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1. EXECUTIVE SUMMARY

1.1. It is recommended that the framework, structure and majority of the provisions in the Proposed
District Plan (PDP) Business Mixed Use Zone (BMUZ) Chapter 16 should be retained as outlined

and as supported in the section 32 (s32) assessment (see Appendix 3).

1.2. A number of changes are also considered appropriate, and these are shown in the
Recommended Revised Chapter attached as Appendix 1 (Revised Chapter) to this evidence.
The changes include minor wording changes that provide better expression. For substantive
changes, | have undertaken an assessment in terms of section 32AA (s32AA) of the Resource
Management Act 1991 (RMA) (see Appendix 4). The most significant recommended

amendments are:

i. Maintaining the building heights as notified, however in respect of the restricted
discretionary building heights for the Gorge Road area of the BMUZ, | recommend
significant amendments to notified Policy 16.2.2.7, and the inclusion of additional matters

of discretion and an additional rule to notified Rule 16.5.7.

ii. Acknowledgement of Horne Creek in the Gorge Road area of the BMUZ and a new policy
and matters of discretion to encourage naturalisation of the creek and its incorporation

into site layout, design and landscaping.

iii. Introduction of minimum landscaping requirements.

iv. Relaxation of height recession planes applied at the northern boundary of BMUZ sites

that adjoin a residential zone.

1.3. | consider that the recommended amendments to the BMUZ are more effective and efficient than
the equivalent provisions within the notified chapter. In addition, | consider that the amendments
are more effective and efficient than changes sought by submitters that | have rejected, and
more effective and efficient than the Operative District Plan (ODP) and better meet the purpose
of the RMA. The recommended amendments broadly seek to assist with achieving the objective

of creating a high quality mixed use environment.

2. INTRODUCTION

2.1. My name is Amy Bowbyes, | am employed by the Queenstown Lakes District Council (Council)
as a Senior Policy Planner (part time). | hold the qualifications of Bachelor of Science and
Bachelor of Arts from Victoria University. | have primarily worked for local authorities in policy

and district plan administration roles since 2005.
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2.2.

2.3.

| note that | am not the author of the notified Chapter 16 — Business Mixed Use Zone or the

accompanying s32 report.

My current role is Senior Policy Planner, which | have held since February 2015, prior to this |
was employed at Council as Senior Policy Planner (fixed term, part-time 20 hours per week) from
August 2014.

3. CODE OF CONDUCT

3.1

3.2.

Although this is a Council hearing, | confirm that | have read the Code of Conduct for Expert
Witness contained in the Environment Court Practice Note and that | agree to comply with it. |
confirm that | have considered all the material facts that | am aware of that might alter or detract
from the opinions that | express, and that this evidence is within my area of expertise, except

where | state that | am relying on the evidence of another person.

| am authorised to give this evidence on Council's behalf.

4. SCOPE

4.1.

4.2

4.3.

4.4,

28555946_1.docx

My evidence addresses the submissions and further submissions received on the notified BMUZ

chapter.

Although the purpose of this report is not to undertake an assessment nor make
recommendations on the appropriateness of the zonings, as this will be undertaken for the
rezoning hearings, the relevant maps which include areas of the BMUZ are attached in
Appendix 5. Consequently, my evidence relates only to the written provisions which relate to the
proposed BMUZ and | have not considered any submission points that relate to the acceptability
of the specific locations of the BMUZ as these will be heard within the rezoning/mapping
hearing(s). On this basis, | have considered the BMUZ provisions in the context of all of the

proposed BMUZ land.

Although this evidence is intended to be a stand-alone document and also meet the
requirements of section 42A of the RMA (s42A), the s32 Evaluation Report (s32) is attached as
Appendix 3 for information and reference purposes. This report also links to supporting

documents.

Where | recommend substantive changes to provisions | assess those changes in terms of
s32AA (see Appendix 4). The table in Appendix 2 outlines whether individual submissions are
accepted, accepted in part, considered to be out of scope or transferred to another hearing

stream.



4.5. Twelve submission points have been transferred to the rezoning/mapping hearing(s) (as shown
in Appendix 2). The submission points seek either:

i that additional land is zoned BMUZ; or

i. that in the alternative to the principal relief sought, an alternative zone that enables
industrial activities replaces the BMUZ by the HW Richardson Group (252.11).

5. BACKGROUND - STATUTORY AND NON-STATUTORY DOCUMENTS

5.1. The BMUZ s32 provides an overview of the relevant legislation and higher order planning
documents that were considered in the preparation of the BMUZ. In addition, a more detailed

summary of relevant legislation and documents is also provided below.

The Resource Management Act (RMA)

5.2. The RMA and in particular the purpose and principles in Part 2, which require councils to
promote the use, development and protection of the natural and physical resources for current
and future generations in order to provide for the ‘four well beings' (social, economic, cultural and
environmental), is relevant in the development of the BMUZ. While the BMUZ does not relate to
any matters of national importance in s6, the following s7 matters are relevant and shall be had

regard to when preparing and deciding on the chapter:

i. The efficient use and development of natural and physical resources;

ii. the maintenance and enhancement of amenity values;

iii. maintenance and enhancement of the quality of the environment; and

iv. any finite characteristics of natural and physical resources.

The Local Government Act 2002 (LGA)

5.3. The LGA and in particular Section 14, which emphasises the importance of taking an
intergenerational approach to decision-making and the need to take into account the four well

beings (social, economic, cultural and environmental).

Operative Otago Regional Policy Statement (1998) (Operative RPS)

5.4. Section 75(3) of the RMA requires that a district plan prepared by a territorial authority must "give
effect to" any regional policy statement. In particular Chapter 9 of the Operative RPS relates to

the Built Environment.
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5.5.

