanaka Airport. This policy would only apply to land located within a Wanaka
Airport ‘overlay’ which would be defined by the extent of the Wanaka Airport
Aerodrome Purposes Designation.

To implement this policy, a series of rules and development standards are
proposed that would provide for “airport activities” and “airport related activities”

at Wanaka Airport as a controlled activity.
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5.18

5.19

5.20

521

5.22

In my opinion, given the current uncertainty and consenting inefficiencies at
Wanaka Airport, as discussed above, QAC’s proposed new ‘bespoke’ provisions

for Wanaka Airport are preferable.

The nature of the activities captured by the Wanaka specific definitions of “airport
activities” and “airport related activities”, mirror those activities that are currently
enabled by the Wanaka Airport Aerodrome Purposes Designation. The
development standards proposed in a new Table 11 mirror the ‘conditions’ on
permitted activities within the Aerodrome Purposes Designation. The nature,
scale and intensity of activity that could reasonably occur as a result of QAC’s
proposed provisions are therefore consistent with the nature, scale and intensity
of activity that could occur under the Aerodrome Purpose Designation. The range
of the activities and development standards are therefore appropriate in my

opinion.

A controlled activity status is proposed for airport and airport related activities at
Wanaka Airport. Under section 176A of the Act, when a requiring authority
proposes to undertake work within the designation, an outline plan of works is

usually required to be submitted to the territorial authority.

In my opinion, applying controlled activity status to activities at Wanaka Airport is
akin to an outline plan process. The Council will have an ability to place conditions
on any resource consent, however unlike and outline plan process, the applicant
will not have an ability to choose to accept or reject these conditions. In my
opinion, this process is efficient in that it provides third party operators at Wanaka
Airport (i.e. effectively most operators at Wanaka Airport) with greater certainty
for their activities. | note that this approach has been supported by two further
submitters?’, albeit that one further submitter considers that a permitted activity

status would be more appropriate.

For clarification purposes, it should also be noted in either the Rural Zone
Chapter, or Energy and Utilities Chapter, that the Chapter 21 Wanaka specific
provisions prevail over the more general provisions of other chapters in the PDP.
In my opinion this is necessary to ensure the provisions are administered

consistently and to ensure that consenting inefficiencies do not arise from the

17 Submitter Ross and Judith Family Trust (704 and FS1088) and Jeremy Bell Investments Limited (782,
784 and FS1030 and 1091).
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524

5.25

potential duplication of rules in the Rural Zone and Energy and Utilities Chapters.
For example, Rule 30.4.15 and 30.4.16 refer to “Buildings (associated with a
Utility)”. It is not clear whether this rule would inadvertently capture all buildings
at Wanaka Airport, and/or whether it would potentially capture buildings provided

by the network utility operator only.

The proposed policy provisions also provide guidance for assessing discretionary
or non-complying activities at Wanaka Airport. This is more efficient than the
current policy framework, whereby no provisions anticipate airport or airport
related activities. Applicants are therefore required to justify their activity against
the receiving environment of the Airport, if resource consent is to be obtained. |
therefore do not agree with the Council Officer’s rejection of QAC’s submission
for the purported reason that non-complying activities would be assessed against
the Rural Zones objectives and policies, which do not anticipate activities of this
nature. The specific objectives and policies proposed by QAC squarely address

this concern.

Runway End Protection Areas

Through its submission QAC sought the inclusion of two additional policies and
rules relating to Runway End Protection Areas (“REPA”) at Wanaka Airport. The
policies sought provide for REPAS in order to maintain and enhance the safety of
the public and those using Wanaka Airport, and also to avoid the establishment
of activities that may generate effects that compromise the safety of aircraft
arriving at or departing from Wanaka Airport. To implement the policy, QAC
submitted that a new rule is required that prohibits various activities within the
REPA.

The Council Officer supports the general intent of the provisions in so far as they
relate to the importance of safety at Wanaka Airport. However, because the
Council Officer does not support the wider Wanaka Airport planning framework
(described in paragraphs 5.15.5.22 above), the Council Officer has suggested
Proposed Policy 21.2.x.3 should be located under Objective 21.2.8 and that
Policy 21.2.x.4 is superfluous because there are policies under Objective 21.2.4

that recognise and protect established activities.
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5.27

5.28

5.29

6.1

Without derogating from my primary position that these policies should be located
within a specific Wanaka Airport set of provisions, | support the inclusion of Policy
21.2.x.3 under Objective 21.2.8, and note that policies will often give effect to

more than one objective. This would be such an example.

With respect to QAC’s Proposed Policy 21.2.x.3, it remains my opinion that this
policy should be retained. The rule that seeks to implement Policy 21.2.x.3
strongly discourages, by way of prohibited activity status, the establishment of
new structures and/or activities that may give rise to adverse effects at Wanaka
Airport. In my opinion, such an onerous activity status warrants an appropriately

dissuasive and directive policy.

With respect to the rule, the Council Officer has recommended rejecting the
proposed rule, noting that the prohibited activity status is too onerous, and instead
recommends non-complying activity status. | disagree with the Council Officer
and consider that a prohibited activity status is appropriate when considering the
health and safety of aircraft and passengers using the Airport and any persons

undertaking activities within the REPA.

| also disagree with the recommendation that the rule prohibiting development
within these areas be rejected. | consider that in the absence of a prohibitive rule,
there would be no means to implement the Policy 21.x.3 which the Council Officer
has supported®®. | also consider the breadth of activities identified is appropriate
and note that it is necessary to restrict more than just the built form, as appears
to be the focus of the Council Officer.

CONCLUSION

Wanaka Airport is an existing physical resource located within the Rural zone of
the PDP. The Chapter 30 Energy and Utilities provisions do not contemplate the
range of activities provided for at Airports and are more geared towards
‘traditional’ utilities. It is therefore inappropriate to rely on these provisions for

activities occurring now or in the future at Wanaka Airport.

18 Refer to paragraph 15.13 of the Section 42A report for Chapter 21 Rural Zone dated 7" April 2016.
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6.2 Section 7(b) of the Act requires regard to be given to the efficient use and
development of natural and physical resources. The current practice of requiring
resource consents for developments at Wanaka Airport for a discretionary activity
is ineffective and is inconsistent with the nature and scale of activities anticipated

by Aerodrome Purposes designation.

6.3  As an existing (regionally significant) physical resource located in the Rural zone
of the PDP, | consider that a bespoke planning framework is appropriate and

achieves the purpose of the Act.
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Appendix B

Revised Provisions



RURAL ZONE 21

Key:

Section 42A report recommend changes to notified chapter are shown in underlined text for additions

and strike-through-text for deletions. Dated 6 April 2016.

Further changes to objectives shown in purple underlined text for additions and strike-through text
for deletions reflect Working Draft dated 13 April 2016, in response to the Panel’s Fourth Procedural
Minute, dated 8 April 2016.

Further amendments to the provisions shown in red underlined text for additions and strike-threugh
text for deletions as recommended by Kirsty O’Sullivan, Mitchell Partnerships Limited on 20" April
2016.

21 Rural Zone

21.1 Zone Purpose

The purpose of the Rural zone is to enable farming activities while protecting, maintaining and enhancing
landscape values, nature conservation values, the soil and water resource and rural amenity.

A wide range of productive activities occur in the Rural Zone and because the majority of the District's
distinctive landscapes comprising open spaces, lakes and rivers with high visual quality and cultural
value are located in the Rural Zone, there also exists the desire for rural living, recreation, commercial
and tourism activities.

Ski Area sub zones are located within the Rural Zone. These sub zones recognise the contribution
tourism infrastructure makes to the economic and recreational values of the District. The purpose of the
Ski Area sub zones is to enable the continued development of Ski Area Activities as year round
destinations within the identified sub zones where the effects of the development would be cumulatively
minor.

In addition, the Rural Industrial Sub Zone includes established industrial activities that are based on
rural resources or support farming and rural productive activities.

Wanaka Airport is also located within the Rural Zone. The airport is well established within the zone and
therefore needs to be recognised and provided for to ensure its ongoing use and development. The
location of Queenstown and Wanaka Airports is such that the effects of aircraft operations may be

experienced within some parts of the rural environment.|

A substantial proportion of the Outstanding Natural Landscapes of the district comprises private land
managed in traditional pastoral farming systems. Rural land values tend to be driven by the high
landscape and amenity values in the district. The long term sustainability of pastoral farming will depend
upon farmers being able to achieve economic returns from utilising the natural and physical resources
of their properties. For this reason, it is important to acknowledge the potential for a range of alternative
uses of farm properties that utilise the qualities that make them so valuable.

The Gibbston Valley is recognised as a Special Character Area for viticulture production and the
management of this area is provided for in Chapter 23.

Pursuant to Section 86(b)(3) of the RMA, the following rules that protect or relate to water have
immediate legal effect:

e 21.4.24 and all rules in Table 9: Activities on the surface of lakes and rivers.
e 21.5.4: Setback of buildings from water bodies.

e 21.5.7: Dairy farming grazing within the bed or margin of a water body.

Appendix B — Evidence of Kirsty O’Sullivan 21 '1

Commented [KO1]: The second sentence of largely is
consistent with the explanatory text included in Section 5.2 of
PC35.




RURAL ZONE 21

e 21.4.30 (b) and 21.4.32: Suction dredge mining.

21.2
21.2.1

Policies

21.21.1

21.2.1.2

21.2.1.3

21.2.1.4

21.2.1.5

21.2.1.6

21.2.1.7

21.2.1.8

21.2.2

Policies

21.2.2.1

21.2.2.2

21.2.2.3

21.2.3

Policies

21.23.1

Appendix B —

Objectives and Policies

Objective - Enable Undertakea A range of land uses including farming, permitted
and established activities are enabled while protecting, maintaining and enhancing
landscape, ecosystem services, nature conservation and rural amenity values.

Enable farming activities while protecting, maintaining and enhancing the values of
indigenous biodiversity, ecosystem services, recreational values, the landscape and
surface of lakes and rivers and their margins.

Provide for Farm Buildings associated with larger landholdings of 100 hectares in area
where the location, scale and colour of the buildings will not adversely affect landscape
values.

Require buildings to be set back a minimum distance from internal boundaries and road
boundaries in order to mitigate potential adverse effects on landscape character, visual
amenity, outlook from neighbouring properties and to avoid adverse effects on
established and anticipated activities.

Minimise the dust, visual, noise and odour effects of activities by requiring faeilities them
to locate a greater distance from formed roads, neighbouring properties, waterbodies and
zones that are likely to contain residential and commercial activity.

Have regard to the location and direction of lights so they do not cause glare to other
properties, roads, public places or the night sky.

Avoid adverse cumulative impacts on ecosystem services and nature conservation
values.

Have regard to the spiritual beliefs, cultural traditions and practices of Tangata Whenua.

Have regard to fire risk from vegetation and the potential risk to people and buildings,
when assessing subdivision and development in the Rural Zone.

Objective - Sustain-t The life supporting capacity of soils_is sustained.

Allow for the establishment of a range of activities that utilise the soil resource in a
sustainable manner.

Maintain the productive potential and soil resource of Rural Zoned land and encourage
land management practices and activities that benefit soil and vegetation cover.

Protect the soil resource by controlling activities including earthworks, indigenous
vegetation clearance and prohibit the planting and establishment of recegnised identified
wilding exotic trees with the potential to spread and naturalise.

Objective - Safeguard-t-The life supporting capacity of water is safequarded
through the integrated management of the effects of activities.

In conjunction with the Otago Regional Council, regional plans and strategies:

e Encourage activities that use water efficiently, thereby conserving water quality and
quantity;

Evidence of Kirsty O’Sullivan 21 '2



21.24

Policies

21.2.4.1

21.2.4.2

21.2.5

Policies

21.25.1

21.25.2

21.253

21.25.4

21.2.6

Policies

21.26.1

21.2.6.2

21.2.6.3

21.2.7

Appendix B

RURAL ZONE 21

e Discourage activities that adversely affect the potable quality and life supporting
capacity of water and associated ecosystems.

Objective - Manrage-sSituations where sensitive activities conflict with existing
and anticipated activities are managed -the-Rural-Zone.

New activities must R-recognise that permitted and established activities in the Rural
Zone may result in effects such as odour, noise, dust and traffic generation that are
reasonably expected to occur and will be noticeable to residents and visitors in rural
areas.

Control the location and type of non-farming activities in the Rural Zone, to minimise or
avoid conflict with activities that may not be compatible with permitted or established
activities.

Objective - Recogniseforand provide epportunitiesform-Mineral extraction
providing opportunities are provided for on the basis the location, scale and
effects would not degrade amenity, water, wetlands, landscape and indigenous
biodiversity values.

Recognise Have regard to the importance and economic value of locally seureed mined
high-quality gravel, rock and other minerals including gold and tungsten fer+oad-making
and-censtruction-activities.

Recognise Provide for exploration, prospecting and small scale recreational gold mining
as activities with limited environmental impact.

Ensure that during and following the conclusion of mineral extractive activities, sites are
progressively rehabilitated in a planned and co-ordinated manner, to enable the
establishment of a land use appropriate to the area.

Ensure potential adverse effects of large-seale extractive activities (including mineral

exploration) are avoided,-er remedied or mitigated, particularly where those activities

have potential to degrade landscape quality, character and visual amenity, indigenous
biodiversity, lakes and rivers, potable water quality and the life supporting capacity of
water.

Objective - Eneodraget The future growth, development and consolidation of
existing—Ski-Areas_Skiing Area Activities is encouraged within identified Ski
Area Sub Zones, while avoiding, remedying or mitigating adverse effects on the
environment.

Identify Ski Field Sub Zones and encourage Ski Area Activities to locate and consolidate
within the sub zones.

Control the visual impact of roads, buildings and infrastructure associated with Ski Area
Activities.

Provide for the continuation of existing vehicle testing facilities within the Waiorau Snow

Farm Ski Area Sub Zone on the basis the landscape and indigenous biodiversity values
are not further degraded.

Objective - Separate activities sensitive to-aircraft noise from-existing airports
through:

— Evidence of Kirsty O’Sullivan 21 '3



Policies

21.2.7.1

21.2.7.2

21.2.7.3

21.2.7.4

21.2.8

Policies

21.2.8.1

21.2.8.2

21.2.9

Appendix B

RURAL ZONE 21

An-areato-containisretained-Retention-efaAn area that excludes activities that

which are ret-sensitive to aircraft noise, is retained within an airport’s Outer
Control Boundary, to act as a buffer between airports and Activities Sensitive to
Aircraft Noise.|

Prohibit all new Activity Sensitive to Aircraft Noise (ASAN) on rural zoned land within the
Outer Control Boundary (OCB) at Queenstown Airport and Wanaka Airport to avoid
adverse effects arising from aircraft operations on future Activity Sensitive to Aircraft
Noise (ASAN)/

Identify and maintain areas containing activities that are not sensitive to aircraft noise,
within an airport’s outer control boundary, to act as a buffer between the airport and
activities sensitive to aircraft noise.

Retain open space within the outer control boundary of airports in order to provide a
buffer, particularly for safety and noise purposes, between the airport and other activities.[m

Require as necessary mechanical ventilation for any alterations or additions to Critical
Listening Environment within any existing buildings containing an Activity Sensitive to
Aircraft Noise within the Queenstown Airport Outer Control Boundary and require sound
insulation and mechanical ventilation for any alterations or additions to Critical Listening
Environment within any existing buildings containing an Activity Sensitive to Aircraft Noise
within the Queenstown Airport Air Noise Boundaryl.

Objective - Aveid-s Subdivision, use and development is—aveided +emediedor

mitigated—in areas that are +denﬂﬂed—as—bemg unsuitable_due to identified
constraints fer-developmentis avoided, remedied or mitigated.

ehaptepsr To ensure that any sublelsmn use and development is undertaken on land

that is appropriate in terms of the anticipated use, having regard to potential constraints
including hazards and landscape.

Prevent subdivision and development within the building restriction areas identified on the
District Plan maps, in particular:

a. In the Glenorchy area, protect the heritage value of the visually sensitive Bible Face
landform from building and development and to maintain the rural backdrop that the
Bible Face provides to the Glenorchy Township.

b. In Ferry Hill, within the building line restriction identified on the planning maps.
Objective - Ensurecommereial Arange of activities are undertaken on the basis

they do not degrade landscape values, rural amenity, or impinge on farming
permitted and established activities.

— Evidence of Kirsty O’Sullivan 21 '4

Commented [KO2]: This objective combines the outcomes
of PC26 and PC35.

Commented [KO3]: This policy is consistent with Policy 3.7
and Policy 7.2, Section 5.2 of PC35.

This policy is also consistent with Policy 3.6, Section 5.2 of
PC26 and is similar to Policy 8.2, section 4.9.3 and Policy 7.2
of Section 5.2 of PC26.

{

Commented [KO4]: This policy is largely consistent with
section 5.2, Objective 7.1 of the ODP.

[

Commented [KO5]: This policy is consistent with Policy 3.8
and Policy 7.3, Section 5.2 of PC35.

|




Policies

21.29.1

21.2.9.2

21.2.9.3

21.29.4

21.2.9.5

21.2.9.6

21.2.9.7

RURAL ZONE 21

Commercial activities in the Rural Zone should have a genuine link with the rural land and
water resource, farming, horticulture or viticulture activities, or recreation activities
associated with resources located within the Rural Zone.

Aveid Provide for the establishment of commercial, retail and industrial activities only
where theyse would degrade protect, maintain or enhance rural quality or character,
amenity valges and landscape values.

Encourage forestry to be consistent with topography and vegetation patterns, to locate

outside of the Outstanding Natural Features and Landscapes,_significant natural areas

and ensure forestry does not degrade the landscape character or visual amenity values
of the Rural Landscape.

Ensure forestry harvesting avoids adverse effects with regards to siltation and erosion
and sites are rehabilitated to minimise runoff, erosion and effects on landscape values.

Limit exotic forestry to species that do not have any potential to spread and naturalise.

Ensure traffic from commercial activities does not diminish rural amenity or affect the safe
and efficient operation of the roading and trail network, or access to public places.

Provide for a range of activities that support the vitality, use and enjoyment of the

21.2.10

21.2.10.1

21.2.10.2

21.2.10.3

21.2.11

21.2.11.1

21.2.11.2

21.2.11.3

21.2.11.4

Queenstown Trail and Upper Clutha Tracks Trail network on the basis landscape and
rural amenity is protected, maintained or enhanced and established activities are not

compromised.

Objective - Reecogniset The potential for d Biversification of farmsing and other
rural activities that—utiises—the-natural-erphysical-reseurces—of farms—and
supports the sustainability of farming-aetivities-natural and physical resources.

Encourage revenue producing activities that can support the long term sustainability of
farmsing and rural areas of ir the district.

Ensure that revenue producing activities utilise natural and physical resources (including
buildings) in a way that maintains and enhances landscape quality, character, rural
amenity, and natural values-resources.

Recognise Have regard to that the establishment of eemplementary activities such as
tourism, commercial recreation or visitor accommodation located within farms where

these may enable landscape values and indigenous biodiversity to be sustained in the

longer term. Sueh-pestive-effectsshould-be-taken-thrto-accountinthe-assessment-ofany

The role of Wanaka Airport in supporting the social and economic wellbeing of the
District is recognised and provided for, while managing reverse sensitivity effects.

Ensure that an appropriate noise boundary is established and maintained around
Wanaka Airport to enable operations at the Airport to continue and to expand over time |

Provide for a range of airport related service, business, industrial and commercial activity
at Wanaka Airport to support or complement the functioning of the Airport, where those
activities are located on land within the Airport's Aerodrome Purpose Designation.

Retain a buffer around Wanaka Airport to provide for the runway end protection areas at
the Airport to maintain and enhance the safety of the public and those using aircraft at

Wanaka Airport.

Avoid activities which may generate effects that compromise the safety of the operation
of aircraft arriving at or departing from Wanaka Airport
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21.212

Policies

21.2.12.1

21.2.12.2

21.2.13

Policies

21.2.13.1

21.2.13.2

21.2.13.3

21.2.13.4

21.2.13.5

21.2.13.6

21.2.13.7

21.2.13.8

21.2.13.9

21.2.13.10

Appendix B —
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Objective - Manage-t The location, scale and intensity of informal airports_is
managed.

Recognise that informal airports are an appropriate activity within the rural environment,
provided the informal airport is located, operated and managed so as to minimise
adverse effects on the surrounding rural amenity.

Protect rural amenity values, and amenity of other zones from the adverse effects that
can arise from informal airports.

Objective - Proteetmaintain-orenhancet The surface of lakes and rivers and
their margins are protected, maintained or enhanced.

Have regard to statutory obligations, the spiritual beliefs, cultural traditions and practices
of Tangata Whenua where activities are undertaken on the surface of lakes and rivers
and their margins.

Enable people to have access to a wide range of recreational experiences on the lakes
and rivers, based on the identified characteristics and environmental limits of the various
parts of each lake and river.

Avoid or mitigate the adverse effects of frequent, large-scale or intrusive commercial
activities such as those with high levels of noise, vibration, speed and wash, in particular
motorised craft in areas of high passive recreational use, significant nature conservation
values and wildlife habitat.

Recognise Have regard to the whitewater values of the District’s rivers and, in particular,
the values of the Kawarau, Nevis and Shotover Rivers as twe three of the few remaining
major unmodified whitewater rivers in New Zealand, and to support measures to protect

this characteristic of rivers.

Protect, maintain or enhance the natural character and nature conservation values of
lakes, rivers and their margins, with particular regard to places with nesting and spawning
areas, the intrinsic value of ecosystem services and areas of indigenous fauna habitat
and recreational values.

Recognise and provide for the maintenance and enhancement of public access to and
enjoyment of the margins of the lakes and rivers.

Ensure that the location, design and use of structures and facilities are such that any
adverse effects on visual qualities, safety and conflicts with recreational and other
activities on the lakes and rivers are avoided, remedied or mitigated.

Encourage the development and use of marinas, jetties and moorings in a way that
avoids er—where-necessary, remedies and-or mitigates adverse effects on the
environment.

Take into account the potential adverse effects on nature conservation values from the
boat wake of commercial boating activities, having specific regard to the intensity and
nature of commercial jet boat activities and the potential for turbidity and erosion.

Ensure that the nature, scale and number of commercial boating operators and/or

commercial boats on waterbodies do not exceed levels where the safety of passengers
and other users of the water body cannot be assured.
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21.2.14

Policies

21.2.14.1

21.2.14.2

21.3

21.3.1

RURAL ZONE 21

Objective - Enable+ Rural industrial activities within the Rural Industrial Sub
Zonesrthatwill support farming and rural productive activities, while protecting,
maintaining and enhancing rural character, amenity and landscape values.

Provide for rural industrial activities and buildings within established nodes of industrial
development while protecting, maintaining and enhancing landscape and amenity values.

Provide for limited retail and administrative activities within the Rural Industrial Sub Zone

on the basis it is directly associated with and ancillary to the Rural Industrial Activity on
the site.

Other Provisions and Rules

District Wide

Attention is drawn to the following District Wide chapters. All provisions referred to are within Stage 1 of
the Proposed District Plan, unless marked as Operative District Plan (ODP).

1 Introduction 2 Definitions 3 Strategic Direction
4 Urban Development 5 Tangata Whenua 6 Landscapes
24 Signs (18 ODP) 25 Earthworks (22 ODP) 26 Historic Heritage
27 Subdivision 28 Natural Hazards 29 Transport (14 ODP)
30 Utilities and Renewable | 31 Hazardous Substances (16 | 32 Protected Trees
Energy ODP)
33 Indigenous Vegetation 34 Wilding Exotic Trees 35 Temporary Activities and
Relocated Buildings
36 Noise 37 Designations Planning Maps
21.3.2 Regional Council Provisions
21321 In addition to any rules for mining, the Otago Regional Plan: Water, also has rules related
to suction dredge mining.
21.3.3 Clarification
21.3.3.1 A permitted activity must comply with all the rules listed in the activity and standards
tables, and any relevant district wide rules.
21.3.3.2 Where an activity does not comply with a standard listed in the standards tables, the
activity status identified by the ‘Non-Compliance Status’ column shall apply. Where an
activity breaches more than one Standard, the most restrictive status shall apply to the
Activity.
21.3.3.3 Compliance with any of the following standards, in particular the permitted standards,
does not absolve any commitment to the conditions of any relevant resource consent,
consent notice or covenant registered on the site’s computer freehold register.
21.3.34 The Council reserves the right to ensure development and building activities are

Appendix B —

undertaken in accordance with the conditions of resource consent through monitoring.
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21.3.35 Applications for building consent for permitted activities shall include information to
demonstrate compliance with the following standards, and any conditions of the
applicable resource consent conditions.