5.6.

The relevant objectives and policies include Objectives 9.4.1 and 9.4.3 and Policies 9.5.1 - 9.5.5.
Together these strive to achieve sustainable management of the built environment in a manner
that meets the needs of the community and which avoids, remedies, or mitigates adverse effects
by recognising cultural relationships; promoting the efficient development and use of
infrastructure (including the transport network); minimising effects of urban development on the
environment (including in relation to noise, amenity, and community values); and enhancing

people's quality of life (including people's health and safety).

In my opinion, for the reasons outlined in the s32 report, the BMUZ gives effect to this policy
framework, as it makes efficient use of resource, will meet the foreseeable future needs,

minimises adverse effects, and also strives to result in positive effects.

Proposed Otago Regional Policy Statement 2015 (PRPS)

5.7.

5.8.

5.9.

5.10.
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Section 74(2) of the RMA requires that a district plan prepared by a territorial authority shall
"have regard to" any proposed Regional Policy Statement. The PRPS was notified for public
submissions on 23 May 2015, and on 1 October 2016 the Otago Regional Council issued a

public notice stating that decisions had been made in the PRPS submissions.

The following objectives and policies of the Decision version (PRPS 2016) are relevant to
Chapter 16:

i. Objective 4.4 (notified as 3.6) and Policy 4.4.6 (notified as 3.6.6).

ii. Objective 4.5 (notified 3.7 and 3.8 combined) and policies 4.5.1, 4.5.3, 4.5.4, 4.5.5, 4.5.6
(notified as 3.8.1, 3.7.1, 3.7.2, 3.7.3, 3.7.4)

iii. Objective 5.3 (notified 4.3) and Policy 5.3.3 (notified as 4.3.4)

In summary, together these objectives and policies aim to ensure energy supplies to
communities are secure and sustainable; that urban growth and development is well designed,
reflects local character and integrates effectively with adjoining urban and rural environments;

and that sufficient land is managed and protected for economic production.

| note the changes made to the PRPS through the decisions are relatively minor and, in my
opinion, do not fundamentally change the conclusion reached in the s32 report (that the
chapter has due regard for the PRPS) and will not have any effect on the appropriateness of
the recommended BMUZ provisions. In the event that the decisions on the PRPS are made

operative | consider that the BMUZ gives effect to the objectives and policies.



Iwi Management Plans

5.11.

When preparing or changing a district plan, section 74(2A) of the RMA states that local
authorities must "take into account” any relevant planning document recognised by an iwi
authority and lodged with the territorial authority, to the extent that its content has a bearing

on the resource management issues of the district. Two iwi management plans are relevant:

The Cry of the People, Te Tangi a Tauira: Ngai Tahu ki Murihiku Natural Resource and
Environmental lwi Management Plan 2008 (MNRMP 2008); and

Kai Tahu ki Otago Natural Resource Management Plan 2005 (KTKO NRMP 2005).

Proposed National Policy Statement on Urban Development Capacity (NPSUDC)

5.12.

5.13.

5.14.

28555946_1.docx

The Minister for the Environment notified the Proposed NPSUDC for public consultation on 2
June 2016, with submissions closing on 15 July 2016. The scope of the proposed NPSUDC
relates to the provision of development capacity in local authority plans to address both
housing and business needs. The NPSUDC is in draft only and does not hold any statutory
weight.

The proposed NPSUDC identifies Queenstown as a 'secondary urban area' and a high
growth urban area as Queenstown is projected to experience population growth of over 10%
in the next 10 years. The NPSUDC applies objectives and policies for local authorities to
implement through its planning documents. | note that QLDC lodged a formal submission
(dated 14 July 2016) with the Ministry for the Environment which, amongst other matters,
seeks clarification as to the extent of the geographic area that the NPSUDC would apply to
(i.e. whether the references to 'Queenstown’ include the entire Wakatipu Basin). Insofar as
the remaining geographic area of the District, Wanaka is not listed as a 'main urban area' or a
'secondary urban area' in Appendix 1 of the NPSUDC Consultation Document, as such is

NPSUDC has less bearing on areas of the District outside of Queenstown.
The following objectives of the proposed NPSUDC are of relevance:

OA1: To support effective and efficient urban areas that enable people and communities

to provide for their social, economic and cultural wellbeing.

OAZ2: To provide sufficient residential and business development capacity to enable urban

areas to meet residential and business demand.

OAZ3: To enable ongoing development and change in urban areas.



iv. OB1: To ensure plans and regional policy statements are based on a robust, accurate
and frequently-updated evidence base.

iii. OC1: To promote coordination within and between local authorities and infrastructure
providers in urban areas, consistent planning decisions, integrated land use and

infrastructure planning, and responsive planning processes.

iv. OD1: To ensure that planning decisions enable urban development in the short, medium

and long-terms.

V. OD2: To ensure that in the short and medium terms local authorities adapt and respond

to market activity.

5.15. The above objectives (although they hold no legal weight at present) are reflected in the
BMUZ provisions through enabling more capacity within the Zone than that enabled by the
ODP Business Zone for both residential and business activities.

5.16. | became aware on 1 November, when finalising this s42A report, that the final NPSUDC has
been approved. | have not had an opportunity to consider the approved version in this s42A,

but will do so prior to the Business hearing."

PDP Strategic Directions — Chapter 3

5.17. This chapter sets out the over-arching strategic direction for the management of growth, land
use and development in the District and gives direction to the rest of the plan. The following

objectives2 are relevant to the BMUZ:

Objective 3.2.1.1 - The Queenstown and Wanaka town centres are the hubs

of New Zealand's premier alpine resorts and the District's economy.