21.3.3.6 For controlled and restricted discretionary activities, the Council shall restrict the exercise
of its discretion to the matters listed in the rule.

21.3.3.7 The existence of a farm building either permitted or approved by resource consent under
Table 4 — Farm Buildings shall not be considered the permitted baseline for residential or
other non-farming activity development within the Rural Zone.

21.3.3.8 The Ski Area and Rural Industrial Sub Zones, being Sub Zones of the Rural Zone, require
that all rules applicable to the Rural Zone apply unless stated to the contrary.

21.3.3.9 Ground floor area means any areas covered by the building or parts of the buildings and
includes overhanging or cantilevered parts but does not include pergolas (unroofed),
projections not greater than 800mm including eaves, bay or box windows, and uncovered
terraces or decks less than 1m above ground level.

21.3.3.10 Building platforms identified on a site’s computer freehold register shall have been
registered as part of a resource consent approval by the Council.

21.3.3.11 The rules relating to airport and airport related activities at Wanaka Airport shall take
precedence over the more generalised rules contained in Chapter 30 Energy and Utilities.

21.3.3.12 These abbreviations are used in the following tables. Any activity which is not permitted
(P) or prohibited (PR) requires resource consent.

P Permitted C Controlled

RD Restricted Discretionary D Discretionary

NC Non Complying PR | Prohibited
21.4 Rules - Activities

All activities, including any listed permitted activities shall be subject to the rules and standards
contained in Tables 1 to 10.

Table 1 — Activities

Table 2 — Standards for all Activities

Table 3 — Structures and Buildings

Table 4 — Farm Buildings

Table 5 — Commercial Activities

Table 6 — Informal Airports

Table 7 — Ski Area Sub Zone

Table 8 — Rural Industrial Sub Zone

Table 9 — Surface of Lakes and Rivers

Table 10 — Closeburn Station
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Rule Table 1 — Activities Rural Zone Activity

21.4.] Any activity not listed in tables 1 to 10. NC

Farming Activities

21.4.| Farming Activity that complies with the standards in Table 2. P

21.4.| Construction or addition to farm buildings that comply with the standards in | P
Table 4.

21.4.| Factory Farming that complies with the standards in Table 2. P

Residential Activities, Subdivision and Development

21.4.| The use of land or buildings for residential activity except as provided for in any | D
other rule.

21.4.| One residential unit within any building platform approved by resource consent. | P

21.4.| The construction and exterior alteration of buildings located within a building | P
platform approved by resource consent, or registered on the applicable
computer freehold register, subject to compliance with the standards in Table
3.

21.4.| The exterior alteration of any lawfully established building located outside of a | P
building platform, subject to compliance with the standards in Table 3.

21.4.| The identification of a building platform not less than 70m2 and not greater than | D
1000m2.

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

21.4.| Domestic Livestock. P

21.4.| Residential Flat (activity only, the specific rules for the construction of any | P
buildings apply).

Commercial Activities

21.4.| Home Occupation that complies with the standards in Table 5. P
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Rule Table 1 — Activities Rural Zone Activity
21.4.| Retail sales of farm and garden produce and wine grown, reared or produced | C
on-site or handicrafts produced on the site and that comply with the standards
in Table 5.
Except roadside stalls that meet the following shall be a permitted activity:
a. the ground floor area is less than 5mz2;
b. are not higher than 2.0m from ground level;
c. the minimum sight distance from the stall/access shall be 200m;
d. the minimum distance of the stall/access from an intersection shall be
100m; and, the stall shall not be located on the legal road reserve.
Control is reserved to all of the following:
e The location of the activity and buildings.
e Vehicle crossing location, car parking.
¢ Rural amenity and landscape character.
21.4.| Commercial activities ancillary to and located on the same site as recreational | D
activities.
21.4| Commercial recreation activities that comply with the standards in Table 5. P
21.4.| Cafes and restaurants located in a winery complex within a vineyard. D
21.4.| Ski Area Activities within the Ski Area Sub Zone. P
21.4.| Ski Area Activities not located within a Ski Area Sub Zone, with the exception | NC
of Passenger Lift Systems, heli-skiing and non-commercial skiing.
21.4 Visitor Accommodation. D
21.4. Forestry Activities in Rural Landscapes. D
21.4 Retail activities within the Rural Industrial Sub Zone that involve the sale of | P
goods produced, processed or manufactured on site or ancillary to Rural
Industrial activities that comply with Table 8.
21.4| Administrative offices ancillary to and located on the same site as Rural | P
Industrial activities being undertaken within the Rural Industrial Sub Zone that
comply with Table 8.
Other Activities
21.4. Activities on the surface of lakes and rivers that comply with Table 9. P
21.4, Informal Airports that comply with Table 6. P
21.4 Any building within a Building Restriction Area identified on the Planning Maps. | NC
21.4| Recreation and/or Recreational Activity. P
Appendix B — Evidence of Kirsty O’Sullivan 21 '1 0
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Rule Table 1 — Activities Rural Zone Activity

21.4.| Airport Activity — Wanaka Airport [

Control is reserved to all of the following:

e Design, external appearance and siting of buildings and structures;

e Traffic generation, vehicle parking, site access and servicing

e Landscaping and screening of any outdoor areas;

e The extent to which the activity benefits from an Airport location.

21.4.| Airport Related Activity — Wanaka Airport

10

Control is reserved to all of the following:

o Design, external appearance and siting of buildings and structures;

e Traffic generation, vehicle parking, site access and servicing

e Landscaping and screening of any outdoor areas;

e The extent to which the activity benefits from an Airport location.

Activities within the Outer Control Boundary at Queenstown Airport and
Wanaka Airport

21.4. New Building Platforms and Activities within the Outer Control Boundary - | PR
Wanaka Airport

On any site located within the Outer Control Boundary, any new activity
sensitive to aircraft noise or new building platform to be used for an activity
sensitive to aircraft noise (except an activity sensitive to aircraft noise located

on a building platform approved before 20 October 2010)H C ted [KO7]: This rule is consistent with rule
5.3.3.5(ii) Section 5.3 of PC26.

21.4.] Activities within the Outer Control Boundary - Queenstown Airport PR

On any site located within the Outer Control Boundary, which includes the Air
Noise Boundary, as indicated on the District Plan Maps, any new Activity

Sensitive to Aircraft Noisel.] {l‘ ed [KO8]: This rule is consistent with rule
5.3.3.5(iii), Section 5.3 of PC35.

Mining Activities

21.4| The following mining and extraction activities are permitted: P

a. Mineral prospecting.

b. Mining by means of hand-held, non-motorised equipment and suction
dredging, where the total motive power of any dredge does not exceed 10
horsepower (7.5 kilowatt); and

c. The mining of aggregate for farming activities provided the total volume
does not exceed 1000m3 in any one year.

d. The activity will not be undertaken on an Outstanding Natural Feature.
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Rule

Table 1 — Activities Rural Zone

Activity

21.4.

Mineral exploration that does not involve more than 20m?2 in volume in any one
hectare

Control is reserved to all of the following:

e The adverse effects on landscape, nature conservation values and water
quality.

Rehabilitation of the site is completed that ensures:
e the long term stability of the site.

o that the landforms or vegetation on finished areas are visually integrated
into the landscape.

e water quality is maintained.
e that the land is returned to its original productive capacity.
e that the land is rehabilitated to indigenous vegetation where the pre-

existing land cover immediately prior to the exploration, comprised
indigenous vegetation in terms of Part 33.3.3.2 and 33.3.3.3.

C

21.4.

Any mining activity other than provided for in rules 21.4.30 and 21.4.31.

Industrial Activities

21.4.

Rural Industrial Activities within a Rural Industrial Sub-Zone that comply with
Table 8.

P

21.4.

Buildings for Rural Industrial Activities that comply with Table 8.

21.4.

Industrial Activities directly associated with wineries and underground cellars
within a vineyard.

D

21.4.

Other Industrial Activities.

NC
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RURAL ZONE 21

Rules - Standards

Table 2 - General Standards.

The following standards apply to any of the activities described in Tables 1 to
10 in addition to the specific table (Tables 3-10) unless otherwise stated.

Non-
compliance

21.5.

Setback from Internal Boundaries
The minimum setback of any building from internal boundaries shall be 15m.
Discretion is restricted to all of the following:

e Rural Amenity and landscape character.

e Privacy, outlook and amenity from adjoining properties.

Except this rule shall not apply within the Rural Industrial Sub Zone. Refer to
Table 8.

RD

21.5,

Setback from Roads
The minimum setback of any building from a road boundary shall be 20m,
except, the minimum of any building setback from State Highway 6 between
Lake Hayes and Frankton shall be 50m. The minimum setback of any building
for other sections of State Highway 6 where the speed limit is 70 km/hr or
greater shall be 40m.
Discretion is restricted to all of the following:

e Rural Amenity and landscape character.

e Open space.

e The adverse effects on the proposed activity from noise, glare and
vibration from the established road.

RD

21.5,

Setback from Neighbours of Buildings Housing Animals

The minimum setback from internal boundaries for any building housing
animals shall be 30m.

Discretion is restricted to all of the following:
e Odour.
e Noise.
e Dust.

e Vehicle movements.

RD

21.5,

Setback of buildings from Water bodies

The minimum setback of any building from the bed of a wetland, river or lake
shall be 20m.

Discretion is restricted to all of the following:
e Indigenous biodiversity values.
e Visual amenity values.

e Landscape and natural character.

RD
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Table 2 - General Standards. Non-
compliance
The following standards apply to any of the activities described in Tables 1 to
10 in addition to the specific table (Tables 3-10) unless otherwise stated.

e Open space.

e Whether the waterbody is subject to flooding or natural hazards and
any mitigation to manage the adverse effects of the location of the
building.

21.5.| Dairy Farming (Milking Herds, Dry Grazing and Calf Rearing) RD

All effluent holding tanks, effluent treatment and effluent storage ponds, shall
be located at least 300 metres from any formed road or adjoining property.

Discretion is restricted to all of the following:
e Odour.
e Visual prominence.
e Landscape character.

e Effects on surrounding properties.

21.5.| Dairy Farming (Milking Herds, Dry Grazing and Calf Rearing) D

All milking sheds or buildings used to house or feed milking stock shall be
located at least 300 metres from any adjoining property or formed road.

21.5.| Dairy Farming (Milking Herds, Dry Grazing and Calf Rearing) PR

Stock shall be prohibited from standing in the bed of, or on the margin of a
water body.

For the purposes of this rule:
e Margin means land within 3.0 metres from the edge of the bed.

e Water body has the same meaning as in the RMA, and also includes
any drain or water race that goes to a lake or river.

21.5.| Factory Farming (excluding the boarding of animals) D

Factory farming within 2 kilometres of a Residential, Rural Residential, Rural
Lifestyle, Township, Rural Visitor, Town Centre, Local Shopping Centre or
Resort Zone.

21.5.| Factory Farming NC
Factory farming of pigs where:

21591 the number of housed pigs exceeds 50 sows or 500 pigs of
mixed ages; and/or

21592 any housed pigs are closer than 500m to a property boundary;
and/or

21.5.9.3 the number of outdoor pigs exceeds 100 pigs and their
progeny up to weaner stage; and/or

21594 outdoor sows are not ringed at all times; and/or
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Table 2 - General Standards.

The following standards apply to any of the activities described in Tables 1 to
10 in addition to the specific table (Tables 3-10) unless otherwise stated.

Non-
compliance

21595 the stocking rate of outdoor pigs exceeds 15 pigs per hectare,
excluding progeny up to weaner stage.

21.5.

Factory farming of poultry where:
21.5.10.1  the number of birds exceeds 10,000 birds; and/or

21.5.10.2 birds are housed closer than 300m to a site boundary.

NC

21.5.

Any factory farming activity other than factory farming of pigs or poultry.

NC

21.5,

Airport Noise — Wanaka Airport[

Alterations or additions to existing buildings, or construction of a building on a
building platform approved before 20 October 2010 within the Outer Control
Boundary, shall be designed to achieve an internal design sound level of 40
dB Ldn, based on the 2036 noise contours, at the same time as meeting the
ventilation requirements in Table 5, Chapter 36. Compliance can either be
demonstrated by submitting a certificate to Council from a person suitably
qualified in acoustics stating that the proposed construction will achieve the
internal design sound level, or by installation of mechanical ventilation to
achieve the requirements in Table 5, Chapter 36.

Commented [KO9]: This standard is consistent with
Standard 5.3.5.2x of PC26.

21.5.

Airport Noise — Alteration or Addition to Existing Buildings (excluding
any alterations of additions to any non-critical listening
environment) within the Queenstown Airport Noise Boundaries|

(@) Within the Queenstown Airport Air Noise Boundary (ANB) -
Alterations and additions to existing buildings containing an Activity
Sensitive to Aircraft Noise shall be designed to achieve an Indoor Design
Sound Level of 40 dB Ldn, within any Critical Listening Environment,
based on the 2037 Noise Contours. Compliance shall be demonstrated
by either adhering to the sound insulation requirements in Table 4 of
Chapter 36 and installation of mechanical ventilation to achieve the
requirements in Table 5 of Chapter 36, or by submitting a certificate to
Council from a person suitably qualified in acoustics stating that the
proposed construction will achieve the Indoor Design Sound Level with
the windows open.

(b) Between the Queenstown Airport Outer Control Boundary (OCB)
and the ANB — Alterations and additions to existing buildings containing
an Activity Sensitive to Aircraft Noise shall be designed to achieve an
Indoor Design Sound Level of 40 dB Ldn within any Critical Listening
Environment, based on the 2037 Noise Contours. Compliance shall be
demonstrated by either installation of mechanical ventilation to achieve
the requirements in Table 5 of Chapter 36 or by submitting a certificate
to Council from a person suitably qualified in acoustics stating that the
proposed construction will achieve the Indoor Design Sound Level with
the windows open.

(c) Standards (a) and (b) exclude any alterations or additions to any non-
critical listening environment.

NC

Commented [KO10]: This standard is consistent with Rule
5.3.5.2(jii) of PC35.

21.5.x

Lighting and Glare

21.5.13.1  All fixed exterior lighting shall be directed away from adjoining
sites and roads; and
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Table 2 - General Standards. Non-
compliance
The following standards apply to any of the activities described in Tables 1 to
10 in addition to the specific table (Tables 3-10) unless otherwise stated.

21.5.13.2  No activity on any site shall result in greater than a 3.0 lux spill
(horizontal and vertical) of light onto any other site measured at
any point inside the boundary of the other site, provided that
this rule shall not apply where it can be demonstrated that the
design of adjacent buildings adequately mitigates such effects.

21.5.13.3  There shall be no upward light spill.
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Any building, including any structure larger than 5m2, that is new, relocated,
altered, reclad or repainted, including containers intended to, or that remain
on site for more than six months, and the alteration to any lawfully established
building are subject to the following:

All exterior surfaces* shall be coloured in the range of browns, greens or

greys (exeeptseoffits), including;

21.5.15.1 Pre-painted steel and all roofs shall have a light reflectance
value not greater than 20%; and,

21.5.15.2  All other surface** finishes shall have a light reflectance value
of not greater than 30%.

21.5.15.3 Inthe case of alterations to an existing building not located
within a building platform, it does not increase the ground floor
area by more than 30% in any ten year period.
Discretion is restricted to all of the following:
e External appearance.
e Visual prominence from both public places and private locations.
e Landscape character.
e Visual amenity.

Except this rule shall not apply within the Ski Area Sub Zones.

* _Excludes soffits, windows and skylights (but not glass balustrades).

** Includes cladding and built landscaping that cannot be measured by way

of light reflectance value but is deemed to be suitably recessive and have

the same effect as achieving a light reflectance value of 30%.

Table 3 — Standards for Structures and Buildings Non-
compliance
The following standards apply to structures and buildings, except Farm
Buildings.
21.5.| Structures RD
Any structure within 10 metres of a road boundary, which is greater than 5
metres in length, and between 1 metre and 2 metres in height, except for:
21.5.14.1 post and rail, post and wire and post and mesh fences,
including deer fences;
21.5.14.2 any structure associated with farming activities as defined in
this plan.
Discretion is restricted to all of the following:
e Effects on landscape character, views and amenity, particularly from
public roads.
e The materials used, including their colour, reflectivity and permeability.
e Whether the structure will be consistent with traditional rural elements.
21.5.| Buildings RD
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Table 3 — Standards for Structures and Buildings

The following standards apply to structures and buildings, except Farm
Buildings.

Non-
compliance

21.5.

Building size
The maximum ground floor area of any building shall be 500mz2.
Discretion is restricted to all of the following:
e External appearance.
e Visual prominence from both public places and private locations.
e Landscape character.
e Visual amenity.
e Privacy, outlook and amenity from adjoining properties.

Except this rule shall not apply within the Ski Area Sub Zones.

RD

21.5.

Building Height
The maximum height shall be 8m.
Discretion is restricted to all of the following:
e Rural Amenity and landscape character.
e Privacy, outlook and amenity from adjoining properties.

e Visual prominence from both public places and private locations.

RD

Table 4 - Standards for Farm Buildings

The following standards apply to Farm Buildings.

Non-
compliance

21.5.

The construction, replacement or extension of a farm building as a permitted
activity is subject to the following:

21.5.18.1 The landholding is greater than 100ha; and

21.5.18.2  The density of all buildings on the site, inclusive of the
proposed building(s) will be less than one farm building per 50
25 hectares on the site; and

21.5.18.3 Is not located within an Outstanding Natural Feature (ONF);
and

21.5.18.4 If located within the Outstanding Natural Landscapes (ONL) is
less than 4 metres in height and the ground floor area is not
greater than 100m?; and

21.5.18.5 Isless than 600 masl; and
21.5.18.6  If located within the Rural Landscapes (RLC), is less than 5m

in height and the ground floor area is not greater than 300mz;
and

RD
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Table 4 - Standards for Farm Buildings

The following standards apply to Farm Buildings.

Non-
compliance

21.5.18.7 Buildings shall not protrude onto a skyline or above a terrace
edge when viewed from adjoining sites, or formed roads within
2km of the location of the proposed building.
Discretion is restricted to all of the following:
e Rural Amenity values.
e Landscape character.
e Privacy, outlook and rural amenity from adjoining properties.
e Visibility, including lighting.
e Scale.

e Location.

21.5.

Exterior colours of buildings:

21.5.19.1  All exterior surfaces shall be coloured in the range of browns,
greens or greys (except soffits).

21.5.19.2  Pre-painted steel, and all roofs shall have a reflectance value
not greater than 20%.

21.5.19.3  Surface finishes shall have a reflectance value of not greater
than 30%.

Discretion is restricted to all of the following:
e External appearance.
e Visual prominence from both public places and private locations.
e Landscape character.

e Visual amenity.

RD

21.5.

Building Height
The maximum height for any farm building shall be 10m.
Discretion is restricted to:

e Rural amenity values.

e Landscape character.

e Privacy, outlook and amenity from adjoining properties.

Table 5 - Standards for Commercial Activities

Non-
Compliance

21.5.

Commercial recreation activity undertaken on land, outdoors and involving not|
more than 10 persons in any one group.

D
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Table 5 - Standards for Commercial Activities

Non-
Compliance

21.5.

Home Occupation

21.5.22.1 The maximum net floor area of home occupation activities shall
be 150m2;

21.5.22.2  No goods materials or equipment shall be stored outside a
building;

21.5.22.3  All manufacturing, altering, repairing, dismantling or processing
of any goods or articles shall be carried out within a building.

Discretion is restricted to all of the following:

e The nature, scale and intensity of the activity in the context of the
surrounding rural area.

e Visual amenity from neighbouring properties and public places.
e Noise, odour and dust.

e The extent to which the activity requires a rural location because of its|
link to any rural resource in the Rural Zone.

e Access safety and transportation effects.

RD

21.5.

Retail Sales
Buildings in excess of 25m2 gross floor area to be used for retail sales identified
in Table 1 shall be setback from road boundaries by a minimum distance of]
30m.
Discretion is restricted to all of the following:

e Landscape character and visual amenity.

e Access safety and transportation effects.

e On-site parking.

RD

21.5.

Retail Sales

Retail sales where the access is onto a State Highway, with the exception of]
the activities listed in Table 1.

NC

Land

Informal airports that comply with the following standards shall be permitted
activities:

21.5.25.1 Informal airports located on Public Conservation Land where the
operator of the aircraft is operating in accordance with a
Concession issued pursuant to Section 17 of the Conservation
Act 1987;

Table 6 - Standards for Informal Airports Non-
Compliance
21.5. Informal Airports Located on Public Conservation and Crown Pastoral| D
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Table 6 - Standards for Informal Airports

Non-
Compliance

21.5.25.2

21.5.25.3

21.5.25.4

Informal airports located on Crown Pastoral Land where the
operator of the aircraft is operating in accordance with a
Recreation Permit issued pursuant to Section 66A of the Land
Act 1948;

Informal airports for emergency landings, rescues, fire-fighting
and activities ancillary to farming activities, or the Department of
Conservation or its agents;

In relation to points (21.5.25.1) and (21.5.25.2), the informal
airport shall be located a minimum distance of 500 metres from

any other zone,-fermed-legal+ead-or the notional boundary of
any residential unit or approved building platform not located on
the same site.

21.5.

Informal Airports Located on other Rural Zoned Land

Informal Airports that comply with the following standards shall be permitted

activities:

21.5.26.1

21.5.26.2

21.5.26.3

* note for the purposes of this Rule a flight includes two aircraft movements i.e. an arrival and departure.

Informal airports on any site that do not exceed a frequency of
use of 3-2 flights* per day week;

Informal airports for emergency landings, rescues, fire-fighting
and activities ancillary to farming activities;

In relation to point (21.5.26.1), the informal airport shall be
located a minimum distance of 500 metres from any other zone

formed-egalread-or the notional boundary of any residential
unit of building platform not located on the same site.

Table 7 — Standards for Ski Area Activities within the Ski Area Sub Zones

Activity

21.5.

Construction, relocation, addition or alteration of a building.

Control is reserved to all of the following:

e Location, external appearance and size, colour, visual dominance.

e Associated earthworks, access and landscaping.

e Provision of water supply, sewage treatment and disposal, electricity and

communication services (where necessary).

e Lighting.

C

21.5.

Ski-tews-and-ifts-Passenger Lift Systems.

Control is reserved to all of the following:

e The extent to which the ski-tew-erlift-or-building passenger lift system

breaks the line and form of the landscape with special regard to skylines,

ridges, hills and prominent slopes.

e Whether the materials and colour to be used are consistent with the rural

landscape of which the passenger lift system will form a part.

Appendix B — Evidence of Kirsty O’Sullivan

21-21




RURAL ZONE 21

Table 7 — Standards for Ski Area Activities within the Ski Area Sub Zones

Activity

e Balancing environmental considerations with operational characteristics.

21.5.

Night lighting.

Control is reserved to all of the following:
e Hours of operation.
e Duration and intensity.

e Impact on surrounding properties.

21.5.

Vehicle Testing.
In the Waiorau Snow Farm Ski Area Activity Sub Zone; the construction of
access ways and tracks associated with the testing of vehicles, their parts and
accessories.
Control is reserved to all of the following:

e Gravel and silt run off.

e Stormwater, erosion and siltation.

e The sprawl of tracks and the extent to which earthworks modify the
landform.

e Stability of over-steepened embankments.

21.5.

Retail activities ancillary to Ski Area Activities.
Control is reserved to all of the following:
e Location.
e Hours of operation with regard to consistency with ski-area activities.
e Amenity effects, including loss of remoteness or isolation.
e Traffic congestion, access and safety.
e Waste disposal.

e Cumulative effects.

21.5.X

Visitor Accommodation.

Discretion is restricted to all of the following:

e Scale and intensity and whether these would have adverse effects on
amenity, including loss of remoteness or isolation.

e Location, including whether that because of the scale and intensity the
visitor accommodation should be located near the base building area (if

any).

e Parking.

e Provision of water supply, sewage treatment and disposal.

e Cumulative effects.

Appendix B — Evidence of Kirsty O’Sullivan

21-22




RURAL ZONE 21

The minimum setback of any building within the Rural Industrial Sub Zone shall
be 10m from the Sub Zone boundaries.

Discretion is restricted to all of the following:
e The requirement for landscaping to act as a buffer between the Rural

Industrial Sub-Zone and neighbouring properties and whether there is|
adequate room for landscaping within the reduced setback.