Objective 3.2.1.4 - The significant socioeconomic benefits of tourism activities

across the District are provided for and enabled.

Objective 3.2.1.5 - Development of innovative and sustainable enterprises
that contribute to diversification of the District's economic base and create

employment opportunities.

Objective 3.2.2.2 - Development in areas affected by natural hazards is

appropriately managed.

1 http://www.mfe.govt.nz/sites/default/files/media/Towns%20and%20cities/National Policy Statement on_Urban Developm
ent_Capacity 2016-final.pdf
2 Strategic Direction Hearing — Recommended Revised Chapter — Reply 07/04/2016
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5.18. The BMUZ, as recommended, is considered to be consistent with these objectives and the
supporting policies which, in my view, provide clear and concise direction in relation to how

Objective 3.2.3.1 - A built environment that ensures our urban areas are
desirable and safe places to live, work and play.

Objective 3.2.3.2 - Development is sympathetic to the District's cultural

heritage values.

Objective 3.2.6.3 - A high quality network of open spaces and community
facilities.

Objective 3.2.6.4 - Safe and healthy communities through good quality

subdivision and building design.

the council aims to maintain and enhance the commercial hubs of the District.

Urban Development — Chapter 4

5.19. This chapter sets out the objectives and policies for managing the spatial location and layout

of urban development within the District. The following objectives® are relevant to the BMUZ:

5.20. | consider that the BMUZ, as recommended, is consistent with these objectives and the

supporting policies. These, in my view, provide clear and concise direction in relation to how

Objective 4.2.1 - Urban development is integrated with infrastructure and
services and is undertaken in a manner that protects the environment, rural

amenity and outstanding natural landscapes and features.

Objective 4.2.3 — 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 provision.

Objective 4.2.4 - Manage the scale and location of urban growth in the

Queenstown Urban Growth Boundary.

the council aims to manage growth within the urban growth boundaries.

3  Strategic Direction Hearing — Recommended Revised Chapter — Reply 07/04/2016
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Tangata whenua — Chapter 5

5.21. This chapter sets out the objectives and policies for ensuring tangata whenua issues are
appropriately considered throughout the District Plan. The following objective and policy4 is

most relevant to the BMUZ:
5.4.2 Objective - Provide for a Ngai Tahu presence in the built environment

5.4.2.1 Collaborate with Ngai Tahu in the design of the built environment
including planting, public spaces, use of Ngai Tahu place names and

interpretive material.

5.22. | consider the BMUZ to be consistent with this Objective and Policy as the BMUZ would not, in
my view, place any inappropriate barriers on the ability for Ngai Tahu to influence development
within the zone.

Other reports

5.23. In addition to the above higher-order documents, the following non-statutory documents were

considered in the s32 report:

i. Review of District Plan Business Zones Capacity and Development of Zoning Hierarchy
prepared by McDermott Miller Strategies Ltd and Allan Planning & Research Limited
(November 2013).°

ii. Peer Review of the McDermott Miller Business Zones Capacity Report prepared by
McDermott Consultants Ltd (January 2014).°

5.24. I note that a Monitoring Report for the Business and Industrial Zones was produced in
November 2011’ that has not been referenced or relied upon in the s32 analysis. The report
included the findings of a survey conducted in 2010 and made the following

recommendations for the ODP Industrial and Business Zone:®

1. Arrevision of the Objectives and Policies to reflect the role of these zones more
effectively.

Strategic Direction Hearing — Recommended Revised Chapter — Reply 07/04/2016

See http://www.qgldc.govt.nz/assets/Oldimages/Files/District Plan_Review Brochures/Business _Zones_Capacity 15 Nov

2013.pdf

6 See http://www.gldc.govt.nz/assets/Oldimages/Files/District Plan_Review Brochures/Business _Zones_Planning_Peer_re
view January 2014.pdf

7  See http://www.gldc.govt.nz//assets/Oldimages/Files/Monitoring_Reports/06e_-
Monitoring_Report _for_the Business and_Industrial Zones.pdf

8 Page 22

(620
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2. Arevision of provisions related to reverse sensitivity issues to better enable the
sustainable management of these zones for the activities they are primarily intended
for.

3. Arrevision of application of standards such as parking and access to prevent further
intensification worsening these issues.

4. Areview of rules relating to retail activity and the adequacy of associated
assessment matters.

5. Whether a more comprehensive commercial/business section is needed to enable
the role and impact of other commercial zones that have been added since the plan
was developed to be considered more holistically. For example Remarkables Park
Special zone, Three Parks Special zone, North Three Parks, Ballantyne Road Mixed
Use zone and recent applications for commercial zoning.

5.25.  While the recommendations in the monitoring report are not binding, | consider that the
Notified Chapter addresses matters 1, 2 and 4. | consider that the matters related to parking
can be included as part of the review of the transportation chapter planned for Stage 2. | do
not consider matter 5 to be practicable to advance because of the staged nature of the
District Plan Review and that the Remarkables Park Zone is excluded from the District Plan

Review.
6. BACKGROUND - OVERVIEW OF THE ISSUES

Location of the BMUZ

6.1. The BMUZ replaces the Business Zone of the ODP. The BMUZ, as shown on the notified
Planning Maps, is in 2 locations, namely Anderson Heights in Wanaka (Anderson Heights) and

part of the Gorge Road area of Queenstown (the Gorge Road area).