Table 8 — Standards for activities within the Rural Industrial Sub Zone| Non-
Compliance
21.5.| Buildings RD
Any building, including any structure larger than 5m2, that is new, relocated,
altered, reclad or repainted, including containers intended to, or that remain
on site for more than six months, and the alteration to any lawfully established
building are subject to the following:
All exterior surfaces shall be coloured in the range of browns, greens or greys
(except soffits), including;
21.5.32.1 Pre-painted steel and all roofs shall have a reflectance value not
greater than 20%; and,
21.5.32.2  All other surface finishes shall have a reflectance value of not
greater than 30%.
Discretion is restricted to all of the following:
e External appearance.
e Visual prominence from both public places and private locations.
e Landscape character.
e Visual amenity.
21.5. Building size RD
The maximum ground floor area of any building shall be 500mz2.
Discretion is restricted to all of the following:
e External appearance.
e Visual prominence from both public places and private locations.
e Visual amenity.
e Privacy, outlook and amenity from adjoining properties.
21.5. Building Height RD
The maximum height for any industrial building shall be 10m.
Discretion is restricted to all of the following:
e rural amenity and landscape character.
e privacy, outlook and amenity from adjoining properties.
21.5.| Setback from Sub Zone Boundaries RD
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Table 8 — Standards for activities within the Rural Industrial Sub Zone| Non-

Compliance
e Rural amenity and landscape character.
e Privacy, outlook and amenity from adjoining properties.
21.5 Retail Activities NC

Retail activities including the display of items for sale shall be undertaken
within a building and shall not exceed 10% of the building’s total floor area.

21.5.] bightingshdClare NE
21.5.37. 1 Adfbededenorbesng shalb e dirsered v fromadiolning

21.5.37.2 eeebviboonemesiie shedbrosuloinarersahena S Oeesnill

21.5.37.3 Fhereshat-benoupeard-hghbspil

Table 9 Activities and Standards for Activities on the Surface of Lakes | Activity
and Rivers

21.5.| Jetboat Race Events C
Jetboat Race Events on the Clutha River, between the Lake Outlet boat
ramp and the Albert Town road bridge not exceeding 6 race days in any
calendar year.

Control is reserved to all of the following:

e The date, time, duration and scale of the jetboat race event, including
its proximity to other such events, such as to avoid or mitigate
adverse effects on residential and recreational activities in the
vicinity.

e Adequate public notice is given of the holding of the event.

e Reasonable levels of public safety are maintained.

21.5.| Commercial non-motorised boating activities RD
Discretion is restricted to all of the following:

e Location, S scale and intensity of the activity.

e Amenity effects, including loss of privacy, remoteness or isolation.

e Congestion and safety, including effects on other commercial
operators and recreational users.

e Waste disposal.
e Cumulative effects.

e Parking, access safety and transportation effects.
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Table 9 Activities and Standards for Activities on the Surface of Lakes
and Rivers

Activity

21.5.

Jetties and Moorings in the Frankton Arm

Jetties and moorings in the Frankton Arm, identified as the area located to
the east of the Outstanding Natural Landscape line as shown on the District
Plan Maps.

Discretion is restricted to all of the following:

e Whether they are dominant or obtrusive elements in the shore scape
or lake view, particularly when viewed from any public place,
including whether they are situated in natural bays and not
headlands.

e Whether the structure causes an impediment to craft manoeuvring
and using shore waters.

e The degree to which the structure will diminish the recreational
experience of people using public areas around the shoreline.

e The effects associated with congestion and clutter around the
shoreline. Including whether the structure contributes to an adverse
cumulative effect.

e Whether the structure will be used by a number and range of people
and craft, including the general public.

e The degree to which the structure would be compatible with
landscape and amenity values, including colour, materials, design.

RD

21.5.

Structures and Moorings

Any structure or mooring that passes across or through the surface of any
lake or river or is attached to the bank of any lake and river, other than
where fences cross lakes and rivers.

21.5,

Structures and Moorings

Any structures or mooring that passes across or through the surface of any
lake or river or attached to the bank or any lake or river in those locations
on the District Plan Maps where such structures or moorings are shown as
being non-complying.

NC

21.5.

Commercial boating activities
Motorised commercial boating activities.

Note: Any person wishing to commence commercial boating activities could
require a concession under the QLDC Navigation Safety Bylaw. There is
an exclusive concession currently granted to a commercial boating operator
on the Shotover River between Edith Cavell Bridge and Tucker Beach until
1 April 2009 with four rights of renewal of five years each-

21.5.

Recreational and commercial boating activities

The use of motorised craft on the following lakes and rivers is prohibited,
except where the activities are for emergency search and rescue,
hydrological survey, public scientific research, resource management
monitoring or water weed control, or for access to adjoining land for farming
activities.

PR
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standards:

Table 9 Activities and Standards for Activities on the Surface of Lakes | Activity
and Rivers
21.5.44.1 Hawea River.
21.5.44.2 Commercial boating activities on Lake Hayes.
21.5.44.3  Any tributary of the Dart and Rees rivers (except the
Rockburn tributary of the Dart River) or upstream of Muddy
Creek on the Rees River.
21.5.44.4  Young River or any tributary of the Young or Wilkin Rivers
and any other tributaries of the Makarora River.
21.5.44.5 Dingle Burn and Timaru Creek.
21.5.44.6  The tributaries of the Hunter River.
21.5.44.7  Hunter River during the months of May to October inclusive.
21.5.44.8 Motatapu River.
21.5.44.9  Any tributary of the Matukituki River.
21.5.44.10 Clutha River - More than six jet boat race days per year as
allowed by Rule 21.5.38.
Standards: Surface of Lakes and Rivers Non-
Compliance
21.5.| Boating craft used for Accommodation NC
Boating craft on the surface of the lakes and rivers used for
accommodation, unless:
21.5.45.1 the craft is only used for overnight recreational
accommodation; and
21.5.45.2 the craft is not used as part of any commercial activity; and
21.5.45.3 all effluent is contained on board the craft and removed.
21.5] No new jetty within the Frankton Arm identified as the area east of the | NC
Outstanding Natural Landscape Line shall:
21.5.46.1 be closer than 200 metres to any existing jetty;
21.5.46.2 exceed 20 metres in length;
21.5.46.3 exceed four berths per jetty, of which at least one berth is
available to the public at all times;
21.5.46.4  be constructed further than 200 metres from a property in
which at least one of the registered owners of the jetty
resides.
21.5.| The following activities are subject to compliance with the following | NC
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21.5.49.1

21.5.49.2

The minimum setback from internal boundaries for buildings
within lots 1 to 6 and 8 to 21 DP 26634 at Closeburn Station
shall be 2 metres.

There shall be no minimum setback from internal boundaries
within lots 7 and 22 to 27 DP300573 at Closeburn Station.

Table 9 Activities and Standards for Activities on the Surface of Lakes | Activity
and Rivers
21.5.47.1 Kawarau River, Lower Shotover River downstream of Tucker
Beach and Lake Wakatipu within Frankton Arm - Commercial
motorised craft shall only operate between the hours of 0800
to 2000. Except: Public transport ferry activities.
21.5.47.2 Lake Wanaka, Lake Hawea and Lake Wakatipu -
Commercial jetski operations shall only be undertaken
between the hours of 0800 to 2100 on lakes Wanaka and
Hawea and 0800 and 2000 on Lake Wakatipu.
21.5.47.3 Dart and Rees Rivers - Commercial motorised craft shall only
operate between the hours of 0800 to 1800, except that
above the confluence with the Beansburn on the Dart River
commercial motorised craft shall only operate between the
hours of 1000 to 1700.
21.5.47.4  Dart River — The total number of commercial motorised
boating activities shall not exceed 26 trips in any one day.
No more than two commercial jet boat operators shall
operate upstream of the confluence of the Beansburn, other
than for tramper and angler access only.
Table 10 Closeburn Station: Activities Activity
21.5 The construction of a single residential unit and any accessory building(s) | C
within lots 1 to 6, 8 to 21 DP 26634 located at Closeburn Station.
Control is reserved to all of the following:
e External appearances and landscaping, with regard to conditions
2.2(a), (b), (e) and (f) of resource consent RM950829.
e Associated earthworks, lighting, access and landscaping.
e Provision of water supply, sewage treatment and disposal, electricity
and telecommunications services.
Closeburn Station: Standards for Buildings and Structures Non-
compliance
21.5.| Setback from Internal Boundaries D
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21.5.

Building Height

21.5.50.1 The maximum height for any building, other than accessory
buildings, within Lots 1 and 6 and 8 to 21 DP 26634 at
Closeburn Station shall be 7m.

21.5.50.2 The maximum height for any accessory building within Lots 1
to 6 and 8 to 21 DP 26634 at Closeburn Station shall be 5m.

21.5.50.3  The maximum height for any building within Lot 23 DP
300573 at Closeburn Station shall be 5.5m.

21.5.50.4  The maximum height for any building within Lot 24 DP
300573 at Closeburn Station shall be 5m.

NC

21.5.

Residential Density

In the Rural Zone at Closeburn Station, there shall be no more than one
residential unit per allotment (being lots 1-27 DP 26634); excluding the large
rural lots (being lots 100 and 101 DP 26634) held in common ownership.

NC

21.5.

Building Coverage

In lots 1-27 at Closeburn Station, the maximum residential building
coverage of all activities on any site shall be 35%.

NC

Table 11 Activities and Standards for Wanaka Airport

Non-
compliance

Note: In addition to these rules, any resource consent applicant within the
Wanaka Airport overlay will require the written approval of the Queenstown

Lakes District Council, as the requiring authority for Wanaka Airport, in

accordance with section 176 of the Resource Management Act 1991.

21.5.

Building Height

The maximum height of any building shall not exceed 10 metres, except

that:

e this restriction does not apply to control towers, lighting towers or

navigation and communication masts and aerials associated with

airport operations.

* Discretion is restricted to all of the following:

. Rural amenity and landscape character.

° Privacy, outlook and amenity from adjoining properties.

. Visual prominence from both public places and private locations.

21.5.

Building Setback

21.5.54.1 The minimum setback for all buildings from all boundaries
shall be 5m.

21.5.54.2 The minimum setback for buildings from the eastern side of
the centreline of the main runway (as at 2013) shall be 217
metres.
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21.5.54.3 Minimum setback for buildings from the western side of the
centre line of the main runway (as at 2013) shall be 124
metres.

* Discretion is restricted to all of the following:

e Privacy, outlook and amenity from adjoining properties.

21.6 Non-Notification of Applications

Any application for resource consent for the following matters shall not require the written consent of
other persons and shall not be notified or limited-notified:

21.5.55 Controlled activity retail sales of farm and garden produce and handicrafts

grown or produced on site (Rule 21.4.14), except where the access is onto a
State highway.

21.5.56 Controlled activity mineral exploration (Rule 21.4. 31).

21.5.57 Controlled activity buildings at Closeburn Station (Rule 21.5.48).

21.7 Assessment Matters (Landscapes)
21.71 Outstanding Natural Features and Outstanding Natural Landscapes (ONF and ONL).

These assessment matters shall be considered with regard to the following principles because, in or on
Outstanding Natural Features and Landscapes, the applicable activities are inappropriate in almost all
locations within the zenre-Wakatipu Basin, and inappropriate in many locations throughout the District
wide Outstanding Natural Landscapes:

21.7.11 The assessment matters-are to-be stringently applied to the effect that successful

21.7.1.2 Existing vegetation that:

a. was either planted after, or, self-seeded and less than 1 metre in height at 28 September
2002; and,

b. obstructs or substantially interferes with views of the proposed development from roads
or other public places, shall not be considered:

e as beneficial under any of the following assessment matters unless the Council
considers the vegetation (or some of it) is appropriate for the location in the context
of the proposed development; and

e as part of the permitted baseline.

21.7.1.3 Effects on landscape quality and character

In considering whether the proposed development will maintain or enhance the quality and
character of Outstanding Natural Features and Landscapes, the Council shall be satisfied
of the extent to which the proposed development will affect landscape quality and
character, taking into account the following elements:

a. Physical attributes:

e Geological, topographical, geographic elements in the context of whether these
formative processes have a profound influence on landscape character;
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e Vegetation (exotic and indigenous);
e The presence of waterbodies including lakes, rivers, streams, wetlands.
Visual attributes:

e Legibility or expressiveness — how obviously the feature or landscape demonstrates
its formative processes;

e Aesthetic values including memorability and naturalness;
e Transient values including values at certain times of the day or year;

e Human influence and management — settlements, land management patterns,
buildings, roads.

Appreciation and cultural attributes:
e Whether the elements identified in (a) and (b) are shared and recognised;
e Cultural and spiritual values for tangata whenua;

e Historical and heritage associations.

The Council acknowledges that Tangata Whenua beliefs and values for a specific location
may not be known without input from iwi.

d.

In the context of (a) to (c) above, the degree to which the proposed development will
affect the existing landscape quality and character, including whether the proposed
development accords with or degrades landscape quality and character, and to what
degree.

. any proposed new boundaries will not give rise to artificial or unnatural lines (such as

planting and fence lines) or otherwise degrade the landscape character.

Effects on visual amenity

In considering whether the potential visibility of the proposed development will maintain
and enhance visual amenity, values the Council shall be satisfied that:

a.

the extent to which the proposed development will not be visible or will be reasonably
difficult to see when viewed from public roads and other public places. In the case of
proposed development in the vicinity of unformed legal roads, the Council shall also
consider present use and the practicalities and likelihood of potential use of unformed
legal roads for vehicular and/or pedestrian, cycling, equestrian and other means of
access;

. the proposed development will not be visually prominent such that it detracts from public

or private views of and within Outstanding Natural Features and Landscapes;

the proposal will be appropriately screened or hidden from view by elements that are in
keeping with the character of the landscape;

. the proposed development will not reduce the visual amenity values of the wider

landscape (not just the immediate landscape);

. structures will not be located where they will break the line and form of any ridges, hills

and slopes;

any roads, access, lighting, earthworks and landscaping will not reduce the visual
amenity of the landscape.

Design and density of Development
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In considering the appropriateness of the design and density of the proposed development,
whether and to what extent:

a. opportunity has been taken to aggregate built development to utilise common access
ways including roads, pedestrian linkages, services and open space (ie. open space
held in one title whether jointly or otherwise);

b. there is merit in clustering the proposed building(s) or building platform(s) within areas
that are least sensitive to change;

c. development, including access, is located within the parts of the site where it would be
least visible from public and private locations;

d. development, including access, is located in the parts of the site where it has the least
impact on landscape character.

21.7.1.6 Cumulative effects of subdivision and development on the landscape
Taking into account whether and to what extent existing, consented or permitted
development (including unimplemented but existing resource consent or zoning) may
already have degraded:
a. the landscape quality or character; or,
b. the visual amenity values of the landscape.
The Council shall be satisfied the proposed development, in combination with these factors
will not further adversely affect the landscape quality, character, or visual amenity values.

21.7.2 Rural Landscape Classification (RLC)

These assessment matters shall be considered with regard to the following principles because in the
Rural Landscapes the applicable activities are irapprepriate unsuitable in many locations:

21.7.2.1 The assessment matters shall be stringently applied to the effect that successful

21.7.2.2 Existing vegetation that:

a. was either planted after, or, self seeded and less than 1 metre in height at 28 September
2002; and,

b. obstructs or substantially interferes with views of the proposed development from roads
or other public places, shall not be considered:

e as beneficial under any of the following assessment matters unless the Council
considers the vegetation (or some of it) is appropriate for the location in the context
of the proposed development; and

e as part of the permitted baseline.

21.7.2.3 Effects on landscape quality and character:
The following shall be taken into account:
a. where the site is adjacent to an Outstanding Natural Feature or Landscape, whether
and the extent to which the proposed development will adversely affect the quality and

character of the adjacent Outstanding Natural Feature or Landscape;

b. whether and the extent to which the scale and nature of the proposed development will
degrade the quality and character of the surrounding Rural Landscape;
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c. whether the design and any landscaping would be compatible with or would enhance
the quality and character of the Rural Landscape.

Effects on visual amenity:

Whether the development will result in a loss of the visual amenity of the Rural Landscape,
having regard to whether and the extent to which:

a. the visual prominence of the proposed development from any public places will reduce
the visual amenity of the Rural Landscape. In the case of proposed development which
is visible from unformed legal roads, regard shall be had to the frequency and intensity
of the present use and, the practicalities and likelihood of potential use of these
unformed legal roads as access;

b. the proposed development is likely to be visually prominent such that it detracts from
private views;

c. any screening or other mitigation by any proposed method such as earthworks and/or
new planting will detract from or obstruct views of the Rural Landscape from both public
and private locations;

d. the proposed development is enclosed by any confining elements of topography and/or
vegetation and the ability of these elements to reduce visibility from public and private
locations;

e. any proposed roads, boundaries and associated planting, lighting, earthworks and
landscaping will reduce visual amenity, with particular regard to elements which are
inconsistent with the existing natural topography and patterns;

f. boundaries follow, wherever reasonably possible and practicable, the natural lines of
the landscape or landscape units.

Design and density of development:

In considering the appropriateness of the design and density of the proposed development,
whether and to what extent:

a. opportunity has been taken to aggregate built development to utilise common access
ways including roads, pedestrian linkages, services and open space (ie. open space
held in one title whether jointly or otherwise);

b. there is merit in clustering the proposed building(s) or building platform(s) having regard
to the overall density and intensity of the proposed development and whether this would
exceed the ability of the landscape to absorb change;

c. development, including access, is located within the parts of the site where they will be
least visible from public and private locations;

d. development, including access, is located in the parts of the site where they will have
the least impact on landscape character.

Tangata Whenua, biodiversity and geological values:

a. whether and to what extent the proposed development will degrade Tangata Whenua
values including Topuni or nohoanga, indigenous biodiversity, geological or
geomorphological values or features and, the positive effects any proposed or existing
protection or regeneration of these values or features will have.

The Council acknowledges that Tangata Whenua beliefs and values for a specific location
may not be known without input from iwi.

Cumulative effects of development on the landscape:
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Taking into account whether and to what extent any existing, consented or permitted
development (including unimplemented but existing resource consent or zoning) has
degraded landscape quality, character, and visual amenity values. The Council shall be
satisfied,;

a. the proposed development will not further degrade landscape quality, character and
visual amenity values, with particular regard to situations that would result in a loss of
valued quality, character and openness due to the prevalence of residential or non-
farming activity within the Rural Landscape.

b. where in the case resource consent may be granted to the proposed development but
it represents a threshold to which the landscape could absorb any further development,
whether any further cumulative adverse effects would be avoided by way of imposing a
covenant, consent notice or other legal instrument that maintains open space.

Other factors and positive effects, applicable in all the landscape categories
(ONF, ONL and RLC)

In the case of a proposed residential activity or specific development, whether a specific
building design, rather than nominating a building platform, helps demonstrate whether
the proposed development is appropriate.

Other than where the proposed development is a subdivision and/or residential activity,
whether the proposed development, including any buildings and the activity itself, are
consistent with rural activities or the rural resource and would maintain or enhance the
quality and character of the landscape.

In considering whether there are any positive effects in relation to the proposed
development, or remedying or mitigating the continuing adverse effects of past
subdivision or development, the Council shall take the following matters into account:

a. whether the proposed subdivision or development provides an opportunity to protect
the landscape from further development and may include open space covenants or
esplanade reserves;

b. whether the proposed subdivision or development would enhance the character of the
landscape, or protects and enhances indigenous biodiversity values, in particular the
habitat of any threatened species, or land environment identified as chronically or
acutely threatened on the Land Environments New Zealand (LENZ) threatened
environment status;

c. any positive effects including environmental compensation, easements for public
access such as walking, cycling or bridleways or access to lakes, rivers or conservation
areas;

d. any opportunities to retire marginal farming land and revert it to indigenous vegetation;

e. where adverse effects cannot be avoided, mitigated or remedied, the merits of any
compensation;

f. whether the proposed development assists in retaining the land use in low intensity
farming where that activity maintains the valued landscape character.

For the construction, operation and replacement of regionally significant infrastructure and
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for additions, alterations, and upgrades to regionally significant infrastructure, in addition to

the assessment matters at 21.7.1, 21.7.2, 21.7.3.2 and 21.7.3.3, whether the proposed
development:

a. Is required to provide for the health, safety or wellbeing of the community; and,

b. Is subject to locational or functional requirements that necessitate a particular siting and

reduce the ability of the development to avoid adverse effects; and,
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c. Avoids, remedies or mitigates adverse effects on surrounding environments to the

extent practicable in accordance with Objective 30.2.7 and Policies 30.2.7.1 — 30.2.7.4
(as applicable).

Recommended amendments to definitions relevant to the activities within
Chapter 21.

Issue 7: Ski Area Activities within the Ski Area Subzones

Passenger Lift Means any mechanical system used to convey or transport passengers
Systems within or to a Ski Area Sub-Zone, including chairlifts, gondolas, T-bars and

rope tows, and including all moving, fixed and ancillary components of such
systems such as towers, pylons, cross arms, pulleys, cables, chairs, cabins,
and structures to enable the embarking and disembarking of passengers.

Ski Area Activities Means the use of natural and physical resources for the purpose of previding
for establishing, operating and maintaining the following activities and
structures:

(a) recreational activities either commercial or non commercial

®) irlifts. il ) )
activities-passenger lift systems.

(c) use of snowgroomers, snowmobiles and 4WD vehicles for support or
operational activities.

(d) activities ancillary to commercial recreational activities_including
avalanche safety, ski patrol, formation of snow trails and terrain.

(e) Installation and operation of snow making infrastructure including
reservoirs, pumps and snow makers.

(f) in the Waiorau Snow Farm Ski Area Sub Zone vehicle and product
testing activities, being activities designed to test the safety,
efficiency and durability of vehicles, their parts and accessories.

Issue 14: Mining Activity
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Mining Activity

(a) means operations in connection with mining, exploring, or prospecting

for any mineral; and

(b) includes, when carried out at or near the site where the mining
exploration, or prospecting is undertaken,—

(i) the extraction, transport, treatment, processing, and separation of
any mineral or chemical substance from the mineral; and

(i) the construction, maintenance, and operation of any works,
structures, and other land improvements, and of any related
machinery and equipment connected with the operations; and

(i) the removal of overburden by mechanical or other means, and the
stacking, deposit, storage, and treatment of any substance
considered to contain any mineral; and

(iv) the deposit or discharge of any mineral, material, debris, tailings,
refuse, or wastewater produced from or consequent on the

operations.

Prospecting

Means any activity undertaken for the purpose of identifying land likely to
contain expleitable mineral deposits or occurrences; and includes the

following activities:

e Geological, geochemical, and geophysical surveys;
e The taking of samples by hand or hand held methods;

e Aerial surveys.

Exploration

Means any activity undertaken for the purpose of identifying mineral
deposits or occurrences and evaluating the feasibility of mining particular
deposits or occurrences of 1 or more minerals; and includes any drilling,
dredging, or excavations (whether surface or subsurface) that are
reasonably necessary to determine the nature and size of a mineral
deposit or occurrence; and to explore has a corresponding meaning..

Additions required to implement the recommendations in red

Airport _ Activity

Means land used wholly or partly for the landing, departure, and surface

Wanaka Airport

movement of aircraft, including but not limited to:

(a) aircraft operations, rotary wing aircraft operations, helicopter aprons,
and associated touch down and lift off areas, aircraft servicing, general
aviation, navigational and safety aids, lighting, aviation schools, space
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research and associated activities, facilities and activities associated
with veteran, vintage and classic aircraft operations, aviation museums
and aero recreation;

(b) Runways, taxiways, aprons, and other aircraft movement or safety
areas.
(c) Terminal buildings, hangars, rescue facilities, navigation and safety aids,

lighting, car parking, maintenance and service facilities, catering
facilities, freight facilities, quarantine and incineration facilities, medical
facilities, fuel storage and fuelling facilities, and associated offices.

Airport Related | Means any retail activity, restaurants and other food and beverage facilities,
Activity industrial and commercial activities, provided they are connected with and

ancillary to the use of the Airport. Also includes Temporary Activities

associated with Air Shows, Conferences and Meetings, and rental vehicles,

valet activities and public transport facilities. Includes Military Training

Operations.
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3.1

3.2

INTRODUCTION

Qualifications and Experience

My full name is Mark Dugdale Edghill. | am the Acting Chief Executive Officer of
Queenstown Airport Corporation Limited (QAC) and am authorised to give

evidence on its behalf.

QUEENSTOWN AIRPORT CORPORATION LIMITED — AN OVERVIEW

QAC was formed in 1988 to manage Queenstown Airport. QAC is a Council
Controlled Trading Organisation (CCTO) under the Local Government Act 2002.