6.2. The notified BMUZ is proposed to apply to all areas currently zoned Business in the ODP, with
the exemption of the Industrial Place® area of Gorge Road (as shown on the notified Planning
Map 32 included in Appendix 5). Industrial Place will be considered for inclusion in an Industrial

Zone in Stage 2 of the District Plan Review.

6.3. The notified BMUZ also extends across the following additional sites that adjoin the ODP

Business Zone in the Gorge Road area:

i. The 37,893m? site currently occupied by Wakatipu High School at 68 Fryer Street, which
is currently zoned High Density Residential Sub-Zone 1. The school will be vacating its

9 The zoning of Industrial Place will be considered in Stage 2 of the District Plan Review as part of the review of the
operative Industrial Zones.
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current site and moving to a new site'® at Remarkables Park, which is scheduled to open
at the start of the 2018 school year.

. 2 and 4 Hilton Place (746m2 and 525m° respectively), which are currently zoned High

Density Residential Sub-Zone 1 and currently contain a car rental business.

iii. 50 Gorge Road (804m?), which is currently zoned High Density Residential Sub-Zone 1

and currently contains a physiotherapy business.

6.4. In Anderson Heights the physical extent of the BMUZ (as shown on the notified Planning Maps

20 and 21, included in Appendix 5) is the same as that of the ODP Business Zone.

Key Issues Identified

6.5.

6.6.

6.7.

The s32 evaluation considered whether the Zone Purpose of the ODP Business Zone should
fundamentally shift'! to encouraging a mixed use environment, given the location of the Gorge
Road area and Anderson Heights within walking distance of the Queenstown and Wanaka Town
Centres, and given the current issues with housing supply and affordability. The lack of ‘worker

accommodation' in Queenstown was also identified.

The ODP Business Zone places strict parameters around the provision of residential activities,
with one residential unit per site for the purpose of on-site custodial management enabled as a
permitted activity.12 The s32 considered that the shift to being more enabling of residential
activities in the BMUZ would contribute to enabling additional residential capacity, and would
provide more opportunities for diversity in housing typologies, such as high density apartment-
style living.

In interrogating what this shift would mean, using the ODP Business Zone as a base-line, the

following key issues were identified in the s32 analysis:*®

e Development controls currently guide the appropriate height, bulk, location and density
of buildings without sufficient consideration of the management of appropriate urban
design methods to achieve greater amenity throughout the Zone, to continue to

encourage a diverse built form.

Source: http://www.wakatipu.school.nz/new-school.html

The Zone Purpose of the ODP Business Zone (Rule 11.2.1) is... “[...Jto provide for the continued viability of light industrial,
processing, storage and retailing of bulky or larger goods plus the opportunity for vehicle orientated service and retail
uses.”

Rule 11.2.5.1(i) of the ODP

See page 3 of the s32 included in Appendix 3.
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Current development controls are very restrictive, limiting the available uses of the land
within the operative zoning regime.

Providing for a diverse range of new development that expands on the established uses
within the zone and introducing residential activities to assist with addressing issues with
housing supply, affordability, and diversity. This enables higher intensity and compatible
land uses, and contributes to more diverse and well-located housing options. In addition,
a greater variety of development options increases the economic resilience and
adaptability of these business areas. In reflecting the required change to the operative
policy framework to address this issue, it is proposed to rename the zone Business
Mixed Use.

Placing stricter limits on activities that are more appropriate for industrial areas would
further clarify the purpose of this Zone and create a clearer distinction between it and the

Industrial Zones.

Providing support and enhancing the functionality and future strength of the Queenstown
and Wanaka Town Centre Zones through enabling services that complement, enable

and support the town centres.

Addressing natural hazards in a consistent manner by including hazards in the matters
for discretion for buildings. This is particularly important for the Gorge Road area, which
is subject to known natural hazards. This approach would give effect to the District-wide
natural hazards policies contained in Chapter 23, which would be referenced within the
Business Mixed Use Zone provisions. For instances where risk from natural hazards
cannot be avoided, managed or mitigated to appropriate levels, providing a restricted
discretionary activity status for buildings would enable any such proposal to be declined.

6.8. As detailed in the s32 analysis, the overarching purpose of the BMUZ seeks to enable a variety

of compatible commercial and residential activities that contribute to economic growth and
increase the supply and diversity of the current housing supply. This may then assist with

addressing acknowledged housing affordability issues.

6.9. As such, the ODP Business Zone provisions were comprehensively reviewed and the suite of

14

objectives, policies and rules for the notified BMUZ have a very different focus.

| note that the correct reference for the Natural Hazards Chapter of the PDP is Chapter 28.
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Special Housing Area

6.10.

6.11.

6.12.

| note that the BMUZ, as it applies to the Gorge Road area, was recommended by Council
and approved by the Minister for Building and Housing as a Special Housing Area (SHA)
(known as the BMUZ (Gorge Road) SHA) on the 20 June 2016'%). One means of achieving
the targets set in the Queenstown Lakes District Housing Accord (the Accord) is through the

establishment and development of SHAs.

The SHA process is separate to the District Plan Review, however it is relevant, as applications
for proposals within the BMUZ (Gorge Road) SHA are assessed against the BMUZ provisions,
as a third tier consideration under section 34(1)(c) of the Housing Accords and Special Housing
Areas Act 2013 (HASHAA). The weight that the objectives, policies and rules of the PDP will
be given is dependent on the status of the PDP at the time of submission of the resource
consent or Plan Change application made under that Act. The Housing Legislation
Amendment Act 2016 has clarified that local authorities must use the version of the Plan that
applied at the time the application was submitted, unless the applicant requests
otherwise. This means that the applicant has the flexibility to choose whichever version of the

Plan that may be more beneficial to the assessment of the proposal.