QAC is currently 75.01% owned by QLDC and 24.99% owned by Auckland

International Airport.

QAC is a requiring authority for Queenstown Airport under the Resource
Management Act 1991 and a ‘lifeline utility’ under the Civil Defence Emergency
Management Act 2002. Under this Act, lifeline utilities have a key role in
planning and preparing for emergencies and for response and recovery in the
event of an emergency. As a lifeline utility QAC must, amongst other things,
ensure that the Airport is able to function to the fullest possible extent, even

though this may be at a reduced level, during and after an emergency

QAC also manages Wanaka Airport on behalf of QLDC, and has a caretaker

role for Glenorchy Aerodrome, including ground maintenance.

QUEENSTOWN AIRPORT PRESENTLY

Queenstown Airport operates a mixture of scheduled flights, private jets, and
general aviation. It is the fastest growing airport in New Zealand and the fourth

busiest by passenger numbers.

The Airport receives direct scheduled services from New Zealand’s main
metropolitan ports of Auckland, Wellington and Christchurch, which provide
strong regional links throughout the country, as well as from the Australian cities
of Sydney, Melbourne, Brisbane and Coolangatta. Private jets are also a
growing market, both short and long haul, with aircraft flying direct from north
Asia and West Coast USA.
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3.3

41

4.2

4.3

4.4

Queenstown Airport is also one of New Zealand's busiest helicopter bases and
is heavily used for tourist 'flightseeing', especially to Milford Sound and Mount

Cook, on fixed-wing and rotary-wing aircraft.

GROWTH AND DEVELOPMENT OF QUEENSTOWN AIRPORT

A sustained period of outstanding passenger growth in the past six months to
December 2015 has set new records, with the total number of passengers
through the Airport hitting 1.5 million for the first time over a 12 month period.
Growth shows no sign of slowing in the coming years. The Airport’'s current
forecast is that passenger numbers will grow to approximately 2.5 million by
2025.

To accommodate the ongoing passenger and aircraft movement growth, QAC
has invested heavily in developing infrastructure and improving operational
efficiency and overall visitor experience. Recent examples of significant capital

investment include:

4.21 the $17 million 4,100m? extension to the Airport international terminal

building; and

4.2.2 the $18 million upgrade of the Airport’s airfield infrastructure, including
runway and lighting upgrades, to enable it to accommodate after dark

(evening) flights for the first time from winter 2016.

Evening flights will allow the Airport to use its full consented operational hours
between 6am and 10pm, moving from an 8-hour operating window during the
winter to a 16-hour window. This will allow the Airport to expand capacity in the
short term without building additional terminal infrastructure. | note these flights

will need to comply with the noise limits introduced by Plan Change 35.

QAC also seeks to designate and acquire part of Lot 6 DP 304345 for
Aerodrome Purposes. The designation and acquisition of part of Lot 6 will

importantly, but without limitation:

4.4.1 Provide for appropriate (safe) clearances for the formation of a Code C
taxiway parallel to the main runway so as to increase that runway's

capacity;
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4.7

4.4.2 Provide additional grass and paved apron areas and space for hangars
for corporate jets and general aviation, along with additional hangar

space for Code C aircraft (i.e. jets).

4.4.3 Enable general aviation and helicopter bases and activities (GA) to
move from the south western area of the Airport (near Lucas Place) so

as to enable essential growth around the Airport including:
4.4.3.1 further expansion of the terminal;

4.4.3.2 additional apron areas around the terminal for scheduled

aircraft;

4.4.3.3 additional carparking for public and rental vehicles etc.

4.4.4 Improve the noise environment for the Airport’'s neighbours, who
experience a higher level of aircraft noise under the existing GA

configuration.

These works are essential for the ongoing development of the Airport, and the
project has been recognised as one of “national significance” by the Minister for

the Environment.

The Court is expected to confirm the 16ha designation once an aeronautical
study has been completed and CAA approval is obtained for the operations

enabled by the designation. The aeronautical study is underway.

Plan Change 35

My full statement of evidence (dated 29 February 2016) provides a detailed
update on the roll out of the noise mitigation package, as required by the
amendments to Designation 2 (Aerodrome Purpose) associated with Plan
Change 35. In summary, over the past year, QAC has been working through its
aircraft noise mitigation obligations as required by the Designation, and has
focussed on progressing works on the 13 homes most affected by aircraft noise
located within PC35 Air Noise Boundary (ANB). This has involved each home
being assessed by noise management experts and individual acoustic
treatment package reports being developed, in consultation with the affected

landowner.
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Once noise mitigation works are underway for these 13 homes, attention will
turn to the properties within the 60 dB Ly, 2037 Noise Contour and QAC will
contact owners regarding mechanical ventilation proposals for their homes.

This phase involves a further 123 homes and is timed to begin mid 2016.

Although the PC35 noise boundaries have not yet been finally confirmed by the
Environment Court, QAC is proceeding with meeting its obligations under the
Designation associated with the Plan Change as it is very mindful of its
objectives as a CCTO, specifically its objective to exhibit a sense of social and
environmental responsibility by having regard to the interests of the community
in which it operates, and of its need to manage growth in accordance with

community expectations.

QAC’s CONTRIBUTION TO THE DISTRICT

A 2014 economic assessment undertaken by Market Economics’ assessed that
Queenstown Airport facilitates tourism spending of between $592m and $638m,
sustaining between 14,855 and 15,948 jobs, and predicted that by 2037 total
tourism spending facilitated by the Airport will be between $1.1bn and $1.4bn.
An earlier analysis (undertaken for PC35) indicated that in 2037, gross output of
the Airport will increase to $522 million and will sustain the equivalent of 8,100
full time workers each year. This is likely understated, given current growth

projections.

Currently, more than 350 people work in and around Queenstown Airport.

The introduction of evening flights later this year and the move to a ‘split-shift’
operating model to cater for the extended operating window will create a
number of further job opportunities, and inevitably lead to increased tourist

spending in the District.

Consequently, Queenstown Airport can be considered a significant strategic
resource and provides substantial direct and indirect benefits to the local and

regional economy.

1

Market Economics Report titled “Queenstown Airport: Mixed Use Zone, Economic Assessment

November 2014”.
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6.2

6.3

SUMMARY

QAC’s business success and growth is intrinsically linked to the fortunes of the
region’s tourism and visitor industry. In turn, this industry depends on QAC
providing effective air connectivity for New Zealand and overseas visitors, along

with a world-class passenger service and experience for all visitors.

QAC will continue to work closely with aviation and tourism partners to identify
growth opportunities for the future, particularly in off peak months, to ensure its
infrastructure is developed to meet demand. We see the need for the
community to continue to invest in the region’s infrastructure and tourism to
both maintain a quality visitor experience and to handle the anticipated growth

from new and emerging long haul markets.

Growth projections remain very strong and QAC is mindful it needs to manage
this growth in line with community expectations and any District Plan
requirements. Given this growth, and the significant contribution the Airport
makes to the community, it is imperative, in my view, that new noise sensitive

activities around the Airport are carefully managed.

M Edghill
16 March 2016
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INTRODUCTION

Qualifications and Experience

My full name is Mark Dugdale Edghill. | am the Acting Chief Executive Officer of
Queenstown Airport Corporation Limited (QAC) and am authorised to give evidence

on its behalf.

| was appointed Acting Chief Executive in August 2015, having served as Chief
Financial Officer for QAC since February 2014.

| hold an Honours degree from Durham University, am a Fellow of The Institute of
Chartered Accountants in England & Wales, a Fellow of CPA Australia and a

member of Chartered Accountants Australia and New Zealand.

QUEENSTOWN AIRPORT CORPORATION LIMITED — AN OVERVIEW

QAC was formed in 1988 to manage the Airport. Prior to this the Airport was
operated by the Crown, Queenstown Lakes District Council (QLDC) and Arrowtown

Borough Council as the Queenstown Airport Authority.

QAC was formed pursuant to section 3(A) of the Airport Authorities Act 1966. A copy
of the Order is attached to my evidence and marked “A”. QAC is also a requiring
authority in terms of the Resource Management Act 1991 and copies of the Order in

Council and Gazette Notice are and marked “B”.

Queenstown Airport is a ‘lifeline utility’ under the Civil Defence Emergency
Management Act 2002. Under this Act, lifeline utilities have a key role in planning
and preparing for emergencies and for response and recovery in the event of an
emergency. As a lifeline utility QAC must, amongst other things, ensure that the
Airport is able to function to the fullest possible extent, even though this may be at a

reduced level, during and after an emergency.

QAC is currently 75.01% owned by QLDC and 24.99% owned by Auckland
International Airport. QAC also manages Wanaka Airport on behalf of QLDC, and

has a caretaker role for Glenorchy Aerodrome, including ground maintenance.
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2.5

2.6

2.7

QAC STATUTORY FRAMEWORK, OBJECTIVES AND STATEMENT OF INTENT

As an Airport Authority established under the Airport Authorities Act, Queenstown

Airport must be operated or managed as a commercial undertaking (section 4(3)).

QAC is a Council Controlled Trading Organisation (CCTO) for the purposes of the
Local Government Act 2002. Section 59 sets out the principal objectives of a CCTO

which are to:

a) achieve the objectives of its Shareholders, both commercial and non-
commercial, as specified in the statement of intent; and
b) be a good employer; and

c) exhibit a sense of social and environmental responsibility by having regard to
the interests of the community in which it operates and by endeavouring to

accommodate or encourage these when able to do so; and

d) conduct its affairs in accordance with sound business practice.

QAC'’s business is also subject to regulatory control under the Airport Authorities Act
1966 and complies with the disclosure requirements of a specified airport company
pursuant to the Airport Authorities (Airport Companies Information Disclosure)

Regulations.

The company’s governance is also covered by the Companies Act 1993.

QAC'’s aeronautical operations are governed by the Civil Aviation Act 1990 and Civil
Aviation Rules Part 139.

QAC'’s decisions relating to the operation of the Airport must be made in accordance
with its statement of intent and its constitution and relevant legislation discussed
above, including of course the Resource Management Act.

QAC’s vision, as set out in the statement of intent 2016-2018 is to:

“Seize the challenge to make Queenstown easy to get to, with an airport experience

that leaves a wonderful first and lasting impression.”
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To achieve this vision and to be successful over the next five years, QAC has the

following strategic objectives:

1. Deliver excellent service consistently throughout a period of significant growth

and infrastructure development.
2.  Grow passenger volumes.

3. Expand airport capacity to meet the anticipated growth in aircraft movements

and passenger volumes.
4. Grow non-aero revenue.

5. Pursue operational excellence including being an outstanding corporate citizen

within the local community.

QUEENSTOWN AIRPORT HISTORY

The Airport was first licensed by the Civil Aviation Authority in 1935. Commercial
airfield ventures commenced at the site after the Second World War, when a number
of buildings were established. The first commercial flight was recorded in 1947. This
signalled the start of the growth and development of Queenstown Airport as a

regional airport.

By the early 1950s regular commercial activities, including the first scheduled
passenger service between Queenstown and Dunedin, had commenced. By the

early 1960s Mount Cook Airline was providing scheduled flights from the Airport.

In 1968 the runway (then 1341 metres in length) was sealed and by the early 1970s a

small terminal building was established for passenger use.

In 1988 QAC was formed to operate the Airport.

In 1990 extensions (in width) to the runway and terminal (check-in area) were
undertaken to provide for the first jets, operated by Ansett. This was followed by the
first Boeing Jet (Boeing 737-300) operated by Air New Zealand in 1992.
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Further extensions to the runway in the mid to late 1990s enabled fully laden jet
aircraft, including Boeing 737, to fly direct from Queenstown to any New Zealand
destination. Return Trans-Tasman services were also introduced at this time. Also
during this time Airways Corporation upgraded its facility from a Flight Service to full

Air Traffic Control and built a new Control Tower at the Airport.

In 1995 the Council notified its review of the District Plan which addressed the Airport
and provided for its growth until 2015, through the introduction of noise boundaries,
amongst other measures. | understand these noise boundaries are contained within
the printed version of the Operative District Plan, although they are now very
outdated, and are superseded by the Plan Change 35 noise boundaries. | will

discuss Plan Change 35 in more detail shortly.

The development of the Airport progressed more significantly in 2001, with the
completion of a 1891m (sealed length) runway, and construction of additional aprons.
The terminal building was also refurbished at this time, although this soon reached

capacity, and a further expansion was pursued.

Around 2007 the roading infrastructure associated with the Airport was upgraded,
which included QAC providing land and capital to build access to the Remarkables

Park shopping centre, along with the roundabout at the Airport entrance on SH6.

Further terminal expansions were undertaken in 2009, 2010, 2011, 2012 and most
recently in 2015. These expansions variously accommodated additional retail and
food and beverage space, increases in the baggage handling and reclaim areas, and

arrival and departure areas for international and domestic passengers.

Runway End Safety Areas (RESA) were constructed over 2009 - 2011 at both ends
of the main runway, to extend the safety areas to accord with a CAA requirement and
retain international flights. These involved significant civil engineering works,

arguably the largest of their type since the construction of the Clyde Dam.

Runway lights were installed in July 2011, with the aim of minimising the number of
disruptions to flight schedules and enhancing safety in poor weather conditions.

Further lighting is required to accommodate flights after dark, as | describe shortly.
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A number of further significant projects have been undertaken more recently, some of

which will be explained in further detail shortly.

The history of development of Queenstown Airport over the last 75 years shows that
the Airport is constantly changing and expanding to meet the needs of operators and

passengers.

QUEENSTOWN AIRPORT PRESENTLY

Queenstown Airport operates a mixture of scheduled flights, private jets, general
aviation and helicopters. It is the fastest growing airport in New Zealand and the

fourth busiest by passenger numbers.

The Airport provides an essential link for domestic and international visitors to New
Zealand’s premier destinations, including Queenstown and Milford Sound. It serves

as the direct international and domestic gateway to the lower South Island.

The Airport receives direct scheduled services from New Zealand’s main
metropolitan ports of Auckland, Wellington and Christchurch, which provide strong
regional links throughout the country, as well as from the Australian cities of Sydney,
Melbourne, Brisbane and Coolangatta. Auckland and Sydney airports are the major
international gateway airports for long haul visitors. Private jets are also a growing
market, both short and long haul, with aircraft flying direct from north Asia and West
Coast USA.

The Airport is also one of New Zealand's busiest helicopter bases and is heavily used
for tourist 'flightseeing’, especially to Milford Sound and Mount Cook, on fixed-wing

and rotary-wing aircraft.

Today the main runway has a sealed length of 1,911m plus a 90m RESA at each
end. There is a secondary crosswind runway for light aircraft and this plays an
integral part in ‘organising the sky’ for the approximately 24,000 aircraft landings per
year (both scheduled and non-scheduled) at the Airport. On a busy day the Airport

air traffic controllers can handle over 180 aircraft movements per day.
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QAC’S LANDHOLDINGS

QAC owns approximately 137 ha of land on Frankton Flats, comprising:

a.  83ha incorporating the airfield, runways and aprons, rescue fire facilities and air

traffic control tower;

b. 8ha of terminal, car parking, road network and commercial land leased to

airport-related businesses;
C. 17ha of land currently used by General Aviation;

d. 17ha of undeveloped land recently rezoned for industrial purposes through

Plan Change 19, located to the north of the main runway;

e. 12ha of undeveloped rural and golf course land. The golf course land is leased

to QLDC for a nominal annual rate.

A plan showing QAC’s landholdings and its designation boundaries is attached to Mr

Kyle’s evidence.

GROWTH AND DEVELOPMENT OF THE AIRPORT

A sustained period of outstanding passenger growth in the past six months to
December 2015 has set new records, with the total number of passengers through
the Airport hitting 1.5 million for the first time over a 12 month period. This number
was comprised of 1,067,947 domestic and 441,461 international passengers. The
greatest percentage growth was observed in the international market, with
international passengers increasing by 25.9% (or 90,818 passengers) and domestic

passengers by 10.1% (or 97,859 passengers) on the previous year.

For the first 6 months of the 2016 financial year, QAC achieved a Net Profit After Tax
of $6.2 million. This result compares with a profit of $4.7 million for the previous
corresponding period, an increase of 31%. In line with its dividend policy, QAC has
paid an interim dividend of $1.0 million to its shareholders, with 75.01% payable to

Queenstown Lakes District Council and 24.99 % to Auckland Airport.

Growth shows no sign of slowing in the coming years. The Airport’s current forecast

is that passenger numbers will grow to approximately 2.5 million by 2025.
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To accommodate the ongoing passenger and aircraft movement growth, QAC has
invested heavily in developing infrastructure and working alongside airline and airport
partners to introduce innovations and technology to improve operational efficiency
and overall visitor experience. Significant capital investment in infrastructure has
been required over the past few years, most recently the $17 million 4,100m?
extension to the Airport international terminal building and the $18 million project
designed to improve the Airport’s airfield infrastructure and enable it to accommodate
after dark flights for the first time from winter 2016. These are discussed in more

detail below.

Terminal Expansion

The recent 4100m? terminal expansion includes a new international arrivals area,
new customs and Ministry for Primary Industry areas, duty free shopping, a new
baggage carousel dedicated solely to international arrivals, and toilets and service
areas. In addition, the existing international departure lounge has been more than

doubled in size to provide for extra toilets, seating and retail.

After Dark/Evening Flights

On the back of delivering the significant terminal expansion, QAC’s next focus is to
introduce evening (after-dark) flights for winter 2016, which will allow the Airport to
expand capacity in the short term without building additional terminal infrastructure.
Evening flights will allow the Airport to use its full consented operational hours
between 6am and 10pm, moving from an 8-hour operating window during the winter
peak to a 16-hour window. | note these flights will need to comply with the noise

limits introduced by Plan Change 35.

To further explain, Queenstown Airport has long been consented, in terms of the
District Plan and Airport Designation, for flights to occur up until 10pm. However, in
practice evening flights have only been able to occur in summer, as flights are
currently limited to daylight hours under the CAA’s Aeronautical Information

Publication for Queenstown Airport.

In May 2014 QAC obtained CAA and Australia’s Civil Aviation Safety Authority
(CASA) approval-in-principle for after dark air transport operations to and from
Queenstown Airport. This approval was issued against a comprehensive Foundation
Safety Case, which set out the infrastructure and lighting upgrades required at

Queenstown Airport, and the operational and procedural controls that will be adopted
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by airlines in their independent Operator Safety Cases for after dark flights. The CAA

and CASA approval will enable aircraft to operate at Queenstown:
a. From 6am to sunrise, where sunrise is after 6am (for example, in winter).

b.  From sunset (or more correctly Evening Civil Twilight) to 10pm. During winter
in particular this provides a much longer window for flights to arrive and depart

Queenstown than was previously the case.

Evening flights will provide a significant benefit for travellers and business, with an
extended operating window giving more flexibility, better connectivity across airline
networks, and improved airport experience with peak times spread out and less
pressure on facilities and services. As an example, for leisure travellers it would
make weekend holidays from Auckland and Australia possible year-round. It would
also give business people more flexibility with their travel plans and potentially allow
people to base themselves in Queenstown and commute to other main centres more
easily. The biggest immediate benefit will be increasing the flying window during the

short winter months, which are also our busiest passenger months.

QAC commenced the physical works required to accommodate evening flights in
November last year, with an $18m runway and lighting infrastructure upgrade. This
work includes resurfacing and widening the runway (from 30m to 45m), and improved
navigational infrastructure through the installation of a comprehensive aeronautical

lighting package (runway, taxiway, approach and apron lights).

This project is due to be completed in April 2016. Airlines are in the process of
developing their own operational safety cases for regulatory (CAA) approval to
operate at Queenstown Airport after dark. Air New Zealand has already announced
it will commence evening flights into and out of Queenstown this winter from 1 July,

subject to regulatory approval.

The introduction of evening flights will mark a step-change for the Airport as a major
local employment hub as it moves to a ‘split-shift’ operating model to cater for the
extended operating window. This will create a number of job opportunities, adding to

the 350-strong team already working in and around the Airport.
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Ensuring it is ready for evening flights will be a key focus for QAC over the next 6

months.

Acquisition of Lot 6

QAC also seeks to designate and acquire part of Lot 6 DP304345 for Aerodrome
Purposes. Lot 6 is owned by Remarkables Park Limited (RPL) who opposes both
the designation and acquisition. Discussions have been ongoing with RPL since at
least 2008, however unfortunately agreement has not been reached and the matter is
before the Court.

The designation and acquisition of part of Lot 6 will importantly, but without limitation:

a. Provide for appropriate (safe) clearances for the formation of a Code C taxiway

parallel to the main runway so as to increase that runway's capacity;

b. Provide additional grass and paved apron areas and space for hangars for
general aviation and helicopter activities, along with additional hangar space for

Code C aircraft (i.e. jets).

C. Enable general aviation and helicopter bases and activities (GA) to move from
the south western area of the Airport (near Lucas Place) so as to enable

essential growth around the Airport including:
i. further expansion of the terminal,
ii. additional apron areas around the terminal for scheduled aircraft;

ii. additional carparking for public and rental vehicles etc.

These works are essential for the ongoing development of the Airport, and the project
has been recognised as one of “national significance” by the Minister for the

Environment.

While the GA operators remain in their current locations along Lucas Place, the
Airport’s landslide activities cannot be expanded to the detriment of neighbours who

experience a higher level of aircraft noise under the existing configuration.
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In the most recent decision on Lot 6 (22 December 2015), the Court found in favour

of QAC on the following points:

a. Reconfirmed its finding that the new GA precinct should be established to the

south of the main runway and proposed taxiway, and on Lot 6 land;

b.  That the area of Lot 6 land required is about 16ha and not the 8ha originally
decided.

The Court is expected to confirm the 16ha designation once an aeronautical study
has been completed and CAA approval is obtained for the works enabled by the

designation. The aeronautical study for this is underway.

Plan Change 35

QAC'’s counsel and its planning witness, Mr Kyle, have explained the background to
and detail of Plan Change 35. My evidence provides an update on the roll out of the
noise mitigation package, as required by the amendments to Designation 2

(Aerodrome Purpose) associated with the Plan Change.

Following work in 2013/14, which involved forming the Queenstown Airport
Community Liaison Committee and adopting the Noise Management Plan, and
discussing options with our affected neighbours, QAC has been working through its

aircraft noise mitigation obligations as required by the Designation.

QAC'’s primary focus over the past year has been to progress works on the 13 homes
most affected by aircraft noise located within PC35 Air Noise Boundary (ANB). This
has involved each home being assessed by noise management experts and

individual acoustic treatment package reports being developed.

These acoustic packages were then worked through and put into action in two trial
houses. Project manager RCP worked with contractors to test a number of different
scenarios to ensure that when work is undertaken on each home, proven best
practices which achieve optimal acoustic results with the least impact to the people

living in the house are adopted.
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3.31

3.32

3.33

3.34

3.35

3.36

In addition to field testing mitigation options, QAC has completed the following:

a. Preliminary design work for the 13 homes that qualify for the full noise

mitigation package (i.e. sound insulation and mechanical ventilation).

b. Drafted legal agreements for presentation to homeowners which have been

subsequently approved by the Queenstown Airport Liaison Committee.

C. Held one-on-one meetings with each homeowner to present and discuss the
bespoke noise mitigation design solution for their home and the legal

documentation.

Once noise mitigation works are underway for the first 13 homes, attention will turn to
the properties with the 60 dB L4, 2037 Noise Contour and QAC will contact owners
regarding mechanical ventilation proposals for their homes. This phase involves a
further 123 homes and is timed to begin mid 2016.

Noise mitigation works will continue in annual or two-yearly tranches for the next 20

years.

QAC'’s approach is guided by its obligations in the Aerodrome Purposes Designation
and the Noise Management Plan, which was formulated through the notice of

requirement and Plan Change 35 process.

Masterplanning

Developing a 30 year Masterplan over the next 12 months is also a key focus for
QAC. The project outline has been completed and consultants will be appointed in
May, with plans started to be developed over winter. Once confirmed, the

Masterplan will guide the long-term development of the Airport.

QAC’s CONTRIBUTION TO THE DISTRICT

A 2014 economic assessment undertaken by Market Economics’ has assessed that
Queenstown Airport facilitates tourism spending of between $592m and $638m,
sustaining between 14,855 and 15,948 jobs, and that by 2037 total tourism spending
facilitated by the Airport will be between $1.1bn and $1.4bn.