The BMUZ (Gorge Road) SHA will be disestablished on 23 June 2017. This means that
resource consents must be received on or before this date to be processed under the
HASHAA. The Council's Lead Policy titled: Housing Accords and Special Areas Act 2013
Implementation Guidelines is currently being reviewed.®  This will not impact on the

processing of existing SHAS, only as it applies to new SHAs.

7. SUBMISSIONS

7.1.

7.2.

7.3.

The RMA, as amended in December 2013, no longer requires a report prepared under s42A of
the Council decision to address each submission point. Instead, it requires a summary of the

issues raised in submissions.

29 submitters made a total of 95 submission points regarding the notified BMUZ. A total of 188

further submission points were received in relation to principal submissions.

In addition, 4 submissions and 4 further submissions that were made on the notified Chapter 2:
Definitions are considered in this s42A analysis and 1 submission and 27 further submissions
that have been transferred from other Hearings are also considered. These points of
submission are all shown in Appendix 2.

15 QLDC Council Report dated 6 October 2016; Agenda Item: 9, titled Update of changes to the Housing Accords and
Special Housing Ares Act 2013 and an analysis of the Accord, the Lead Policy and SHAs.

16 Reference: QLDC Council Report dated 6 October 2016; Agenda Item: 9, titled Update of changes to the Housing Accords
and Special Housing Ares Act 2013 and an analysis of the Accord, the Lead Policy and SHAs.
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7.4. Submissions are considered by issue, or as they relate to a specific BMUZ provision. Some

submissions contain more than one issue, and will be addressed where they are most relevant

within this evidence.

7.5. A summary of submission points received and a recommendation on whether the submission is

recommended to be rejected, accepted, accepted in part or transferred to a future hearing is

attached as Appendix 2. | have read and considered all submissions, including further

submissions.

8. ANALYSIS

8.1. The following key issues have been raised in the submissions and are addressed in this report

under the following headings:

a. Issue 1 — Urban Design

High quality design outcomes
Objective 16.2.2

Amenity — residential activities
Use of the Urban Design Panel
Horne Creek

Landscaping

b. Issue 2 - Enabling the right mix of activities

Commercial activities

Residential activities

c. Issue 3 - Bulk and location of buildings and outdoor storage

Building heights
Recession lines
Outdoor living

Outdoor storage

d. Issue 4 - Activity status of buildings (Rule 16.4.2)

Restricted discretionary vs controlled activity status
Buildings for Trade Supplier Activities

Matter of discretion — natural hazards

e. Issue 5 —Other matters

Glare

28555946_1.docx
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8.2.

9.1.

e Noise

e Submission points supporting various provisions of the notified version
e Submission points rejecting various provisions of the notified version

e Drafting style for objectives and policies

¢ Recommended changes for clarification and improvement

e Subdivision

e BMUZ Design Guide — Potential future Variation

Where a provision has not been submitted on, or where a submission is not accompanied by
any clear basis or reasoning, the submission is unlikely to have been directly discussed in this
report (however recommendations in respect of all submissions received are set out in

Appendix 2).

ISSUE 1 - URBAN DESIGN

The BMUZ proposes a significant shift in the desired urban design outcomes, when compared
to the operative Business Zone. In particular, notified Objective 16.2.2 seeks that... New
development achieves high quality design outcomes that minimise adverse effects on adjoining
residential areas. Notified Policies 16.2.2.1 to 16.2.2.7 provide a framework for the

implementation of this Objective.

High quality design outcomes

9.2.

9.3.

The NZIA Southern and Architecture + Women Southern (NZIA) (238.94) (opposed by further
submitters FS1314, FS1107, FS1226, FS1234, FS1239, FS1241, FS1248, FS1249, FS1242)

requests that notified Objective 16.2.1 is amended in the following manner:

An area comprising a high intensity mix of compatible residential, visitor

accommodation and non-residential activities is enabled within a high quality urban

environment.

| note that notified Objective 16.2.2 refers to 'high quality design outcomes', and the policies
beneath that Objective concern themselves with building design, whereas notified Objective
16.2.1 concerns itself principally with achieving a compatible mix of activities. In my view visitor
accommodation falls within the broad category of non-residential activities (it is excluded from
the notified definition of Residential Activity in Chapter 2 (Definitions) of the PDP) and does not,

my view, warrant being singled out. As such, | recommend that the requested relief is rejected.

28555946_1.docx 14



9.4.

9.5.

9.6.

9.7.

9.8.

Bunnings Ltd (Bunnings) (746.3) seek that the urban design-related matters for restricted
discretion on all buildings (Rule 16.4.2) are 'de-tuned' to allow for flexible built form for non-

residential activities. Bunnings (746.2) also request the inclusion of the following policy:

Ensure that the operational and functional requirements of non-residential activities

are recognised and provided for.

| agree to some degree with the inclusion of the above policy and that a flexible and pragmatic
approach should be taken by decision makers and Plan users to the design and use of land.
However, the BMUZ contemplates a mix of activities including visitor accommodation and
residential activity. | therefore consider that it is important that all buildings, especially those
that can impact the amenity of the public realm and environment, have regard to design

consideration.

| therefore, accept in part the submission but consider alternative phrasing of a policy is more
appropriate. In addition, because the submission by Bunnings appears to be on design, |
consider the policy is more appropriately located under Objective 16.2.2. | therefore

recommend the following policy, which is included in Appendix 1:

16.2.2.8 Apply consideration of the operational and functional requirements of

non-residential activities as part of achieving high quality building and

urban design outcomes.

| have sought urban design evidence from Mr Tim Church regarding the appropriateness of
providing a lower 'design bar' for non-residential activities in a mixed use zone. Mr Church does
not support the relief sought by Bunnings.17 While | agree with Mr Church and rely on his
evidence, | also consider that the policy framework can be improved and would be more
balanced at recognising the wide range of activities and functional requirements by the addition
of the recommended policy. | do not consider the recommended policy to conflict with Objective
16.2.2.