1 Market Economics Report titled “Queenstown Airport: Mixed Use Zone, Economic Assessment November
2014”.
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3.37

3.38

3.39

3.40

3.41

3.42

An economic analysis undertaken for PC35 indicated that in 2037, gross output of
the Airport will increase to $522 million and will sustain the equivalent of 8,100 full

time workers each year. This is likely understated, given current growth projections.

Currently, more than 350 people work in and around Queenstown Airport. In addition
to QAC, the Airport's management company, the wider airport community comprises
approximately 60 businesses, from retailers, rental car providers and general aviation
operators to airlines, ground handling services and border security agencies. There
are also a number of auxiliary service providers and contractors who work with these

businesses to support the airport’s operations.

The introduction of evening flights later this year and the move to a ‘split-shift’
operating model to cater for the extended operating window will create a number of
further job opportunities, and inevitably lead to increased tourist spending in the
District.

Consequently, Queenstown Airport can be considered a significant strategic resource
and provides substantial direct and indirect benefits to the local and regional

economy.

SUMMARY FOR QUEENSTOWN AIRPORT

QAC’s business success and growth is intrinsically linked to the fortunes of the
region’s tourism and visitor industry. In turn, this industry depends on QAC providing
effective air connectivity for New Zealand and overseas visitors, along with a world-

class passenger service and experience for all visitors.

Land constraints, constrained airspace, heightened international airport aviation
security requirements, and phenomenal growth means Queenstown Airport will
continue to evolve solely as a commercial airport. For QAC that means an airport
that is able to meet the future needs of scheduled ‘Regular Passenger Transport’
(RPT) services and associated passengers, the special demands of the private jet
market, and the region’s commercial general aviation industry as a hub for visitor

flightseeing.
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3.43

3.44

41

4.2

4.3

QAC will continue to work closely with aviation and tourism partners to identify
growth opportunities for the future, particularly in off peak months, to ensure its
infrastructure is developed to meet demand. We see the need for the community to
continue to invest in the region’s infrastructure and tourism to both maintain a quality
visitor experience and to handle the anticipated growth from new and emerging long

haul markets.

Growth projections remain very strong and QAC is mindful it needs to manage this
growth in line with community expectations and any District Plan requirements.
Given this growth, and the significant contribution the Airport makes to the
community, it is imperative, in my view, that new noise sensitive activities around the

Airport are carefully managed.

WANAKA AIRPORT

Wanaka Airport accommodates aircraft movements associated with scheduled
general aviation and helicopter operations, and is a major facilitator of commercial

helicopter operations within the District.

Wanaka Airport provides a complementary and supplementary facility to Queenstown
Airport.

QAC provides aeronautical and property expertise to QLDC in relation to the
management of Wanaka Airport, and receives a fee from QLDC for the management
of the airport calculated on a cost recovery basis only. This includes the cost of
onsite airport staff, aeronautical advisory support, property management services,
accounting and administration services, management input to the airport’s

development, and fulfilling compliance obligations.

M Edghill
29 February 2016
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1.1

1.2

1.3

1.4

2.1

2.2

INTRODUCTION

Qualifications and Experience

| hold an honours degree in Regional Planning from Massey University,
obtained in 1987.

In preparing this evidence, | have reviewed the Proposed Plan submissions,
further submissions, and other relevant information that has been provided by

the Council in relation to this matter, including the section 42A reports.

| have read and agree to comply with the Environment Court’s Code of Conduct
for Expert Witnesses contained in the Practice Note 2014. | confirm that the
issues addressed in this brief of evidence are within my area of expertise. |
have not omitted to consider material facts known to me that might alter or

detract from the opinions that | express.

Scope of Evidence

In this brief of evidence, | provide a high level summary of my evidence in chief
dated 29 February 2016. Specially, | will:

° Set out the planning context for Queenstown and Wanaka Airports;

° Provide an overview of the strategic significance of Queenstown and

Wanaka Airports and why they warrant recognition in the Proposed Plan;

° Provide the contextual background and genesis behind Plan Change 35
(PC35) and the associated Notice of Requirement initiated by QAC in
2008;

° Explain how the higher order objectives and policies of PC35 should

carried forward and incorporated into the Proposed Plan

QUEENSTOWN AIRPORT = PLANNING CONTEXT

QAC operates the regionally and nationally significant Queenstown Airport, and

the regionally significant Wanaka Airport.

Queenstown Airport is managed by QAC. QAC is a network utility operator and
a requiring authority under section 166 of the Resource Management Act 1991
(the RMA or the Act).
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2.3

24

3.1

3.2

Queenstown Airport is the subject of three designations in the operative

Queenstown Lakes District Plan (Operative Plan), namely:

o Designation 2 — Aerodrome Purposes: The purpose of this designation

is to protect the operational capability of the Airport, while at the same
time minimising adverse environmental effects from aircraft noise on the

community at least to year 2037,

o Designation 3 — Air Noise Boundary: This designation defines the

location of the Airport’s Air Noise Boundary (ANB). The location of the
ANB shown in the designation is outdated however, and was updated, to
provide for airport operations untii 2037, via noise boundaries

promulgated as part of PC35; and,

° Designation 4 — The Approach and Land Use Control (transitional

slopes and surfaces): The purpose of this designation is to provide
obstacle limitation surfaces around the Airport to ensure the safe

operation of aircraft approaching and departing the Airport.

Excepting Designation 3, these designations are proposed to be “rolled over”
(with modifications), in the Proposed Plan. Designation 3 has been subsumed
by PC35 which provides for an updated ANB to be included in the District Plan
(Planning Map 31a).

WANAKA AIRPORT — PLANNING CONTEXT

The Queenstown Lakes District Council (QLDC) is the requiring authority for
Wanaka Airport, with QAC managing the operations of the Airport on QLDC’s
behalf.

Wanaka Airport is designated for “Aerodrome Purposes” (Designation 64) and a
designation exists for “Approach and Land Use Control” purposes (Designation

65) in the Operative Plan. The purpose of these designations is to:

° Protect the operational capability of the Airport, while at the same time

minimising adverse effects from aircraft noise (Designation 64); and,

° Define essential airport protection measures, transitional slopes and
surfaces, aircraft take off climb and approach slopes and airport height

and obstacle clearances (Designation 65).

Evidence of John Kyle Page 2 of 8 16 March 2016



3.3

41

4.2

4.3

4.4

4.5

These designations are also proposed to be “rolled over” (with modifications), in

the Proposed Plan.

THE NATIONAL AND REGIONAL SIGNIFICANCE OF INFRASTRUCTURE

Queenstown and Wanaka Airports comprise significant infrastructure that plays
a critical role in providing for the economic and social wellbeing of the

Queenstown Lakes District.

Research undertaken by QLDC in 2013" estimated that more than a third of the
local economy is based on tourism and around half of all employment is related
to the tourism sector?. Queenstown Airport serves an important role in
facilitating the movement of people and goods, which in turn feeds the District’s
tourism industry and commerce more generally. Queenstown Airport is the

primary arrival and departure port for many visitors to the District.

Over the previous 12 month period, Queenstown Airport accommodated in
excess of 1.5 million passengers. Recent growth projections have indicated that
passenger growth is set to continue, with 2.5 million passengers projected by
2025.

Tourism is a crucially important industry to the New Zealand economy as a
whole. It is evident that the on-going ability of Queenstown Airport to function is
essential to the tourism industry, both regionally and nationally. The on-going
ability of Queenstown Airport to function and grow without undue constraint is of

significant importance to the tourism industry, both regionally and nationally.

Given the role of the Strategic Directions chapter of the Proposed Plan in
setting the policy framework for the management of growth, land use and
development, it is important in my view that the significance of infrastructure is
recognised and provided for within this chapter. Put simply, the wider benefits
that accrue from the airport should attract significant weight in preparing and

confirming the provisions of the Proposed Plan.

1 Market Economics Limited “Queenstown Airport Mixed Use Zone, Economic Assessment” November
2014.

2 Note, these figures did not the wider tourism activities inputs (supply chains).
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5.1

52

5.3

54

PLAN CHANGE 35 - THE GENESIS AND BACKGROUND TO THE PLAN
CHANGE

In 2008 QAC initiated PC35 and an associated Notice of Requirement (NOR) to
alter Designation 2. The purpose of PC35 was to put in place an appropriate
management regime for managing land use around Queenstown Airport while
providing for the predicted ongoing growth of the aircraft operations to 2037.
Accordingly, the Plan Change updated the Airport's noise boundaries® (ANB
and Outer Control Boundary (OCB)) to provide for predicted growth in aircraft
operations to 2037, and amended various zone provisions relating to the use of
land within those updated boundaries likely to be affected by increased aircraft

noise.

In conjunction with the land use management regime proposed by PC35, the
associated NOR proposed to introduce obligations for QAC (via its Aerodrome
Purposes Designation) to undertake and fund noise mitigation works for those
existing houses within the updated noise boundaries likely to be exposed to

increased levels of aircraft noise.

PC35 was adopted by QLDC and following the hearing of submissions, was

confirmed by the Environment Court on 15 November 2010.*

PC35 was the subject of a number of appeals to the Environment Court. The
appeals were largely resolved by agreement in early 2012, which was jointly
presented to the Environment Court during the course of two hearings and the
filing of subsequent memoranda. During the course of the Environment Court
proceedings the provisions were, at the Environment "Court’s direction,
redrafted by the parties to correct errors, ambiguities and inconsistencies
contained in QLDC’s decision on the Plan Change. The Environment Court

confirmed the provisions on 8" May 2013.

Prior to which the OCB being contained in the Operative District Plan and the ANB in Designation 3.

4

Excepting provision for a limited number of scheduled flights after 10pm, which decision was accepted
by QAC (i.e. not appealed).
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5.5

5.6

5.7

5.8

5.9

5.10

New Zealand Standard on Airport Noise Management and Land Use
Planning (NZS6805:1992)

The foundation of the approach adopted by PC35 is the New Zealand Standard
for Airport Noise Management and Land Use Planning, NZS6805:1992 (the
New Zealand Standard or the Standard). This Standard is recognised as the

key guiding document for managing aircraft noise at New Zealand airports.

Air Noise Boundary

The New Zealand Standard recommends the implementation of practical land
use planning controls and airport management techniques to promote and
conserve the health of people living and working near airports, without unduly
restricting the operation of airports.®

One of the techniques advocated in the New Zealand Standard for achieving

this outcome is the imposition of an ANB.

The ANB comprises a noise boundary inside of which noise exposure is
expected to exceed 65dB La. The New Zealand Standard recommends that
new residential activities, schools, hospitals or other noise sensitive uses should

be_prohibited inside the ANB®.

The New Zealand Standard also recommends that alterations or additions to
existing residences or other ASANs inside the ANB should be appropriately
insulated from aircraft noise to achieve an acceptable internal design sound

level.

Outer Control Boundary

The New Zealand Standard identifies that the OCB is based on a noise contour

at or beyond which aircraft noise should not exceed 55dB Lgn.

5 New Zealand Standard 6805:1992: Airport Noise Management and Land Use Planning (NZS
6805:1992); Section 1.1.3, page 5.
6 NZS 6805: 1992, Table 1, page 15.
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5.11

5.12

5.13

5.14

5.15

5.16

The New Zealand Standard recommends that any new residential dwellings,
schools, hospitals or other noise sensitive uses (ASANs) should be prohibited
within the OCB, unless the District Plan permits such uses. Then they should
be subject to a requirement to incorporate appropriate acoustic insulation to

ensure a satisfactory internal noise environment.

The New Zealand Standard also recommends that alterations or additions to
existing residences or other ASANs inside the OCB should be appropriately
insulated from aircraft noise to achieve an acceptable internal design sound

level.

Plan Change 35 and the associated Notice of Requirement
The approach adopted within PC35 in respect of the ANB and OCB was guided
by the New Zealand Standard, with amendments as necessary to reflect the

current nature and scale of established activities occurring around the airport.

At the time PC35 was promulgated, QAC recognised that historical
development and associated zoning for residential purposes has occurred in
close proximity to the Airport runway. QAC therefore adopted a more
moderated approach to that recommended by the Standard within existing

residentially zoned sites.

Appendix A provides a direct comparison of the PC35 zone provisions against
NZS6805.

The Standard also advocates that steps should be taken to provide existing
residential dwellings with appropriate acoustic insulation to ensure a satisfactory
internal noise environment. QAC therefore offered, as part of PC35 and the
associated NOR package, to fund mitigation measures, including acoustic
insulation and mechanical ventilation for existing dwellings within the proposed
ANB to the extent necessary to achieve an internal noise environment of 40dB
Lan. QAC is obliged to provide this mitigation treatment through conditions of

Designation 2.
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5.17 As set out by Mr Edghill’, QAC has recently commenced with this work, offering

acoustic mitigation packages to 13 houses within the 2037 ANB.

5.18 PC35 also promoted strong policy based dissuasion against the promulgation of
further plan changes that would result in land within the OCB being rezoned for
noise sensitive (ASAN) development. Whilst it is accepted that some land
around the Airport has been allowed to develop in a way which incorporates
ASANs or where ASANs have been previously consented®, in my view it is
important to now recognise that any future opportunity to similarly develop

currently undeveloped land should be dissuaded.

6. HIGHER ORDER PC35 PROVISIONS

6.1 PC35 introduced two new strategic objectives into the operative District Plan®.
These objectives were deliberately specific to Queenstown Airport on the basis
that the Airport is the pre-eminent commercial airport in the district and it has
increasingly become so since the operative District Plan was first notified in
1995. The objectives were included in the District Wide Issues section of the

District Plan to reflect this significance.

6.2 QAC’s submission on the Urban Development Chapter of the Proposed Plan
sought the inclusion of these objectives and their attendant policies without
substantive amendment. The section 42A report has recommended rejecting
QAC’s submission with respect to carrying forward these provisions and

considers that QAC’s key objectives are provided for in lower order chapters™.

6.3 | disagree with the recommended approach of the Council Officer and note that
the objectives and policies proposed by QAC (and confirmed by the
Environment Court) provide the fundamental objective and policy framework
that underpins the lower order chapters referred to by the Council Officer.
Without them there may be insufficient foundation for the related provisions in

the lower chapters.

7 Paragraph 3.29 of the Evidence in Chief of Mr Mark Edghill, dated 26 February 2016.

8  Frankton Flats Zone for example.

9 Objectives 7 and 8 of Section 4.9.3 of the Operative Plan.

0 Paragraph 12.72, page 28 of the section 42A Hearing Report for Chapters 3 and 4 of the Proposed
Plan.
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6.4

7.1

7.2

In my opinion, the approach proposed by the Council Officer is therefore not the

most appropriate in terms of section 32.

CONCLUSIONS

The provisions developed via PC35 enable Queenstown Airport to continue to
host growth in commercial airlines and other aviation use of its facilities in line
with growth projections to 2037, whilst recognising and safeguarding the Airport
as an existing strategic asset. The growth enabled by PC35 will yield a
substantial benefit to the regional and national economies. The provisions of
PC35 therefore assist in safeguarding Queenstown Airport as an existing

strategic asset.

Given this, the currency of the PC35 provisions, and the recent and extensive
Environment Court proceedings involving QAC, QLDC and other affected
parties to achieve them, it is imperative in my opinion that the Proposed Plan
adopts and incorporates the land use management regime established under

PC35, without substantive amendment.

John Kyle

16 March 2016
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APPENDIX A

A summary of the PC35 Framework against NZS 6805: 1992
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1.1

1.2

1.3

1.4

1.5

1.6

INTRODUCTION

Qualifications and Experience

| hold an honours degree in Regional Planning from Massey University,
obtained in 1987. | am a Partner with the firm Mitchell Partnerships, which
practices as a planning and environmental consultancy throughout New

Zealand, with offices in Auckland, Tauranga and Dunedin.

| have been engaged in the field of town and country planning and resource
and environmental management for 28 years. My experience includes a mix of
local authority and consultancy resource management work. For the past 22
years, this experience has retained a particular emphasis on providing
consultancy advice with respect to regional and district plans, designations,
resource consents, environmental management and environmental effects
assessment. This includes extensive experience with large-scale projects

involving inputs from a multidisciplinary team.

An outline of the projects in which | have been called upon to provide

environmental planning advice in recent times is included as Appendix A.

| am familiar with and have made numerous visits to Queenstown Airport and
the areas surrounding the Airport. | have assisted the Queenstown Airport
Corporation with planning matters for more than a decade. | am generally
familiar with planning issues in the Queenstown Lakes District, having actively

practiced there since 1994.

| advise that | have read and agree to comply with the Code of Conduct for
Expert Witnesses in the Environment Court Practice Note 2014. In particular,
unless | state otherwise, this evidence is within my scope of expertise and |
have not omitted to consider material facts known to me that might alter or

detract from the opinions | express.

My firm, Mitchell Partnerships Limited (MPL) has been commissioned by
Queenstown Airport Corporation (QAC) to provide resource management
planning advice with respect to the Proposed Queenstown Lakes District Plan
(Proposed Plan). My firm prepared the submissions and further submissions
on behalf of QAC.
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1.7

2.1

2.2

2.3

Scope of Evidence
In this brief of evidence, | will:
° Set out the planning context for Queenstown and Wanaka Airports;

° Provide an overview of the strategic significance of Queenstown and

Wanaka Airports and why they warrant recognition in the Proposed Plan;

° Provide the contextual background and genesis behind Plan Change 35

and the associated Notice of Requirement initiated by QAC in 2008;

° Set out why the provisions that were settled via the Environment Court
process as part of Plan Change 35 (PC35) remain the most suitable
means of managing the effects of aircraft noise at and around

Queenstown Airport;

° Explain how the higher order objectives and policies of PC35 should

carried forward and incorporated into the Proposed Plan; and,

QUEENSTOWN AIRPORT — PLANNING CONTEXT

QAC operates the regionally and nationally significant Queenstown Airport, and
the regionally significant Wanaka Airport. Mr Edghill has provided some context
about QAC and the role of Queenstown and Wanaka Airports in facilitating the
transportation of people and goods to the region. | do not intend to repeat that

here.

Queenstown Airport is managed by QAC. QAC is a network utility operator and
a requiring authority under section 166 of the Resource Management Act 1991
(the RMA or the Act).

Queenstown Airport is the subject of three designations in the operative

Queenstown Lakes District Plan (Operative Plan), namely:

° Designation 2 — Aerodrome Purposes: The purpose of this designation
is to protect the operational capability of the Airport, while at the same
time minimising adverse environmental effects from aircraft noise on the

community at least to year 2037,

Evidence of John Kyle Page 2 of 21 29 February 2016



24

2.5

3.1

3.2

° Designation 3 — Air Noise Boundary: This designation defines the
location of the Airport’s Air Noise Boundary (ANB). The location of the
ANB shown in the designation is outdated however, and was updated, to
provide for airport operations untii 2037, via noise boundaries

promulgated as part of Plan Change 35; and,

° Designation 4 — The Approach and Land Use Control (transitional
slopes and surfaces): The purpose of this designation is to provide
obstacle limitation surfaces around the Airport to ensure the safe

operation of aircraft approaching and departing the Airport.

Excepting Designation 3, these designations are proposed to be “rolled over”
(with modifications), in the Proposed Plan. Designation 3 has been subsumed
by Plan Change 35 which provides for an updated ANB to be included in the
District Plan (Planning Map 31a) (refer to paragraph 5.31 of my evidence for
further background). QAC has therefore given notice of its intent to withdraw

Designation 3.

Maps depicting the extent of Designation 2 (Aerodrome Purposes) and two
figures showing the extent of Designation 4 (Approach and Land Use Controls)
are attached in Appendix B. The extent of QAC’s landholdings (designated

and undesignated) is attached as Appendix C.

WANAKA AIRPORT — PLANNING CONTEXT

The Queenstown Lakes District Council (QLDC) is the requiring authority for
Wanaka Airport, with QAC managing the operations of the Airport on QLDC’s
behalf.

Wanaka Airport is designated for “Aerodrome Purposes” (Designation 64) and a
designation exists for “Approach and Land Use Control” purposes (Designation

65) in the Operative Plan. The purpose of these designations is to:

° Protect the operational capability of the Airport, while at the same time

minimising adverse effects from aircraft noise (Designation 64); and,

° Define essential airport protection measures, transitional slopes and
surfaces, aircraft take off climb and approach slopes and airport height

and obstacle clearances (Designation 65).
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3.3

3.4

41

4.2

4.3

4.4

4.5

These designations are also proposed to be “rolled over” (with modifications), in

the Proposed Plan.

A map depicting the extent of these designations is attached as Appendix D.

THE NATIONAL AND REGIONAL SIGNIFICANCE OF INFRASTRUCTURE

Queenstown and Wanaka Airports comprise significant infrastructure that plays
a critical role in providing for the economic and social wellbeing of the

Queenstown Lakes District.

Queenstown Airport as a facilitator of economic growth and wellbeing

Research undertaken by QLDC in 2013 estimated that more than a third of the
local economy is based on tourism and around half of all employment is related

to the tourism sector?.

Queenstown Airport serves an important role in facilitating the movement of
people and goods, which in turn feeds the District’s tourism industry and
commerce more generally. Queenstown Airport is the primary arrival and

departure port for many visitors to the District.

As explained by Mr Edghill, over the previous 12 month period, Queenstown
Airport accommodated in excess of 1.5 million passengers. Recent growth
projections have indicated that passenger growth is set to continue, with 2.5

million passengers projected by 2025.

Based on the Ministry of Business, Innovation and Employment tourism
forecasts and passenger number growth rates, total tourism spending is
projected to increase by between 3.4 per cent and 3.9 per cent per annum. A
2014 economic assessment?® indicated this is expected to take the total tourism
spending facilitated by Queenstown Airport to between $1.1bn and $1.4bn by
2037. However, that amount will likely now be significantly greater, given the

Airport’s most recent growth predictions.

Market Economics Limited “Queenstown Airport Mixed Use Zone, Economic Assessment” November

2014.

Note, these figures did not the wider tourism activities inputs (supply chains).
Market Economics Limited “Queenstown Airport Mixed Use Zone, Economic Assessment” November

2014.
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4.6

4.7

4.8

4.9

4.10

4.1

Quite clearly the economic impact of the Airport both now and in the future is
significant. Moreover, as indicated in the evidence of Mr Edghill, Queenstown
Airport comprises an important tourist gateway into the Queenstown Lakes
District. In recent times, the growth in passenger numbers has been
pronounced, with greatest percentage growth occurring in international
passengers. Queenstown is a nationally significant tourist destination. Tourism
is a crucially important industry to the New Zealand economy as a whole. Itis
evident that the on-going ability of Queenstown Airport to function is essential to

the tourism industry, both regionally and nationally.

The on-going ability of Queenstown Airport to function and grow without undue
constraint is therefore of significant importance to the tourism industry, both

regionally and nationally.

Because the tourism industry is such a significant contributor to the District’'s
economy, the ongoing operation and development of the Airport is also of

significant importance to the social and economic wellbeing of the community.

QAC as a Lifeline Utility Entity

Queenstown Airport is a lifeline utility under the Civil Defence Emergency
Management Act 2002 (CDEM) in respect of its operation of Queenstown
Airport. Accordingly, QAC has duties under that Act which are aimed at
ensuring the wellbeing of people and the community is maintained during and

after an emergency.

While not an identified lifeline utility under the CDEM, Wanaka Airport is likely to
provide important air access to the Queenstown Lakes District in the event that

road access is compromised during an emergency event*.

Regional Policy Statements (RPS)

The Operative and Proposed Regional Policy Statements for Otago provide
specific policy recognition of infrastructure and acknowledge its importance in
providing for the social, economic and cultural wellbeing of people and

communities. Of note are the following provisions:

4 In the Queenstown Lakes District Council Emergency Management Plan 2013-2016.
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Operative Regional Policy Statement for Otago
o Queenstown Airport is recognised in the explanation to issue 9.3.3°

of the RPS as one of the region’s major airports.

o Objective 9.4.2° seeks to promote the sustainable management of
Otago’s infrastructure to meet the present and reasonably

foreseeable needs of Otago’s communities.

o Policy 9.5.2” seeks to promote and encourage efficiency in the

development and use of Otago’s infrastructure through:

- Encouraging development that maximises the use of existing
infrastructure while recognising the need for more appropriate

technology;

- Promoting co-ordination amongst network utility operators in

the provision and maintenance of infrastructure;

- Encouraging a reduction in the use of non-renewable
resources while promoting the use of renewable resources in

the construction, development and use of infrastructure; and

- Avoiding or mitigating the adverse effects of subdivision, use
and development of land on the safety and efficiency of

regional infrastructure.

o Policy 9.5.3% aims to promote and encourage the sustainable

management of Otago’s transport network through:
- Promoting the use of fuel efficient modes of transport; and

- Encouraging a reduction in the use of fuels which produce

emissions harmful to the environment; and
- Promoting a safer transport system; and

- Promoting the protection of transport infrastructure from the

adverse effects of land use activities and natural hazards.