Mr Church, in his response to submission 746.3, also notes in his evidence that notified Policy
16.2.2.1, which concerns itself with the relationship of new development with the public realm,
is not adequately implemented through the matters of discretion of notified Rule 16.4.2. | have
therefore sought to address this by rephrasing the matters of discretion to use the same

language as that of the notified Policy (which Mr Church supports).

17 Evidence of Mr Tim Church, at paragraph 28.4.
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9.9.

9.10.

9.11.

This recommended change also aligns with the submissions of the NZIA (238.6), which
highlight the importance of consideration of streetscape in achieving high quality urban design

outcomes.

These recommended changes to notified Rule 16.4.2 are shown in Appendix 1. | also
recommend changes to rephrase notified Rule 16.4.2, as the notified version, in my view, is
articulated as a list of assessment matters, rather than matters of discretion. In my view this

element of change to notified Rule 16.4.2 is minor and is not substantive.

The NZIA (238.101) (supported by further submissions FS1059 and opposed by FS1107,
FS1226, FS1234, FS1239, FS1241, FS1242, FS1248, FS1249) submit that a new policy
should be introduced that requires the undergrounding of all overhead wires to enable a
successful streetscape to evolve. | consider that the undergrounding of wires is beyond the
scope of matters to be considered by the BMUZ, as it relates to activities within the roading
corridor, which is not within the BMUZ. | therefore consider that this submission is out of scope,
as shown in Appendix 2.

Objective 16.2.2

9.12.

9.13.

9.14.

9.15.

9.16.

28555946_1.docx

The NZIA (238.103) (opposed by FS1314, FS1107, FS1226, FS1234, FS1239, FS1241,
FS1242, FS1248, FS1249) seeks that the following amendments are made to notified Objective
16.2.2:

New development achieves high quality building and urban design outcomes that

minimise adverse effects on adjoining neighbours and public spaces.

| note that Villa del Lago (380.57) supports notified Objective 16.2.2, however does not provide
any reasons for this position.

| consider that the changes sought by the NZIA are appropriate, given that a strong emphasis
on urban design is a common thread that runs through the notified Policies and Rules. The
interface with the street and other public spaces is a component of the urban design

considerations that are addressed in the notified LSCZ.

Most notably, notified Policies 16.2.2.1 to 16.2.2.6 and Rule 16.4.2 (matters of discretion for
buildings) implement urban design treatments, including consideration of the impact of
development on the public realm.

| recommend that the relief sought by submission 238.103 and submission 380.57 is accepted

in part, with the recommended changes shown in Appendix 1.
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Amenity — residential activities

9.17.

9.18.

9.19.

9.20.

9.21.

Ledge Properties and Edge Properties Ltd (Ledge) (700.1) (opposed by FS1059 and FS1314)
expresses concern that notified Policy 16.2.1.4 will invite applications for (and approvals of)

poor building designs and the submitter suggests the following amendments to the policy:

Residential and visitor accommodation activities of a nature consistent with a mixed

use environment are enabled—while—acknowledging-that-there-will be-a-lower-level of

It is my view that the notified policy seeks to acknowledge that residents of the BMUZ cannot
expect the same amenity that might be expected in a residential zone. However, | agree with
the submitter insofar that the wording of the policy is problematic. Furthermore, notified Policy
16.2.2.3 requires a high standard of amenity to be achieved and therefore | consider that the

two policies are contradictory.

In a similar vein, the NZIA (238.97) (opposed by further submitters FS1314, FS1107, FS1226,
FS1234, FS1239, FS1241, FS1248, FS1249, FS1242) disagrees that amenity will be lower
than that provided within a residential zone, and seeks that the notified policy is removed and

replaced with the following policy:

A high level of amenity will be achieved by creating an interesting vibrant street life by

bringing together a diverse range of people and activities.

I question how 'bringing together a diverse range of people' is to be directly achieved through a
District Plan. | consider the 'amenity’ arm of the suggested policy is already articulated through
notified Policy 16.2.2.3.

| therefore recommend that notified Policy 16.2.1.4 is deleted, as shown in Appendix 1, and no
further changes are required. Submissions 700.1 and 238.97 are therefore recommended to be

accepted in part, as shown in Appendix 2.

Use of the Urban Design Panel

9.22.

Various submissions of the NZIA (238.92, 238.103, 238.104, 238.105, 238.106, 238.107)
(opposed by further submitters FS1314, FS1107, FS1226, FS1234, FS1239, FS1241, FS1248,
FS1249, FS1242) seek that use of the Urban Design Panel (UDP) should be incentivised.
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9.283.

9.24.

9.25.

9.26.

9.27.

Presently the Wanaka and Queenstown UDPs are used principally to provide advice regarding
proposals for new buildings in the Town Centre Zones. This occurs either prior to the resource
consent process formally commencing or during the course of assessing an application for

resource consent.

Advice from the UDP is also sought on an ad hoc basis on a range of applications in various
zones, including for buildings for community use, visitor accommodation and comprehensive
residential developments. In these instances the processing planner uses their discretion as to

whether advice from the UDP, or an urban designer, is required.

It is my view that a requirement for urban design review in the manner suggested by the
submitter is not necessary. Notified Rule 16.4.2 triggers a restricted discretionary resource
consent for buildings. The matters of discretion provide opportunity for design elements and
building integration to be considered. Therefore the processing planner has the ability to use
their discretion as to whether urban design advice is required on a case-by-case basis.