Issue 9.3.3, page 123 of the Operative Regional Policy Statement for Otago 1998.
Objective 9.4.2, page 125 of the Operative Regional Policy Statement for Otago 1998.
Policy 9.5.2, page 126 of the Operative Regional Policy Statement for Otago 1998.
Policy 9.5.3, page 127 of the Operative Regional Policy Statement for Otago 1998.

0 N o O
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Proposed Regional Policy Statement

o Objective 3.5° aims to ensure that infrastructure of national and

regional significance is managed in a sustainable way.

o Policy 3.5.1"° seeks to recognise the national and regional

significance of infrastructure, including airports (as noted in

subparagraph (e)).

o Policy 3.5.3"" seeks to protect infrastructure of national or regional

significance, by:

Restricting the establishment of activities that may result in

reverse sensitivity effects;

Avoiding significant adverse effects on the functional needs of

infrastructure;

Avoiding, remedying or mitigating other adverse effects on the

functional needs of the such infrastructure;

Assessing the significance of the adverse effects on those
needs, as detailed in the “Significance threshold” schedule

(Schedule 3) of the Proposed Regional Policy Statement);

Protecting infrastructure corridors for infrastructure needs,

now and for the future.

4.12 The Proposed Plan is required to give effect to the Operative and have regard

to the Proposed Regional Policy Statements.

Summary

413 It is clear from the above that Queenstown and Wanaka Airports comprise

significant infrastructure that contributes to the social and economic wellbeing of

the community. In my opinion, it is therefore imperative that such infrastructure

is properly recognised and provided for in the Proposed Plan. Put simply, the

wider benefits that accrue from the airport should attract significant weight in

preparing and confirming the provisions of the Proposed Plan.

9  Objective 3.5, page 59 of the Proposed Regional Policy Statement for Otago 2015.
10 Policy 3.5.1, page 59 of the Proposed Regional Policy Statement for Otago 2015.
1 Policy 3.5.3, page 60 of the Proposed Regional Policy Statement for Otago 2015.
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4.14 Given the role of the Strategic Directions chapter of the Proposed Plan in

5.1

5.2

setting the policy framework for the management of growth, land use and
development, it is important in my view that the significance of infrastructure is
recognised and provided for within this chapter. It is also required in order to
give effect/have regard to the Operative and Proposed Regional Policy
Statements. My colleague, Ms Kirsty O’Sullivan, will provide evidence with
respect to the form that such policy recognition should take. | have reviewed her

evidence and endorse what she has to say in this respect.

PLAN CHANGE 35 - THE GENESIS AND BACKGROUND TO THE PLAN
CHANGE

In 2008 QAC initiated Plan Change 35 (PC35) and an associated Notice of
Requirement (NOR) to alter Designation 2. The purpose of PC35 was to put in
place an appropriate management regime for managing land use around
Queenstown Airport while providing for the predicted ongoing growth of the
aircraft operations to 2037. Accordingly, the Plan Change updated the Airport’s
noise boundaries'? (Air Noise Boundary (ANB) and Outer Control Boundary
(OCB)) to provide for predicted growth in aircraft operations to 2037, and
amended various zone provisions relating to the use of land within those

updated boundaries likely to be affected by increased aircraft noise.

Specifically, PC35 sought changes to the following chapters of the Operative
District Plan:

Chapter 4  District Wide Issues;

Chapter 5 Rural Areas

Chapter 6 Queenstown Airport Mixed Use
Chapter 7 Residential Areas

Chapter 11 Business and Industrial Areas;
Chapter 12 Special Zones

Chapter 14 Transport

Appendix 1 Designations

Appendix 13 (relating to Sound Insulation and Ventilation Requirements);

Definitions;

12 Prior to which the OCB being contained in the Operative District Plan and the ANB in Designation 3.
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5.3

5.4

5.5

5.6

5.7

5.8

In conjunction with the land use management regime proposed by PC35, the
associated NOR proposed to introduce obligations for QAC (via its Aerodrome
Purposes Designation) to undertake and fund noise mitigation works for those
existing houses within the updated noise boundaries likely to be exposed to

increased levels of aircraft noise.

PC35 was adopted by QLDC and following the hearing of submissions, was

confirmed on 15t November 2010."3

PC35 was the subject of a number of appeals to the Environment Court. The
appeals were largely resolved by agreement in early 2012, which was jointly
presented to the Court during the course of two hearings and the filing of

subsequent memoranda.

During the course of the Court proceedings the provisions were, at the Court’s
direction, redrafted by the parties to correct errors, ambiguities and
inconsistencies contained in QLDC’s decision on the Plan Change. A final set of
provisions, giving effect to the Court’s directions, was filed jointly by the parties
in May 2013.

To provide some context for the Panel, | attach as Appendix E of my evidence,
the full suite of provisions confirmed by the Environment Court on 8" May 2013.
The three interim Environment Court decisions that relate to PC35 and together
confirm its provisions and those of the associated NOR are attached as
Appendix F to my evidence. | note the Noise Management Plan included in the
Appendix contains a summary of QAC’s noise mitigation obligations under the
Designation. This may be of some assistance to the Panel in understanding the

more technical aspects of PC35.

| note that the Environment Court confirmed PC35 provisions affect the

following chapters of the Proposed Plan:
Chapter 3 Strategic Direction;
Chapter 4 Urban Development

Chapter 7 Low Density Residential

3 Excepting provision for a limited number of scheduled flights after 10pm, which decision was accepted
by QAC (i.e. not appealed).
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5.9

5.10

5.11

5.12

Chapter 15  Local Shopping Centre
Chapter 17 Airport Mixed Use
Chapter 21  Rural

Chapter 36 Noise

Chapter 37  Designations

It is therefore appropriate in my view to provide an overview of PC35 and the
associated NOR in this phase of the hearing of submissions on the Proposed
Plan in order to ensure the Panel has the contextual background necessary to
consider QAC’s submissions on the chapters which are the subject of this

hearing and on later chapters.

In order to understand why, in my opinion, the Environment Court confirmed
provisions remain the most current and appropriate means of managing the
effects of aircraft noise on activities sensitive to aircraft noise (ASAN), and why
similar provisions should be incorporated in the Proposed Plan, | will provide
some background around the promulgation of PC35, and how the provisions

were developed.

New Zealand Standard on Airport Noise Management and Land Use
Planning (NZS6805:1992)

The foundation of the approach adopted by PC35 is the New Zealand Standard
for Airport Noise Management and Land Use Planning, NZS6805:1992 (the
New Zealand Standard or the Standard). This Standard is recognised as the

key guiding document for managing aircraft noise at New Zealand airports.

As noted, PC35 seeks to provide for growth in aircraft operations at the Airport
until 2037, that being 25 years from when the Plan Change was first
promulgated. The initial part of the PC35 process involved undertaking aircraft
noise monitoring, and modelling how this would change over time, out to the
year 2037'. The modelling determined that the noise boundaries contained in
the Operative District Plan were quickly becoming out of date and that QAC
needed to investigate how best to provide for its future operational

requirements.

4 This work was carried out by Marshall Day Acoustics. The modelled aircraft noise predictions utilised
flight growth projections which were forecast by Airbiz Limited.
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5.13

5.14

5.15

5.16

5.17

In approaching the task of how best to provide appropriate aircraft noise
management provisions in the District Plan, the decision was taken to respect
the structure of the Operative District Plan, as far as could be achieved.
Reliance on a designation approach (addressing QAC’s obligations), in tandem
with the imposition of new or amended objectives, policies and methods within
the zones that relate to land around the Airport (addressing the community’s
obligations) was determined to be the best approach to managing the effects of
aircraft noise at Queenstown Airport. This approach has since been endorsed

by the Environment Court'S.

I maintain of the view that this approach remains the most appropriate and

should be carefully considered in formulating the Proposed Plan.

Air Noise Boundary (ANB)

The New Zealand Standard recommends the implementation of practical land
use planning controls and airport management techniques to promote and
conserve the health of people living and working near airports, without unduly

restricting the operation of airports.'®

The New Zealand Standard sets out that a balance needs to be achieved
between accommodating the needs of the Airport on an on-going basis and
providing for the health and the amenity values enjoyed by those occupying and

using land surrounding the Airport.

One of the techniques advocated in the New Zealand Standard for achieving
this outcome is the imposition of an ANB. An ANB is a “mechanism for local
authorities to establish compatible land use planning and to set limits for the
management of aircraft noise at airports where noise control measures are

needed to protect community health and amenity values*’”.

15 Refer to the three interim decisions attached as Appendix F of my evidence.

6 New Zealand Standard 6805:1992: Airport Noise Management and Land Use Planning (NZS
6805:1992); Section 1.1.3, page 5.

17 NZS 6805:1992, Section 1.1.2, page 5.
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5.18

5.19

5.20

5.21

5.22

The ANB comprises a noise boundary inside of which noise exposure is
expected to exceed 65dB L4n. The New Zealand Standard recommends that
new residential activities, schools, hospitals or other noise sensitive uses should
be prohibited inside the ANB'®. The approach adopted within PC35 in respect
of the ANB was therefore guided by the New Zealand Standard, with
amendments as necessary to reflect the current nature and scale of established

activities occurring around the airport.

The ANB at Queenstown Airport, as amended by PC35'°, includes land which
accommodates a number of existing residential dwellings in Frankton,
particularly to the west of the main runway. Where such circumstances apply,
the New Zealand Standard advocates that steps should be taken to provide
existing residential dwellings with appropriate acoustic insulation to ensure a
satisfactory internal noise environment. QAC therefore offered, as part of PC35
and the associated NOR package, to fund mitigation measures, including
acoustic insulation and mechanical ventilation for existing dwellings within the
proposed ANB to the extent necessary to achieve an internal noise environment
of 40dB Lgn. QAC is obliged to provide this mitigation treatment through

conditions of Designation 2.

It is important to understand that the ANB (as amended by PC35) reflects the
position of the 65dB Lg, boundary in the year 2037. In reality, the growth in flight
numbers at Queenstown Airport, and thus the aircraft generated noise increase,
will be gradual over time. QAC is therefore obligated to complete acoustic
insulation mitigation of these existing residential properties within the ANB

ahead of the full noise exposure limit being reached at that particular property.

As set out by Mr Edghill®®, QAC has recently commenced with this work,

offering acoustic mitigation packages to 13 houses within the 2037 ANB.

The New Zealand Standard recommends that no new?' ASANs should be
provided for in the ANB, however during the promulgation of PC35 QAC
recognised that historical development and associated zoning for residential

purposes has occurred in close proximity to the Airport runway. QAC therefore

8 NZS 6805: 1992, Table 1, page 15.

19 And attached to the legal submission of R Wolt dated 29 February 2016.

20 Paragraph 3.29 of the Evidence in Chief of Mr Mark Edghill, dated 26 February 2016.
21 “New” includes alterations and additions to existing ASAN.
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5.23

5.24

5.25

5.26

5.27

adopted a more moderated approach to that recommended by the Standard
whereby new residential dwellings and alterations and additions to existing
dwellings are able to be built inside the ANB, provided they occupy an already
zoned site and where the dwelling incorporates appropriate sound insulation

and mechanical ventilation measures, at the property owner’s cost.

While the 2037 ANB extends over the Residential, Remarkables Park, Rural
and Airport Mixed Use zones of the District Plan, existing residential dwellings

are only provided for by zoning and exist within the Residential Zone.

At the time PC35 was promulgated, residential dwellings were a permitted
activity in the Residential Zone??. These existing development rights were
therefore “grandfathered” in the new PC35 provisions. | understand that QAC
intends to support the grandfathering approach for properties in the Proposed
Plan subject to retention of the Operative Plan standards regarding density and
lot size. Despite being a more moderate approach than the New Zealand

Standard, | agree that the continuation of this approach is appropriate.

As indicated earlier, PC35 also introduced proposed new acoustic insulation
and mechanical ventilation requirements for any new or alterations or additions
to existing buildings containing ASAN located within the new ANB, to be
provided at the property owner's cost, at the time of development. This
approach was considered appropriate because the provisions of PC35 provide
a definitive flag to property owners within the ANB that their property will
experience high levels of aircraft noise should they choose to construct new

dwellings within this area.
Outer Control Boundary
The New Zealand Standard identifies that the Outer Control Boundary (OCB) is

based on a noise contour at or beyond which aircraft noise should not exceed
55dB Lgn.

The New Zealand Standard recommends that any new residential dwellings,
schools, hospitals or other noise sensitive uses (ASANs) should be prohibited

within the OCB, unless the District Plan permits such uses. Then they should

22 Subject to compliance with Site and Zone Standards. These include Zone Standards 7.5.5.3vi and
7.5.6.3viii require residential properties and other ASANs to meet an internal design sound level of
40dB Ladn.
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5.28

5.29

5.30

be subject to a requirement to incorporate appropriate acoustic insulation to
ensure a satisfactory internal noise environment. The New Zealand Standard
also recommends that alterations or additions to existing residences or other
ASANSs inside the OCB should be appropriately insulated from aircraft noise to

achieve an acceptable internal design sound level.

Generally in line with the New Zealand Standard, PC35 sought to prohibit any
new ASAN inside the OCB in the Rural, Industrial and Frankton Flats zones and
to require mechanical ventilation for new dwellings, or for alterations or
additions to existing dwellings inside the Rural, Residential, Frankton Flats and
Remarkables Park zones. The cost associated with such works is met by the
developer, at the time the development work is undertaken. This approach is

consistent with the approach advocated within the New Zealand Standard.

In practical terms, what has been found from sound insulation studies around
other New Zealand airports is that the level of mitigation required within the

OCB can be readily grouped as follows:

° Modern houses located between 55.0 to 58.0dB Ldn — will generally

achieve 40dB Ldn inside with windows slightly ajar.

° Modern houses located between 58.0 to 65.0dB Ldn — will generally
achieve 40dB Ldn inside with windows closed and thus mechanical

ventilation is required to provide an alternative form of ventilation

PC35 also promoted strong policy based dissuasion against the promulgation of
further plan changes that would result in land within the OCB being rezoned for
noise sensitive (ASAN) development. Whilst it is accepted that some land
around the Airport has been allowed to develop in a way which incorporates
ASANs or where ASANs have been previously consented?, in my view it is
important to now recognise that any future opportunity to similarly develop

currently undeveloped land should be dissuaded.

23 Frankton Flats Zone for example.
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5.31

5.32

A good deal of land has historically been dedicated to urban development
(including provision for ASANs) on land at Frankton, sometimes in very close
proximity to the Airport runway. Moreover, more recent initiatives (such as
PC19 for example) have reflected an on-going desire to continue to consolidate
development (including ASANs) at Frankton. A cautious approach to the
location of further ASANs on land around the Airport was adopted via PC35 and
in my opinion, should be transferred through to the Proposed Plan. Having said
that, the PC35 approach pays a good deal of respect to the pattern of urban
development that already exists on land around the airport, as evidenced by the

grandfathering of existing development rights (refer to paragraph 5.24).

Notice of Requirement

To complement the land use management regime established under PC35,
QAC gave notice of requirement to alter Designation 2 to introduce obligations
on QAC for the management and mitigation of noise generating activities at the

airport. In summary, this NOR:

o Obliges QAC to offer 100% funding of noise mitigation for Critical
Listening Environments of buildings located within the ANB (65dB Noise
Contour) that existed at the time the NOR was confirmed. This mitigation
is required to achieve an indoor design sound level of 40dB Ldn or less

based on the 2037 Noise Contours;

° Obliges QAC to offer to part fund retrofitting, over time, of mechanical
ventilation of any Critical Listening Environment within existing buildings
containing ASAN between the ANB and the 2037 60dB Noise Contour.
Specifically, QAC is required to provide 75% funding;

° Sets out QAC’s monitoring requirements for aircraft noise at Queenstown
Airport to ensure compliance with noise limits at the defined noise

boundaries;

° Requires QAC to prepare and implement a Noise Management Plan; and,

° Establishes and sets out the purpose of the Queenstown Airport Liaison

Committee.
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5.33

The confirmed Environment Court NOR conditions have been included in the
notified Aerodrome Designation (Designation 2), and as explained by Mr
Edghill, QAC has commenced giving effect to them. These matters will be

addressed in detail in the relevant hearing for the Designation.

Zone Specific Rules

| do not intend to address the zone specific rule structure established during
PC35 in any detail today, nor how the proposed zone rules should be integrated
into the relevant zone chapters, as these will be addressed at later hearings in
due course. For context however, the Proposed Plan should ensure that
Queenstown Airport is protected from reverse sensitivity effects arising from
ASAN as follows:

° Recognise, within the higher order provisions of the Proposed Plan, the
need to manage existing and limit the establishment of further noise
sensitive activities in proximity to Queenstown Airport to ensure that the
operational capacity and integrity of the Airport is not significantly

compromised now or in the future.

° Within the Low Density Residential zone (or areas of land proposed to be
rezoned from Low Density Residential zone in the Operative Plan to an
alternative zoning in the Proposed Plan), require any new and alterations
or additions to existing buildings containing ASAN to provide mechanical
ventilation for Critical Listening Environments on sites located within the
PC35 OCB, and mechanical ventilation and sound insulation for sites
located within the PC35 ANB, to achieve an Indoor Sound Level of 40dB
Ldn, based on 2037 Noise Contours?*. Failure to achieve this standard

should result in a non-complying activity status.

° Within the Rural and Industrial zone, prohibit any new ASAN within the
PC35 OCB. For alterations or additions to existing buildings containing
ASAN, require mechanical ventilation of Critical Listening Environments
for sites located within the OCB, to achieve an Indoor Sound Level of
40dB Ldn, based on 2037 Noise Contours.

° Within the Remarkables Park zone, prohibit all residential, visitor
accommodation and community activities within the 2037 60dB Noise

Contour. For all new and alterations or additions to existing buildings

24 The 2037 noise contours are the predicted airport noise contours for Queenstown Airport for the year
2037 in 1dB increments from 70dB Ldn to 55dB Ldn inclusive.
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6.1

6.2

containing residential, educational facilities or visitor accommodation,
within the specified area shown as Figure 2 (refer to the full suite of
Environment Court endorsed provisions attached as Appendix E for
Figure 2) require Critical Listening Environments to achieve an Indoor
Sound Level of 40dB Ldn, based on 2037 Noise Contours?®.

Within the Frankton Flats A Zone, specify a maximum threshold for visitor
accommodation units, health care facilities and educational facilities and
Critical Listening Environments these activities to achieve an Indoor
Sound Level of 40dB Ldn, based on 2037 Noise Contours. All other ASAN

within the zone are prohibited.

Ensure that the number of ASAN occurring within the PC35 ANB and
OCB is maintained as far as can be achieved at the levels currently
anticipated by the Operative District Plan, avoiding an increase in the
number of sensitive receivers being exposed to aircraft noise within the
ANB and OCB.

Ensure that appropriate noise boundaries are in place to enable
operations at Queenstown Airport to continue and expand to meet

foreseeable future demand until 2037.

HIGHER ORDER PC35 PROVISIONS

PC35 introduced two new objectives into the operative District Plan. The
proposed new objectives were deliberately specific to Queenstown Airport on
the basis that the Airport is the pre-eminent commercial airport in the district
and it has increasingly become so since the operative District Plan was first
notified in 1995. The objectives were included in the District Wide Issues

section of the District Plan to reflect this significance.

District Wide Objective 7 seeks to:

Maintain and promote the efficient operation of Queenstown Airport and set
appropriate noise limits in order to protect airport operations and to manage the

adverse effects of aircraft noise on any Activity Sensitive to Aircraft Noise.

25 The 2037 noise contours are the predicted airport noise contours for Queenstown Airport for the year
2037 in 1dB increments from 70dB Ldn to 55dB Ldn inclusive.
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6.3

6.4

6.5

6.6

6.7

This objective is primarily directed at achieving the balance sought by the New
Zealand Standard. It clearly acknowledges the need to set noise limits for the
management of aircraft noise at the Airport. It recognises that land use
planning methods can be an effective way to manage exposure to aircraft noise
around airports. It is a recognised fact that despite best endeavours in adapting
aircraft technology and flight management, it is not possible to avoid aircraft
noise on land around airports. Whilst changes in aircraft design have
progressively vyielded reductions in the noise signature of most aircraft,
modelling can only be based on the quietest technology currently available and

not some unknown future technology.

Uncontrolled use of airport infrastructure can unnecessarily expose people to
high levels of noise, and in turn reverse sensitivity concerns in response to this
noise can constrain the operation of airports. The objective is intended to
address the need to place suitable limitations on aircraft noise, consistent with

the approach advocated within the New Zealand Standard.
As indicated earlier, Queenstown Airport is a key strategic asset to the District
and it is important to plan now for its future. PC35 Objective 7 reflects this

importance and should be incorporated in Chapter 4 of the Proposed Plan

without further amendment.

District Wide Objective 8 seeks to:

Manage urban growth issues on land in proximity to Queenstown Airport to

ensure that the operational capacity and integrity of the Airport is not significantly

compromised now or in the future.

This objective is directed at managing urban growth on land around the Airport.
It also endeavours to ensure that land use planning decisions encourage
compatible uses rather than those that will conflict directly with Airport
operations. In my opinion this objective is still relevant in the context of the
Proposed Plan and will assist to sustain the potential of the Airport to meet the
reasonably foreseeable needs of future generations, through ensuring only
appropriate development takes place in the immediate vicinity of the Airport,
and reducing the potential for reverse sensitivity effects that could compromise

Airport operations.
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6.8

6.9

6.10

6.11

This objective recognises that Frankton is one of the Council’s preferred
locations for accommodating urban growth. As expressed earlier, it is essential
that this growth is managed in a way that ensures that the potential for

incompatibility is mitigated as far as can be possible.

| consider that adequate balance has been achieved within the PC35 objectives
between the interests of the Airport, and those of the surrounding community,
noting again the PC35 provisions have been endorsed by the Environment
Court. The existing investment in Airport infrastructure at Frankton is significant.
This infrastructure is well developed and can be enhanced to accommodate
projected growth in flight numbers. If the operation of the Airport is unduly
curtailed and projected growth is not accommodated, then this will compromise
the attractiveness of Queenstown as a destination for airlines, which could
result in the curtailment of regular passenger services over time. This would
likely have a significant effect on the essential underpinnings of the

Queenstown economy.

Limiting the ability for new ASANs to establish on land not yet developed
around the Airport is in my opinion appropriately precautionary, and is a method
supported by the New Zealand Standard. Any relaxation of that approach has
the potential to lead to reverse sensitivity effects on the Airport and poor land
use planning outcomes in the future. In my opinion, any decision that brings
additional people to the impact of aircraft noise would not appropriately provide

for the needs of future generations.

| understand that the section 42A report has recommended rejecting QAC’s
submission with respect to carrying forward PC35 Objectives 7 and 8 and their
associated policies into Chapter 4 of the Proposed Plan. Whilst the Council
Officer notes that it is important to translate the substantive objectives, policies
and rules from PC35 into the Proposed Plan, he considers that QAC’s
amendments would create a lengthy Chapter 4 with an unbalanced focus on the
Airport’s interests ahead of more general urban development considerations.
The Council Officer considers that QAC’s key objectives are provided for in

lower order chapters?.

26 paragraph 12.72, page 28 of the section 42A Hearing Report for Chapters 3 and 4 of the Proposed

Plan.
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6.13

7.1

7.2

| disagree with the recommended approach of the Council Officer, for the
reasons set out above. The two objectives discussed in this section and their
attendant policies have been extracted directly from the Urban Development
chapter of the Operative District Plan, as amended by PC35. These policies
provide the fundamental objective and policy framework that underpins the
lower order chapters referred to by the Council Officer. Without them there may
be insufficient foundation for the related provisions in the lower chapters. In my
opinion, the approach proposed by the Council Officer is therefore not the most

appropriate in terms of section 32.

I note that Objectives 7 and 8 and associated policies proposed by QAC have
been endorsed by the Environment Court. During this process, the provisions

were closely scrutinised

CONCLUSIONS

All too often the experience in New Zealand (and off shore) is that insufficient
foresight has been applied to the protection of significant assets such as
airports, meaning unwise land use decisions are taken to allow sensitive uses to
encroach on the footprint of impact created by such facilities. Already ports,
airports and other industries in New Zealand have had their operations curtailed
due to reverse sensitivity concerns. Whilst | accept that compromise is often
necessary, early recognition that facilities such as airports inevitably grow and
development is important in informing land use planning decisions. The best
form of protection available to avoid reverse sensitivity concerns is to avoid

development “coming to the effect” in the first place.