NZIA request that proposals should have a restricted discretionary activity status if they are
assessed by the UDP, and if not assessed by the UDP have a discretionary activity status. | do

not consider it would be appropriate to hinge the activity status on third party approval.

| therefore recommend that submissions 238.92, 238.103, 238.104, 238.105, 238.106, 238.107
are rejected on this basis.

Horne Creek

9.28.

9.29.

9.30.

The NZIA (238.92) (opposed by further submitters FS1314, FS1107, FS1226, FS1234,
FS1239, FS1241, FS1248, FS1249, FS1242) submits that Horne Creek should be 'opened up'
to provide an urban interface between the BMUZ and the adjoining residential zone. | note that
this submission also recommends mapping changes that have been deferred to the Hearing on
mapping, as shown in Appendix 2.

In reviewing the s32 analysis, | note that the presence of Horne Creek (the Creek) was not
specifically addressed in the evaluation and may have been overlooked. | am of the view that

the Creek would provide a source of local amenity and does warrant specific consideration.

An image showing the location of the Creek is attached as Appendix 6. The Creek runs from
the wetland located to the north and east of the BMUZ, and is also fed from Bush Creek. It is
my understanding that the Creek is currently culverted as it runs through private land on the

eastern side of Gorge Road and beneath Gorge Road, and is open as it wraps around the rear
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9.31.

9.32.

9.33.

9.34.

9.35.

of the Hylton Place properties zoned BMUZ, as shown in notified Planning Map 32 included in

Appendix 5.

| am advised by the QLDC Property and Infrastructure Team that the Creek is used for
stormwater discharge, and that the daylighting of the Creek may assist with water attenuation,
with vegetation slowing water speeds compared to flow speeds through culverting. | am
advised that this would have a positive benefit from a stormwater perspective, particularly

during periods of high rainfall.

I have sought advice from Mr Church regarding the issues raised in submission 238.92 and |
accept his views, however | note that where the Creek runs through properties on the eastern
side of Gorge Road (as shown in the Appendix 6 image), it cuts through the centre of a

number of the sites.

As such, | am hesitant to require that daylighting is achieved in every instance due to the
limitations that it might place on the ability for these sites to be developed or redeveloped. |
have recommended a new policy, included in Appendix 1, that provides flexibility for instances
when daylighting may not be appropriate. | also recommend the introduction of a new matter of
discretion to be added to notified Rule 16.4.2, requiring consideration of the Creek. This

recommended change is also shown in Appendix 1.

With regard to the suggestion that public access should be secured along the margins of the
Creek, it is my view that if this element of the relief sought is to be furthered it should follow a
separate consultative process with the individual landowners, rather than through this Hearings

process.

| therefore recommend that the relief sought by the NZIA (238.92) is accepted in part.

Landscaping

9.36.

9.37.

9.38.

In her submissions, Mrs Spijkerbosch (392.13) requests consideration of landscaping of 2m (for

example) at [the] street front to soften the appearance of taller buildings on either side.

Mrs Spijkerbosch has not specified that her submission should only apply to the Gorge Road

area of the BMUZ, so | will consider her submission as applying to the zone generally.

Although the notified BMUZ has emphasis on high quality building design and a high standard
of amenity (notified Policy 16.2.2.3), it does not specify a minimum requirement for landscaping
at the 'rule' level. Notified Rule 16.4.2 (matters of discretion for buildings) does not include

landscaping as a matter of discretion.
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9.39.

9.40.

9.41.

9.42.

9.43.

| note that the s32 analysis does not specifically contemplate landscaping, and the ODP

Business Zone does not include any rules prescribing a minimum landscaping requirement.

Given the significant emphasis on providing a high quality environment in the BMUZ, | consider

that the issue of landscaping requires further consideration.

I have sought advice from Mr Church regarding the appropriateness of requiring landscaping in
the BMUZ, and | accept and rely on his evidence supporting the inclusion of landscaping as an
additional matter of discretion for buildings (notified Rule 16.4.2), and including a landscaped
front yard setback of 2m depth in conjunction with residential activities at ground floor level
(notified Rule 16.5.3).

| note that the notified Wanaka and Queenstown Town Centre Zones (Chapters 12 and 13 of
the PDP) do not include landscaping requirements, which, in my view is appropriate for these

high intensity town centre environments.

With regard to landscaping provided in conjunction with car parking, | note that Stage 2 of the
District Plan Review will include a Transport chapter, and | understand this will include a review
of the on-site parking and access requirements for the BMUZ. As an indicator, | have

considered the relevant rules of the ODP Transport Section:14 that have relevance, namely:
i. ODP Rule 14.2.2.2(i) — 'carparking areas' in the ODP Business Zone are a controlled
activity in respect of their access, location, landscaping, separation from pedestrians,

compatibility with surrounding activities and method of provision.

ii. ODP Rule 14.2.4.1 Table 1 sets out the number of parks required for various activities,

including visitor accommodation, commercial activities, offices etc.

iii. ODP Rule 14.2.4.1(xvi) prescribes the following minimum standards (my underlining
added):

€) Other than for residential activities and activities within the Town

Centre, Business, Industrial and Corner Shopping Centre Zones,
every outdoor carpark shall include landscaping at a minimum rate of
6% of the total area of the car park or 1.5m? per parking space,

whichever is the lesser.
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9.44.

9.45.

9.46.

9.47.

9.48.

9.49.

(b) Landscaping may be provided in strips or blocks provided the
minimum internal dimension of any strip or block shall be not less

than 1.5m.
[...]