The provisions developed via PC35 enable Queenstown Airport to continue to
host growth in commercial airlines and other aviation use of its facilities in line
with growth projections to 2037, whilst recognising and safeguarding the Airport
as an existing strategic asset, the growth enabled by PC35 will yield a
substantial benefit to the regional and national economies. The provisions of
PC35 therefore assist in safeguarding Queenstown Airport as an existing

strategic asset.
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7.3 Given this, the currency of the PC35 provisions, and the recent and extensive
Court proceedings involving QAC, QLDC and other affected parties to achieve
them, it is imperative in my opinion that the Proposed Plan adopts and
incorporates the land use management regime established under PC35, without

substantive amendment.

John Kyle

29 February 2016
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1.1

1.2

1.3

1.4

1.5

1.6

INTRODUCTION
Qualifications and Experience

My name is Kirsty O’Sullivan. | am a Senior Resource Management Consultant

with the firm Mitchell Partnerships Limited.

In preparing this evidence, | have reviewed the Proposed Plan submissions,
further submissions, and other relevant information that has been provided by the

Council in relation to this matter, including the section 42A reports.

| have read and agree to comply with the Environment Court’s Code of Conduct
for Expert Witnesses contained in the Practice Note 2014. | confirm that the
issues addressed in this brief of evidence are within my area of expertise. | have
not omitted to consider material facts known to me that might alter or detract from

the opinions that | express.

Scope of Evidence

In this statement of evidence, | address the following matters:

° The policy framework provided for regionally significant infrastructure
(Chapter 3);

° The integration of Plan Change 35 (PC35) into the Proposed Plan (Chapter
4);

° The recognition of functional and locational constraints of infrastructure
(Chapter 6);

Attached as Appendix A of this summary is a marked suite of amendments that
| consider are necessary to the provisions of Chapters 3, 4 and 6 to ensure that
the strategic policy framework for regionally significant infrastructure and the

provisions of PC35 are appropriately incorporated into the Proposed Plan.

Attached as Appendix B is a further assessment of the amendments sought under
section 32AA of the Resource Management Act 1991 (the Act).
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2.1

2.2

2.3

24

POLICY FRAMEWORK FOR REGIONALLY SIGNIFICANT
INFRASTRUCTURE

The purpose of the Strategic Directions chapter is to set the overarching direction
for the management of growth, land use and development in a manner that

ensures sustainable management of the District’s special qualities.

The section 42A report author (herein referred to as the “Council Officer”) further
reinforces the role of this chapter, noting that it “sets the scene” and “seeks to
provide a high level policy framework that responds to all the major resource
management issues of the District” 2. The Council Officer further comments that
the Strategic Directions chapter sits over the other strategic chapters of the
Proposed Plan (Chapters 4, 5 and 6) as well as the Proposed Plan as a whole®.
It is therefore apparent that the Strategic Directions chapter is critical in

establishing the policy framework for the remainder of the Proposed Plan.

Given the overarching strategic role of this chapter, | consider that further
amendments, as detailed in my evidence in chief, are required to ensure that the
Proposed Plan adequately recognises and provides for regionally significant
infrastructure at this fundamental strategic level. | consider that in the absence of
such recognition, the Proposed Plan lacks the objective and policy framework to
support the infrastructure related provisions in the more specific ‘lower order’
chapters that follow. In my opinion, the lower order provisions are therefore
inherently difficult to justify in terms of section 32(1) without the amendments

sought.

Furthermore, the section 42A report states that:

“The Strategic Direction chapter brings together each of the issues identified above
and provides a policy framework that is particularly directed towards significant plan
change or resource consent applications (discretionary or non-complying) in the
District. In addition to being utilised in the assessment of resource consent
applications, it also provides a strategic context for the consideration of any

proposed plan changes and designations”.

T As described in Section 3.1 Purpose of the Proposed Plan.
Paragraph 1.1, page 2 of the section 42A Hearing Report for Chapters 3 and 4 of the Proposed Plan.

3

Paragraph 8.4, page 13 of the section 42A Hearing Report for Chapters 3 and 4 of the Proposed Plan.
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2.5

3.1

3.2

3.3

3.4

On the basis of the above statement, when decision makers are called upon to
assess the merits of a particular activity, an assessment of the activity under the
Strategic Directions provisions will ensue. In my opinion, limited regard has been
given to properly acknowledging regional and/or national benefits that can often
accrue by enabling the further development of infrastructure. This has the
potential to skew the assessment of such proposals under the provisions of the
Plan. It is therefore important for the Proposed Plan provisions to recognise that
a balance is sometimes necessary between achieving environmental outcomes,
and properly recognising the need for people and communities to provide for their

social and economic wellbeing.

FUNCTIONAL AND LOCATIONAL CONSTRAINTS OF INFRASTRUCTURE

Proposed Goal 3.2.5 and the associated objectives and policies seek to ensure
that the District's distinct landscapes are protected from inappropriate
development. Chapter 6 of the Proposed Plan provides further guidance and

direction as to how this goal is to be achieved.

QAC sought the inclusion of new provisions in Chapters 3 and 6 which recognise
that there are sometimes operational, technical or safety related requirements for

infrastructure to be located within an ONF, ONL or a Rural Landscape.

With respect to Chapter 3, in my opinion, the provisions set out under Goal 3.2.5
do not contemplate that there may be operational, technical, functional and safety
related requirements of infrastructure that may necessitate infrastructure being
located within Outstanding Natural Landscapes (ONLs) and Outstanding Natural
Features (ONFs). This is evidenced by the drafting of Objective 3.2.5.1 which

seeks to:

Protect the quality of the Outstanding Natural Landscapes and Outstanding Natural

Features from subdivision, use and development.

In my opinion, this objective should seek to protect the quality of ONL’s and ONFs
from inappropriate subdivision, use and development. Without this qualifying
statement (which is consistent with section 6(b) of the Act), this objective could
effectively curtail all activity within ONL. | do not consider that this outcome has

been adequately evaluated under section 32 of the Act, nor does it appear to be
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3.5

3.6

3.7

3.8

3.9

the intent of the Council Officer given that subsequent provisions in the Proposed

Plan do provide for some development within such landscapes.

With respect to Chapter 6, the Council Officer has acknowledged QAC’s concerns
and considers that it is appropriate to acknowledge the importance of the
contribution that regionally significant infrastructure makes to the social and
economic wellbeing and health and safety of the District*, and that such
infrastructure is likely to be affected by constraints which limit the feasibility of
alternative locations. The Council Officer has therefore recommended the

inclusion of a new policy as follows:

Regionally significant infrastructure shall be located to avoid degradation of the

landscape, while acknowledging location constraints.

While in principle, | agree with the commentary of the Council Officer, | do not
consider that the new policy appropriately addresses the issue raised by QAC. |
consider the words “while acknowledging location constraints” to be vague and
their intent is unclear. | query, to what end and extent are locational constraints

to be acknowledged?

As set out in QAC’s submission, the functional, technical, operational and safety
related constraints often influence the location of important infrastructure, such
as airports. Given the lack of suitable alternative locations, there may be
circumstances where the regionally and/or nationally significant benefits of
enabling an activity need to be balanced against the adverse effects of a

particular location. The RESA extension is an example of such a proposal.

While | acknowledge that it is appropriate for infrastructure occupying sensitive
locations to be located and designed, as far as reasonably practicable, to
minimise the potential for adverse effects on the particular landscape character
and/or the visual amenity values inherent at the site, the Council Officer’s
proposed policy does not recognise or provide for circumstances such as the
RESA extension.

In light of the above, | support the provisions proposed by QAC.

4

Paragraph 9.28, page 11 of the section 42A Hearing Report for Chapter 6 of the Proposed Plan
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4.2

4.3

4.4

4.5

URBAN DEVELOPMENT CHAPTER

The purpose of the Urban Development chapter is to set out the objectives and

policies for managing the spatial location and layout of urban development®.

QAC made a number of submissions on this chapter which largely sought to
ensure that the urban development provisions established under PC35 be
transferred into the Proposed Plan without substantive amendment. This is

further discussed in the evidence of Mr Kyle.

The marked up changes that | consider are necessary to the Urban Development
chapter in order to incorporate the higher order strategic provisions of PC35 are
attached as Appendix A. For ease of reference, | have also noted which provision

of PC35 the amendments implement.

With respect to the Urban Development chapter, | note that for the most part, the
provisions of PC35 have been omitted from the chapter in their entirety. |
consider this approach is not the most appropriate approach in terms of section
32 and refer to the evidence of Mr Kyle as to the purpose, intent and importance
of the PC35 provisions in providing for the ongoing growth of the Airport and

protecting it from reverse sensitivity effects.

| note that where the provisions of PC35 have been incorporated in the Proposed
Plan, their form varies, and at times, takes the form of the PC35 provision
verbatim®, whereas other times the provisions have been substantively

redrafted’.

As described in Section 4.1 Purpose of the Proposed Plan.

6 Such as Policy 4.2.2.4 which seeks to “Manage the adverse effects of noise from Queenstown Airport
by conditions in Designation 2 including a requirement for a Noise Management Plan and a Queenstown
Airport Liaison Committee”, as per Policy 7.3, Section 4.9.3 of Plan Change 35.

7 Policy 4.2.3.8 aims to ensure that “Land use within the Air Noise Boundary or Outer Control Boundary of
the Queenstown Airport is managed to prohibit or limit the establishment of Activities Sensitive to Aircraft
Noise”.

Policy 4.2.4.3 seeks to “Protect the Queenstown airport from reverse sensitivity effects, and maintain
residential amenity, through managing the effects of aircraft noise within critical listening environments
of new or altered buildings within the Air Noise Boundary or Outer Control Boundary”.
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4.6

4.7

4.8

4.9

4.10

4.1

As set out in my full brief of evidence, the Proposed Plan essentially tries to
condense the two objectives and eight policies from PC35 relating to urban
development into three policies. | consider that this approach is an
oversimplification of the land use management approach described by Mr Kyle,

and fails to implement the purpose and intent of PC35.

I do not agree with this approach and consider it will not ensure Airport growth is
appropriately provided for and reverse sensitivity effects avoided, as intended by
PC35.

| am concerned that the partial inclusion of the PC35 provisions could result in an
incomplete and/or inadequate higher order planning framework meaning the
inclusion of provisions in later chapters, including some of the rules inherent in
PC35 to protect the Airport from reverse sensitivity effects, cannot be justified in

terms of section 32.

Conclusions

The Strategic Directions, Urban Development and Landscape chapters are
critical in providing the policy framework for the subsequent chapters of the
Proposed Plan. It is therefore important in my view that these chapters
appropriately recognise and provide for significant infrastructure, particularly
where it is of regional importance, and provide sufficient grounding, in terms of

section 32, for the lower order policies and methods that will follow.

Of particular concern with the Proposed Plan is the limited recognition afforded
to infrastructure within the Strategic Directions chapter, including airports, and
their role in providing for the social and economic wellbeing of the community.
This general lack of recognition has filtered into Chapters 4 and 6 of the Proposed

Plan.

Accordingly, to ensure that infrastructure providers such as designated airports
can continue to meet the demand the its services as the District continues to
grow, | consider the amendments detailed in my evidence and in QAC’s
submissions are necessary and the most appropriate for ensuring that
infrastructure, as an important physical resource for the District, is appropriately

recognised and provided for in the Proposed Plan. This will also ensure that the
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Airport, as significant regional infrastructure is adequately protected from
potential reverse sensitivity effects.

Kirsty O’Sullivan

16 March 2016
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1.1

1.2

1.3

1.4

INTRODUCTION
Qualifications and Experience

My name is Kirsty O’Sullivan. | hold Bachelor of Science (Geography) and Master
of Planning degree from the University of Otago. | am a Senior Resource
Management Consultant with the firm Mitchell Partnerships Limited, which
practices as a planning and environmental consultancy throughout New Zealand,

with offices in Auckland, Dunedin and Tauranga.

| have been engaged in the field of resource and environmental management for
seven years. My experience includes a mix of central government, local authority
and consultancy resource management work. Over the past 3 years, | have
focused on providing consultancy advice with respect to regional and district
plans, plan changes, resource consents, designations and environment effects
assessments. This also includes experience with large scale projects involving
inputs from multidisciplinary teams. An outline of projects in which | have been
called upon to provide resource management advice in recent times is included

as Appendix A.

Mitchell Partnerships Limited (MPL) has been appointed by the Queenstown
Airport Corporation (QAC) to provide advice in relation to the Proposed
Queenstown Lakes District Plan (Proposed Plan). MPL assisted in the
preparation of QAC’s submission and further submissions in relation to the
Proposed Plan. In preparing this evidence, | have reviewed the Proposed Plan
submissions, further submissions, and other relevant information that has been
provided by the Council in relation to this matter, including the section 42A

reports.

| have read and agree to comply with the Environment Court’'s Code of Conduct
for Expert Witnesses contained in the Practice Note 2014. | confirm that the
issues addressed in this brief of evidence are within my area of expertise. | have
not omitted to consider material facts known to me that might alter or detract from

the opinions that | express
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Scope of Evidence

1.5 This hearing specifically relates to the submissions made on the following

chapters of the Proposed Queenstown Lakes District Plan (Proposed Plan):
° Chapter 1: Introduction

° Chapter 3: Strategic Directions

° Chapter 4: Urban Development

° Chapter 5: Tangata Whenua

° Chapter 6: Landscapes

1.6 QAC made submissions on Chapters 3, 4 and 6.

1.7 The history of Queenstown and Wanaka Airports, their role in the Queenstown
Lakes District and the planning framework within which they operate has been
provided by Mr Mark Edghill and Mr John Kyle. | therefore do not intend to repeat
that evidence here, however will draw on their evidence where appropriate to

support my opinion.

1.8 In this statement of evidence, | address the following matters:

° The policy framework provided for regionally significant infrastructure
(Chapter 3);

° The integration of Plan Change 35 (PC35) into the Proposed Plan (Chapter
4);

° The recognition of functional and locational constraints of infrastructure
(Chapter 6);

2. STRATEGIC DIRECTIONS CHAPTER

2.1 QAC made a number of submissions on the Strategic Directions chapter of the

Proposed Plan.
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2.2

2.3

2.4

2.5

2.6

The purpose of the Strategic Directions chapter is to set the overarching direction
for the management of growth, land use and development in a manner than
ensures sustainable management of the Districts special qualities.

The section 42A report author (herein referred to as the “Council Officer”) further
reinforces the role of this chapter, noting that it “sets the scene” and “seeks to
provide a high level policy framework that responds to all the major resource
management issues of the District” 2. The Council Officer goes on to note that the
goals contained in the Strategic Directions Chapter serves as “an expression of

key environmental outcomes sought by the Council”.

It is therefore apparent that the Strategic Directions chapter is critical in
establishing the policy framework for the remainder of the Proposed Plan. This is
further confirmed at paragraph 8.4 of the section 42A report which states that the
Strategic Directions chapter sits over the other strategic chapters of the Proposed

Plan (Chapters 4, 5 and 6) as well as the Proposed Plan as a whole*.

Given the overarching strategic role of this chapter, | consider that further
amendments are required to ensure that the Proposed Plan adequately
recognises and provides for regionally significant infrastructure at this
fundamental strategic level. | consider that in the absence of such recognition,
the Proposed Plan lacks the objective and policy framework to support the
infrastructure related provisions in the more specific ‘lower order’ chapters that

follow.

Recognising the significance of infrastructure and providing for its ongoing

use and development.

The role of Queenstown Airport as a contributor to the social and economic
wellbeing of the community has been set out in detail by Mr Mark Edghill and Mr
John Kyle in their respective briefs of evidence, which | agree with and rely on in
forming the views expressed in this evidence. QAC’s submission with respect to

regionally significant infrastructure also provided significant detail in this regard.

As described in Section 3.1 Purpose of the Proposed Plan.

Paragraph 1.1, page 2 of the section 42A Hearing Report for Chapters 3 and 4 of the Proposed Plan.
Paragraph 1.2, page 2 of the section 42A Hearing Report for Chapters 3 and 4 of the Proposed Plan.
Paragraph 8.4, page 13 of the section 42A Hearing Report for Chapters 3 and 4 of the Proposed Plan.
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2.7

2.8

2.9

QAC’s submission sought two separate policy outcomes for regionally significant

infrastructure as follows:

1)  recognition of the role of regionally significant infrastructure in supporting

the communities social and economic wellbeing.

2)  Provision for the ongoing operation, growth and development of

infrastructure.

To achieve these outcomes, QAC proffered two separate suites of provisions

which | discuss in turn below.

Objective 3.2.1.5 of the Proposed Plan seeks to maintain and promote the
efficient operation of the District’s infrastructure, including designated Airports,
key roading and communication technology networks. There are no supporting

policies for this objective.

Given the location of this objective under the Goal heading “Develop a
prosperous, resilient and equitable economy”, QAC proffered in its submission a
complementary suite of policies that would give effect to Objective 3.2.1.5 and
recognise the role of regionally significant infrastructure in providing for the social
and economic wellbeing of the community, noting the notified objective does not
expressly do so. These provisions, which are set out below, would recognise the
importance of infrastructure as a strategic matter, and would form part of the high
level framework unpinning the Airport Mixed Used Zone and potentially other
infrastructure related provisions of the Proposed Plan (such as the utilities

chapter).

Proposed New Policy 3.2.1.5.1

Recognise that infrastructure, including the district’s airports, makes an essential

contribution to the prosperity and economic resilience of the District.

Proposed New Policy 3.2.1.5.2

Ensure that the efficient and effective operation of infrastructure, including the

districts airports, is safequarded and not compromised, now or in the future, by

incompatible development.

Proposed New Policy 3.2.1.5.3
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To recognise that Queenstown Airport is an essential lifeline utility.

210 QAC also sought the inclusion of a new goal and an associated suite of provisions

2.11

(as set out below) that would recognise and provide for the ongoing growth and
development of regionally significant infrastructure. These provisions would
provide the policy framework for the subsequent provisions of the Proposed Plan
that recognise the functional and operational requirements of regionally
significant infrastructure® and their need to expand in response to the rapid growth

being experienced in the District.

Proposed New 3.2.8 Goal —Provide for the ongoing operation and growth of

regionally significant infrastructure

Proposed New Objective 3.2.8.1

Recognise that the functional or operational requirements of regionally or nationally

significant infrastructure can necessitate a particular location.

Proposed New Policy 3.2.8.1.1

Enable the continued operation, maintenance and upgrading of regionally and

nationally significant infrastructure and associated activities.

Proposed New Policy 3.2.8.1.2

Where practicable, mitigate the impacts of regionally and nationally significant

infrastructure on outstanding natural landscapes and outstanding natural features.

| support the amendments sought by QAC. The Council Officer has
recommended accepting QAC’s submission in part, citing that the notified
objective focusses too narrowly on efficiency and does not recognise the
necessity and importance of infrastructure in its own right®. The Council Officer
has therefore recommended the following amendments to proposed Objective

3.2.1.5 and the inclusion of a new policy to give effect to the objective:

> Such as those proposed by the Council Officer with respect to Chapter 6 and discussed in further detail
below.

6 Paragraph 12.39 and 12.40, page 22 of the section 42A Hearing Report for Chapters 3 and 4 of the
Proposed Plan.
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2.12

213

“Objective 3.2.1.5

Maintain and promote the efficient and effective operation, maintenance,

development and upgrading of the District’s regionally significant infrastructure,

including designated airports, key roading and communication technology

networks.”

“Policy 3.2.1.5

Safequard the efficient and effective operation of regionally significant

infrastructure from new incompatible activities.”

While the proposed amendments go some way to addressing QAC’s submission,
| consider the Council Officer has misunderstood the subtle differences between
the purpose and intent of QAC’s proposed provisions. As a result, the Council
Officer's recommendation, in my opinion, inappropriately confuses and conflates

the two separate submissions points and in so doing fails to:

° Recognise the contribution that infrastructure makes to the economic

wellbeing of the community.

o Recognise the airport (and potentially other infrastructure) as lifeline

assets that require protection.

o Recognise that functional and locational constraints may necessitate a

particular location;

As previously set out in paragraphs 2.1 to 2.5, it is important for the Strategic
Direction chapter to establish a sound policy framework for the chapters that
follow. | consider that in the absence of policies that address the issues discussed
in the foregoing paragraphs, the Proposed Plan lacks the foundations for the
subsequent and sometimes directive provisions (or chapters) relating to
infrastructure, meaning it will be difficult to justify those provisions in terms of
section 32(1)".

7 For example, some of the lower order provisions relating to infrastructure seek to dissuade or even
prohibit certain activities from occurring within close proximity to infrastructure.
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2.14

2.15

2.16

217

To provide an example, the Council Officer has recommended the inclusion of a
new policy in Chapter 6 of the Proposed Plan to acknowledge the locational
constraints of regionally significant infrastructure®. In my opinion and as
discussed in further detail below in relation to Goal 3.2.5, it is difficult to
demonstrate how such a policy is appropriate or effective at achieving a higher
order objective in the Strategic Directions chapter, when there are no objectives

or policies the recognise or provide for the locational constraints of infrastructure.

Furthermore, | note that the section 42A report states that:

“The Strategic Direction chapter brings together each of the issues identified above
and provides a policy framework that is particularly directed towards significant plan
change or resource consent applications (discretionary or non-complying) in the
District. In addition to being utilised in the assessment of resource consent
applications, it also provides a strategic context for the consideration of any

proposed plan changes and designations”.

On the basis of the above statement, when decision makers are called upon to
assess the merits of a particular activity, an assessment of the activity under the
Strategic Directions provisions will ensue. In my opinion, limited regard has been
given to properly acknowledging regional and/or national benefits that can often
accrue by enabling the further development of infrastructure. This has the
potential to skew the assessment of such proposals under the provisions of the
Plan. It is therefore important for the Proposed Plan provisions to recognise that
a balance is sometimes necessary between achieving environmental outcomes,
and at the same time properly recognising the need for people and communities
to provide for their social and economic wellbeing, which in this case includes
recognising that in some instances infrastructure may need to establish in

sensitive locations.

In light of the above, | consider the framework proposed by QAC more
appropriately recognises and provides for regionally significant infrastructure, and

in my opinion, should be included in the Proposed Plan.

8 New Policy 6.3.1.12 seeks to “Regionally significant infrastructure shall be located to avoid degradation
of the landscape, while acknowledging location constraints”.
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2.18

2.19

2.20

2.21

Functional and operational requirements of infrastructure

Proposed Goal 3.2.5 and the associated objectives and policies seek to ensure
that the District's distinct landscapes are protected from inappropriate
development. Chapter 6 of the Proposed Plan provides further guidance and

direction as to how this goal is to be achieved.

QAC submitted that the provisions set out under Goal 3.2.5 do not recognise the
operational, technical, functional and safety related requirements of infrastructure
that will often dictate their location. In some circumstances, these requirements
will result in infrastructure being located within Outstanding Natural Landscapes
(ONLs) and Outstanding Natural Features (ONFs). An example of this is the 2010
extension of the Queenstown Airport Runway End Safety Area (RESA) into the
ONL of the Shotover River.

The Council Officer has recommended rejecting QAC’s submission on Proposed
Goal 3.2.5. The Council Officer considers that the Strategic Direction chapter
should be focussed more on landscape character and the general outcomes
sought, rather than drilling down to potentially acceptable exceptions. The
Council Officer considers that this is better addressed in the lower order chapters
and provisions and on a case by case basis through resource consent

applications®.

| do not agree and consider that the proposed approach is inefficient and
uncertain for potential resource consent applicants. Moreover there is a
significant risk that the strategic level landscape provisions' would have a
trumping effect, given the strength in their drafting. The strategic level landscape
provisions, in particular objective 3.2.5.1, seek to protect ONLs and ONFs from
(all) subdivision, use and development. There would be no certainty of outcome
for an applicant seeking resource consent within this policy framework if strictly
applied, even if there were compelling safety or technical reasons for the

infrastructure to be located within the specified landscape.

9

Paragraph 12.109, page 33 of the section 42A Hearing Report for Chapters 3 and 4 of the Proposed

Plan.

10 Refer to the objectives and policies located under Goal 3.2.5 of the Proposed Plan.
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2.22

2.23

2.24

2.25

| consider it is not appropriate to leave providing for infrastructure in landscape
areas until the ‘lower order’ chapters. If Goal 3.2.5 and its related provisions are
not amended (noting the obligation to protect ONLs and ONFs from all
subdivision, use and development under Objective 3.2.5.1), any lower order
provisions that provide for locational constraints of infrastructure in these areas,
would be very difficult to justify in terms of section 32, because they would not

‘achieve’ these higher order objectives.

In my opinion, it is therefore appropriate to amend Objective 3.2.5.1, as set out
below, to ensure the Strategic Directions chapter contemplates that there may be
circumstances where infrastructure proposals are appropriate within ONLs and

ONFs. This is could be achieved by amending Objective 3.2.5.1 as follows:

Protect the quality of the Outstanding Natural Landscapes and Outstanding Natural

Features from inappropriate subdivision, use and development.

In my opinion, the inclusion of QAC’s proposed new provisions with respect to
the ongoing operation and growth of regionally significant infrastructure (as
discussed in section 2), in tandem with my proposed change to Objective 3.2.5.1
relating on ONLs and ONFs, would provide an adequate balancing of
infrastructure and landscape management issues without specifically drawing

infrastructure provisions into Goal 3.2.5.

Further Submissions

With respect to Proposed Objective 3.2.2.1 and associated Policy 3.2.2.1.3, QAC
supported, in part, the submissions by the Board of Airline Representatives New
Zealand (BARNZ) (submission number 271.3 to 27.15) and Transpower (805.23),
as the changes sought by these submitters provided further direction around the
management of reverse sensitivity effects. QAC only partially supported the
changes however, due to concerns with the use of the term ‘avoid’ in the

provisions.
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2.26

2.27

2.28

2.29

2.30

| understand that as a result of the Supreme Court’s ruling in Environmental
Defence Society Incorporated v The New Zealand King Salmon Company*! care
must be taken when including provisions in plans that require resource users to
“avoid” adverse effects. In accordance with the guidance provided by the King
Salmon decision the use of such policies could effectively act as a prohibition for
certain activities. QAC therefore proffered slightly amended wording (which |
support, but acknowledge goes beyond the ambit of a further submission) to
assist the Council Officer should they recommend to accept BARNZ or
Transpower’s submission and have sufficient scope to make the changes

proposed.

The Council Officer has recommended rejecting both the submissions of BARNZ
and Transpower, as well as the further submission made by QAC. No substantive
reasoning for this recommendation has been provided, however | infer it relates
to the Council Officer's recommendation to delete Proposed Policies 3.2.2.1.1 to

3.2.2.1.7 in response to a submission by Remarkables Park Limited'?.

The recommended deletion of these provisions is inconsequential for QAC. If
however, the Panel is of a mind to retain the provisions, | maintain that it is
appropriate for the provisions to recognise the potential reverse sensitivity effects
arising as a result of urban development, as per the BARNZ and Transpower

submissions and QAC’s further submission.

QAC also lodged a further submission with respect to Remarkables Park Limited
submission (submission 807.48) on Policy Proposed 3.2.2.1.4. Specifically, QAC
opposed the submission as the relief sought by Remarkables Park Limited would,
at a strategic policy level, encourage the high density residential development in

locations close to commercial and mixed use zones.

I note that there are a number of mixed use zones within close proximity to
Queenstown Airport in which high density residential activity could expect to
establish if Remarkables Park’s submission is allowed. Given the resource

management framework established under PC35 and set out NZS6805", |

" Environmental Defence Society Incorporated v The New Zealand King Salmon Company [2014] NZSC

38.
12

Plan.

Paragraph 12.70, page 27 of the section 42A Hearing Report for Chapters 3 and 4 of the Proposed

13 as discussed by Mr John Kyle in his Evidence in Chief dated 29 February 2016.
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2.31

2.32

2.33

2.34

consider it would be inappropriate to provide for intensified residential activity
within the OCB.

As noted in paragraph 2.23 above, the Council Officer has recommended that
Proposed Policy 3.2.2.1.4 be deleted to remove repetition in the Proposed Plan.
Again, the outright deletion of Policy 3.2.2.1.4 is inconsequential for QAC. If the
Panel is of a mind to retain these provisions however, | support the notified
version of Proposed Policy 3.2.2.1.4 as it excludes the mixed use zones, such as

those located around the Airport.

New Objectives and Policies

| understand that several submissions sought specific reference to the
Remarkables Park centre given its current and growing prominence as a
commercial centre in the District. In response to these submissions, the Council
Officer has recommended the inclusion of a new objective and associated
policies relating to the Frankton commercial area, comprising Remarkables Park,

Queenstown Airport and Five Mile'.

The Council Officer considers that the proposed new provisions will partly
address the submission of QAC which sought greater recognition of the Airport’s
role in the District’. | agree with and support in principle the intent of new
Objective 3.2.1.2 and Policies 3.2.1.2.1 and 3.2.1.2.2 on this basis. However |
consider further refinements are necessary to ensure the provisions are

appropriate and effective.

The Council Officer's proposed new Objective 3.2.1.2 seeks to recognise,
develop, sustain and integrate the key mixed use function of the wider Frankton
commercial area, comprising Remarkables Park, Queenstown Airport and Five
Mile. | am uncertain what is intended by the term ‘integrate’ in this context,
particularly when the nature and scale of activities occurring at Queenstown
Airport are distinctly different, and at times, incompatible with more sensitive

activities occurring within adjacent mixed use zones. In my opinion, it would

14

15

Paragraph 12.23, page 18 of the section 42A Hearing Report for Chapters 3 and 4 of the Proposed

Plan

and associated new Objective 3.2.1.2 and Policies 3.2.1.1 to 3.2.2.3.

Paragraph 12.23, page 18 of the section 42A Hearing Report for Chapters 3 and 4 of the Proposed

Plan
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2.35

2.36

2.37

3.1

therefore be difficult to ‘integrate’ such activities. | therefore recommend that

Objective 3.2.1.2 is amended as follows:

Recognise and provide for —develop—sustain—and-integrate the key mixed use

function of the wider Frankton commercial area, comprising Remarkables Park,

Queenstown Airport and Five Mile.

Similarly, | consider that the Council Officer's proposed new Policy 3.2.1.2.1

should be amended as follows:

Provide a planning framework for the wider Frankton commercial area that
facilitates the—integrated development of the various mixed use development
nodes.

Proposed Policy 3.2.1.2.3 seeks to avoid additional commercial rezoning that will
undermine the function and viability of the Frankton commercial area, or which
will undermine increasing integration between the nodes in the area. As
discussed in paragraph 2.22, the term avoid could effectively act as a prohibition
for certain activities. As currently drafted, this policy could conceivably curtail any
commercial rezoning anywhere in the District. Given the nature of the other
policies within the Strategic Directions chapter, | do not think that this was the

intent of the Council Officer.

The policies that precede proposed new Policy 3.2.1.2.3 seek to recognise and
provide for the varying complementary functions and characteristics of the
various mixed use development nodes within the Frankton commercial area. In
some cases, further commercial rezoning of land within Frankton may also serve
to achieve this outcome. Policy 3.2.1.2.3 is counter to the outcomes of the

policies that precede it. | therefore consider that this policy should be deleted.

URBAN DEVELOPMENT CHAPTER

The purpose of the Urban Development chapter is to set out the objectives and

policies for managing the spatial location and layout of urban development'®.

16 As described in Section 4.1 Purpose of the Proposed Plan.
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3.2

3.3

3.4

3.5

QAC made a number of submissions on this chapter which largely sought to
ensure that the urban development provisions established under PC35 be

transferred into the Proposed Plan without substantive amendment.

Plan Change 35

Mr Kyle has provided a summary of the genesis of Plan Change 35 (PC35) and
why the provisions confirmed by the Environment Court should be transferred
into the Proposed Plan without substantive amendment. | agree with the rationale
and recommendations of Mr Kyle in this regard and attach as Appendix B, a
table which cross references the relief sought by QAC with respect to Chapter 4
of the Proposed Plan with the relevant PC35 provision. To clarify, the “Proposed
District Plan Provisions” column in Appendix B contains the additional provisions
which QAC seeks, and | agree should be included in the Proposed Plan to
appropriately incorporate the PC35 higher order provisions. Attached as
Appendix C is a full suite of the amendments that | consider are necessary to
appropriately incorporate the higher order PC35 provisions into Chapters 3, 4 and
6 of the Proposed.

| anticipate addressing the integration of the lower order PC35 provisions into
each chapter of the Proposed Plan at each of the relevant chapter hearings. With
respect to the Urban Development chapter, | note that for the most part, the
provisions of PC35 have been omitted from the chapter in their entirety. |
consider this approach is not the most appropriate approach in terms of section
32 and refer to the evidence of Mr Kyle as to the purpose, intent and importance
of the PC35 provisions in providing for the ongoing growth of the Airport and

protecting it from reverse sensitivity effects.

I note that the Proposed Plan endeavours, to incorporate some, but not all, of the
outcomes sought via PC35. Some of the provisions that are incorporated take
the form of the PC35 provision verbatim, such as Policy 4.2.2.4'", whereas others

have been substantively redrafted, such as Policies 4.2.3.8 and 4.2.4.3"8, As set

17 Which seeks to “Manage the adverse effects of noise from Queenstown Airport by conditions in
Designation 2 including a requirement for a Noise Management Plan and a Queenstown Airport Liaison
Committee”, as per Policy 7.3, Section 4.9.3 of Plan Change 35.

18

Policy 4.2.3.8 aims to ensure that “Land use within the Air Noise Boundary or Outer Control Boundary

of the Queenstown Airport is managed to prohibit or limit the establishment of Activities Sensitive to
Aircraft Noise”.
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3.6

3.7

3.8

out in the subsequent discussion relating to these policies, the Proposed Plan
essentially tries to condense the two objectives and eight policies from PC35
relating to urban development into three policies. | consider that this approach is
an oversimplification of the land use management approach described by Mr

Kyle, which fails to implement the purpose and intent of PC35.

| do not agree with this approach and consider it will not ensure Airport growth is
appropriately provided for and reverse sensitivity effects avoided, as intended by
PC35. | am concerned that the partial inclusion of the PC35 provisions could
result in an incomplete and/or inadequate higher order framework in the
Proposed Plan meaning the inclusion of the important lower order provisions in
later chapters, including some of the rules that are included in PC35 to protect
the Airport from reverse sensitivity effects, cannot be justified in terms of section
32. For example, Objective 21.2.7, Policy 21.2.7.1 and Rule 21.4.29 of the Rural
zone provisions of the Proposed Plan collectively seek to prohibit the
establishment of new activities sensitive to aircraft noise (ASAN) within the OCB.
Despite the definitive land use response that results from these provisions, in my
opinion, the corresponding strategic level policy dissuasion is absent from the
Proposed Plan, making the Rural zone provisions difficult to justify in terms of
section 32(1).

Without derogating from my primary opinion that the PC35 provisions should be
included without substantive amendment, | set below my opinion as the
appropriateness or otherwise of the provisions that have been included in the
Proposed Plan to “reflect the outcomes of PC35™°, as suggested by the section
32 report for this chapter.

Proposed Obijective 4.2.4 and associated Policy 4.2.4.3

Proposed Objective 4.2.4 seeks to manage the scale and location of urban
growth in the Queenstown Urban Growth Boundary. Associated Policy 4.2.4.3
seeks to protect Queenstown Airport from reverse sensitivity effects and maintain

residential amenity through managing the effects of aircraft noise within critical

Policy 4.2.4.3 seeks to “Protect the Queenstown airport from reverse sensitivity effects, and maintain

residential amenity, through managing the effects of aircraft noise within critical listening
environments of new or altered buildings within the Air Noise Boundary or Outer Control Boundary”.
19 Page 33 of the section 32 report for the Urban Development Chapter of the Proposed Plan.
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3.9

3.10

3.11

listening environments of new or altered buildings within the Air Noise Boundary
(ANB) or Outer Control Boundary (OCB).

In its submission, QAC generally supported the proposed objective, but submitted
that the policy should be amended to recognise those zones where residential
activity is prohibited within the OCB and ANB. QAC submitted that the most

appropriate way to do this is to split the policy into two parts as follows:

Within existing residential zones, Pprotect Queenstown Airport from reverse

sensitivity effects, and maintain residential amenity through managing the effects
of aircraft noise within critical listening environments of new or altered buildings

within the Air Noise Boundary or Outer Control Boundary.

Within Rural and Industrial Zones, Pprotect Queenstown Airport from reverse

sensitivity effects through preventing the establishment of new activities sensitive

to aircraft noise within the Air Noise Boundary and Outer Control Boundary.-And

| note the submission as lodged contained an inadvertent error in respect of the
second policy (above) in that it was missing the words “ Outer Control Boundary
and Air Noise Boundary.” The correct policy is as stated above. The Council
Officer has recommended rejecting QAC’s submission, although no reasons

have been provided.

As set out by Mr Kyle, PC35 established and land use management approach

where:

3.11.1  Within the Low Density Residential Zone any new and/or alterations or
additions to existing buildings containing ASAN are required to provide
mechanical ventilation for Critical Listening Environments on sites
located within the PC35 OCB, and mechanical ventilation and sound
insulation for sites located within the PC35 ANB, to achieve an Indoor
Sound Level of 40dB Ldn, based on 2037 Noise Contours.

3.11.2  Within the Rural and Industrial Zones, any new ASAN within the PC35
OCB is prohibited.
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3.12

3.13

3.14

3.11.3 Within the Remarkables Park zone, all residential, visitor
accommodation and community activities within the 2037 60dB Noise

Contour is prohibited.

3.11.4 Within the Frankton Flats A Zone, prohibit ASAN over a specified
threshold.

As noted, QAC seeks this land use management approach to be carried through
to the Proposed Plan. However, | consider that, as currently drafted, Policy
4.2.4.3 does not provide sufficient dissuasion to warrant the prohibition of new
ASAN in the zones identified above, whereas QAC’s amendments go some way

towards providing an appropriate policy basis for such methods.

Furthermore, the first part of the policy, which contains its intention, being to
“protect Queenstown Airport from reverse sensitivity effects” is essentially
cancelled out by the second part which seeks to “manage the effects of aircraft
noise”. When read literally, the policy requires QAC to manage its own effects in
order to protect itself from reverse sensitivity. As | understand it, the fundamental
principle of reverse sensitivity is to manage the effects of sensitive activities (in
this case ASAN/residential activities) on lawfully established generators of the
effect (in this case the Airport). The current wording of the policy requires QAC
to manage its own effects in order to avoid the consequences of reverse
sensitivity, and in so doing it perpetuates a reverse sensitivity to some extent
(acknowledging there is only an ‘effect’ if the generator needs to curtail its
operations, which would not be the case here). | do not consider this to be the

intent of the policy, but it is its practical effect.

The proposed policy also appears to try to consolidate PC35 District Wide policies
8.1, 8.4 and 8.5%° (QAC’s proposed policies 4.2.8.1, 4.2.8.4 and 4.2.8.5 in the
Proposed Plan, refer Appendix B) into one single policy. In my opinion, this

oversimplifies the land management approach proposed by PC35 as it:

20 Section 4.9.3 of the Operative District Plan, as amended by PC35
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3.15

3.16

3.17

3.18

3.14.1 Confuses whether the policy is seeking to protect Queenstown Airport
from the reverse sensitivity effects of ASAN?", or manage the effects of

aircraft noise?®?;

3.14.2  Does not specify that the policy applies to ASAN (or in the case of the
Remarkables Park Zone, residential, education facilities and visitor
accommodation), potentially extending its application to all new or
altered buildings within the ANB or OCB.

3.14.3  Seeks to only maintain residential amenity.

Accordingly, on further review of this provision, both the proposed policy and
QAC’s suggested amendments, as contained in its submission, are not, in my
opinion, appropriate to protect the Airport from reverse sensitivity effects. |
consider it would more appropriate to delete Policy 4.2.4.3 and incorporate the
reverse sensitivity related provisions of PC35, as detailed in Appendix B, into this

chapter without substantive amendment.

Proposed Policy 4.2.4.4

Proposed Policy 4.2.4.4 seeks to manage the adverse effects of noise from
Queenstown Airport by conditions in the Aerodrome Purposes designation
(Designation 2) including a requirement for a Noise Management Plan and a
Queenstown Airport Liaison Committee. In its submission, QAC supported this
policy, for the reasons that it is consistent with Policy 7.3, Section 4.9.3 of the
Operative Plan, as amended by PC35. QAC sought that the proposed provision
be relocated however to sit with the remaining PC35 provisions it seeks be

included in the Proposed Plan.

The Council Officer has recommended that QAC’s submission be rejected on this
point. No changes have been made to the policy in the section 42 report, and
therefore | assume that the Council Officer's recommendation relates to the

relocation of the policy, as opposed to QAC’s support of it.

Policy 4.2.4.4 forms one of three policies that give effect to Objective 7, Section
4.9.3 of the Operative Plan, as amended by PC35 (refer to the table attached as

Appendix B). The manner in which it has been included in the Proposed Plan

21 As intended by Proposed Policy 4.2.8.1 attached in Appendix B.
22 Which is the general principle behind Objective 4.2.7 and Policies 4.2.7.1 to 4.2.7.3, as attached as
Appendix B.
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3.19

3.20

3.21

3.22

does not, in my opinion, appear to have been adequately assessed in terms of
section 32(1) as the policy is not effective at achieving its corresponding objective
which relates to the scale and location of urban growth?3, If the panel is of a mind
to include the provisions of PC35 into the Proposed Plan (as set out in Appendix
B), | consider that policy should be relocated to sit within the objective that was
intended to give effect to (i.e QAC’s proposed additional objective 4.2.7, refer

Appendix B).

Proposed Policy 4.2.3.8
Proposed Policy 4.2.3.8 seeks to ensure that land within the ANB or OCB of

Queenstown Airport is managed to prohibit or limit the establishment of ASAN.

QAC supported this policy as it endeavoured to give effect to PC35. QAC also
made a further submission in opposition to the Hansen Family Partnership
submission (751.7) as it sought to amend the policy direction towards a more
permissive land use management regime for ASAN within the OCB than was
established by PC35.

The Council Officer has recommended accepting QAC’s submission and further
submission. As this policy seeks to implement an objective relating to urban
growth boundaries?* and is generally in line with the intent of PC35, | support the
recommendation of the Council Officer. Given the broader application of the
objective, if the provisions of PC35 are incorporated into the Proposed Plan, in
my opinion, it is still appropriate for this policy to remain as it is effective at

achieving the higher order objective.

Other Urban Development Provisions

Proposed Policy 4.2.2.4 sets out that not all land within the Urban Growth
Boundaries will be suitable for urban development such as (but not limited to)
land with ecological, heritage or landscape significance; or land subject to natural
hazards. QAC supported the retention of this provision, however sought some
minor drafting amendments to reflect that urban intensification may not be

suitable within close proximity to airports.

3 Objective 3 seeks to Manage the scale and location of urban growth in the Queenstown Urban Growth
Boundary.

24

Objective 4.2.3 of the Proposed Plan which aims to ensure that “Within Urban Growth Boundaries,

provide for a compact and integrated urban form that limits the lateral spread of urban areas, and
maximises the efficiency of infrastructure operation and provisions.
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3.23 The Council Officer does not appear to have made a recommendation with

respect to QAC’s submission on this provision. QAC’s submission has been

omitted from the list of submitters attached as Appendix 2 of the section 42A

report.

3.24 Notwithstanding the above, | agree with QAC’s amendments to the policy and

consider that it would further support the land use management regime

established under PC35.

4 LANDSCAPE

4.1 The purpose of the landscape chapter is to recognise the landscape as a

significant resource to the district and region, and that the resource requires

protection from inappropriate activity that could degrade its quality, character and

values.

4.2  QAC sought the inclusion of four new provisions which recognise that there are

sometimes operational, technical or safety related requirements for infrastructure

to be located within an ONF, ONL or a Rural Landscape.

4.3 The Council Officer recommends accepting QAC’s submission in part®. While

the Council Officer indicates that the importance of regionally significant

infrastructure is acknowledged and recognised in the strategic direction policy

framework and the energy and utilities chapter?, the Council Officer considers

that it is appropriate to acknowledge the importance of the contribution that

regionally significant infrastructure makes to social and economic wellbeing and

health and safety of the District?”, and that such infrastructure is likely to be

affected by locational constraints without any legitimate alternatives to locate.

4.4  The following new policy is therefore recommended by the Council Officer:

New policy 3.3.1.12

25 Appendix 2, page 15 of the section 42A Hearing Report for Chapter 6 of the Proposed Plan
%6 paragraph 9.26, page 11 of the section 42A Hearing Report for Chapter 6 of the Proposed Plan
27 paragraph 9.28, page 11 of the section 42A Hearing Report for Chapter 6 of the Proposed Plan
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4.5

4.6

4.7

4.8

4.9

Regionally significant infrastructure shall be located to avoid degradation of the

landscape, while acknowledging location constraints.

While in principle, | agree with the commentary of the Council Officer, | do not
consider that his amendments to the proposed policy appropriately addresses the
issue raised in the submission. | consider the words “while acknowledging
location constraints” are vague and their intent is unclear. | query, to what end

and extent are locational constraints to be acknowledged?

As set out in QAC’s submission, the functional, technical, operational and safety
related constraints often influence the location of important infrastructure, such
as airports. Given the lack of suitable alternative locations, there may be
circumstances where the regionally and/or nationally significant benefits of
enabling an activity need to be balanced against the adverse effects of a
particular location. The RESA extension discussed in paragraph 2.16 is an

example of such a propsal.

While | acknowledge that it is appropriate for infrastructure occupying sensitive
locations to be located and designed, as far as reasonably practicable, to
minimise the potential for adverse effects on the particular landscape character
and/or the visual amenity values inherent at the site, the Council Officer’s
proposed policy does not recognise or provide for circumstances such as the
RESA extension or obstacle lighting. | also consider the use of the term ‘avoid’ to
be problematic for reasons set out in paragraph 2.22, and may inadvertently
prohibit infrastructure from locating in such environments despite functional or

locational constraints.

In light of the above, | support the provisions proposed by QAC.

Policy 6.3.1.7 seeks to ensure that the location and direction of lights does not
cause glare to other properties and public places or avoids degradation of the
night sky. Two submissions were received in opposition to this policy, seeking
that the policy be relocated to a more appropriate chapter of the Proposed Plan

as the policy does not specifically address landscape values?. In response to

28 Submitter 761 and Submitter 806.
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4.10

4.1

5.1

5.2

these submissions, the Council Officer has recommended the following

amendments to the policy:

“Ensure that the location and direction of lights-dees—neot-cause-glare-to—other
properties,—roads,—and—publicplaces—or avoids degradation of the night sky,

landscape character and sense of remoteness where it is an important part of that

character. “

The recommended changes significantly extend the scope and application of the
policy and have the potential to ‘prohibit’ or ‘not allow’ regionally significant
infrastructure, such as navigational lights, within ONLs. While QAC has not
submitted specifically on Policy 6.3.1.7, | consider it falls within the scope of

section 4 of its original submission (in particular, paragraphs 4.13 to 4.15).

I do not consider that the proposed changes to the policy are appropriate and
would conflict with provisions seeking to provide for the locational constraints of
regionally significant infrastructure. Furthermore, the nature of the changes
proposed appear to extend beyond the scope of the relief sought by the
submitters. In my opinion, the original wording should be retained, but the policy
should be deleted from Chapter 6 and relocated to the rural chapter, as per the

relief sought by the submitters.

CONCLUSIONS

The Strategic Directions, Urban Development and Landscape chapters are
critical in providing the policy framework for the subsequent chapters of the
Proposed Plan. It is therefore important in my view that these chapters
appropriately recognise and provide for significant infrastructure, particularly
where it is of regional importance, and provide sufficient grounding, in terms of

section 32, for the lower order policies and methods that will follow.

Of particular concern with the Proposed Plan is the limited recognition afforded
to infrastructure within the Strategic Directions chapter, including airports, and
their role in providing for the social and economic wellbeing of the community.
This general lack of recognition has filtered into Chapters 4 and 6 of the Proposed
Plan. Of further concern is the lack of an appropriate higher order framework in

the strategic part of the Proposed Plan (Part 2) to justify the inclusion of the lower
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order PC35 provisions, including important rules which seek to protect the Airport

for potential reverse sensitivity effects.

5.3  Accordingly, to ensure that infrastructure providers such as designated airports
can continue to meet the demand the its services as the District continues to
grow, | consider the amendments detailed in my evidence and in QAC’s
submissions are necessary and the most appropriate for ensuring that
infrastructure, as an important physical resource for the District, is appropriately
recognised and provided for in the Proposed Plan, and so that the Airport, as
significant regional infrastructure is adequately protected from potential reverse

sensitivity effects..
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