The ODP Transport Section: 14 therefore contemplates landscaping associated with car
parking. In my view, keeping this structure will ensure that a consistent approach will be applied
to the structure of the PDP, and that landscaping specifically for the purpose of mitigating
adverse visual effects of car parking should be considered in conjunction with consideration of
the parking thresholds that would apply to the BMUZ. | therefore do not propose to introduce a
rule into the BMUZ requiring landscaping for car parking areas.

Considering the submitter's view and the evidence of Mr Church it is my view that it would be
appropriate to introduce a minimum landscaping requirement in conjunction with new

development.

Mr Church recommends inclusion of a rule that prescribes a minimum landscaped coverage of
10%. | support his view, and consider that a minimum requirement would assist with achieving
the high levels of amenity sought for the BMUZ by notified Policy 16.2.2.3. | also recommend
that this Policy is amended to specifically include landscaping. The changes are shown in
Appendix 1.

In considering the standards of the notified BMUZ that set minimum thresholds for site layout, |

note the following:

i. Notified Rule 16.5.1: buildings shall be set back a minimum setback of 3m from a
Residential Zone boundary, with breaches requiring restricted discretionary resource

consent.

ii. Notified Rule 16.5.4: maximum building coverage of 75%, with breaches requiring

discretionary resource consent.

| note that no submissions were received specifically seeking to alter either of the above
thresholds. Given the site coverage and setback requirement, it is my view that these minimum
site thresholds anticipate that an entire site will not be occupied by buildings, and the addition

of an onsite landscaping rule would not conflict with these standards.

Also of note is that notified Rule 16.4.4 (activity status of visitor accommodation) lists
landscaping as a matter of discretion. Onsite landscaping is therefore contemplated in the

notified BMUZ, albeit in a limited manner.
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9.50.

10.

| consider that the recommended changes to the notified BMUZ as shown in Appendix 1,
would assist with the implementation of the notified and recommended revised version of

Objective 16.2.2 and would assist with implementing notified Policies 16.2.1.1 and 16.2.2.2..

ISSUE 2 - ENABLING THE RIGHT MIX OF ACTIVITIES

Commercial activities in the BMUZ

10.1.

10.2.

10.3.

10.4.

10.5.

10.6.

10.7.

As detailed in paragraphs 9.4 to 9.6 above, | recommend that the submission of Bunnings
(746.2), which seeks the inclusion of a new policy that acknowledges the operational and

functional requirements of non-residential activities, is accepted in part.

The NZIA (238.96) supports notified Policy 16.2.1.3 with the following amendments:

Avoid activities that have noxious, offensive or undesirable qualities from locating within the

business-mixed use zone to ensure that appropriate-levels-of amenity-are-maintained a high

quality urban environment is maintained.

The NZIA states that the emphasis of the policy should be on the desired outcomes, and notes

that amenity is a difficult word to assess.

| consider that revising the wording of the policy in the manner suggested by the NZIA would be
more effective in implementing notified Objective 16.2.1 and recommended revised Objective
16.2.2. | do not, however, support the deletion of word Business from the name of the zone. |
therefore recommend that the relief is accepted in part. The changes are shown in Appendix
1.

The submission of HW Richardson Group (252.11) requests that the Allied Concrete site at
105 Gorge Road is either rezoned to a zone that permits service and industrial activities or, in
the alternative, requests that the BMUZ is amended to provide for these activities as permitted.

The rezoning component of the submission will be heard at the Hearing on Mapping.

| note that notified Rule 16.4.7 prescribes a non-complying activity status for Industrial

Activities, unless otherwise specified in the Activities Table (16.4).

The site at 105 Gorge Road is a rear site on the eastern side of the road, with access located
opposite the entrance to Sawmill Road. It is therefore centrally located within the Gorge Road
area of the BMUZ.
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10.8. | note that the submitter does not provide an analysis against the relevant objectives and
policies of the BMUZ, nor do they suggest how the policy framework and the overarching Zone

Purpose should be adjusted to cater for the relief they are seeking.

10.9. | acknowledge that the shift in Zone Purpose from that of the ODP Business Zone to that of the

BMUZ may result in uncertainty for existing industrial activities within the BMUZ.

10.10.However, it is my view that enabling industrial activities in the BMUZ may result in effects that
would not achieve the levels of amenity consistent with a mixed use environment. It is also my
view that the relief sought would not assist with achieving notified Objectives 16.2.1 and 16.2.2,
nor would it assist with the implementation of notified Policies 16.2.1.1, 16.2.1.2, 16.2.1.3,
redraft Policy 16.2.1.5, and notified Policy 16.2.2.3.

10.11.1 therefore recommend that the changes to the BMUZ provisions sought by submission 252.11

are rejected.

10.12.With regard to visitor accommodation activities, Erna Spijkerbosch (392.13) (opposed by further
submissions FS1216, FS1228, FS1238, FS1246, supported by further submissions FS1288
and FS1059) seeks that visitor accommodation is excluded from the BMUZ. Mrs Sijkerbosch is
of the view that enabling visitor accommodation is not consistent with the aim of increasing

worker accommodation stock near the town centre.

10.13.1 note the thrust of the notified Zone Purpose (16.1) is to provide for a mix of commercial and
residential uses. Providing 'worker accommodation' is not an explicit goal of the BMUZ,
however | accept that the zone would provide the opportunity for increased supply and diversity
of the current housing stock, as highlighted in the s32 analysis18 in Appendix 3.

10.14.1t is my view that a mixed use zone, such as the BMUZ is an appropriate location for visitor
accommodation. The Anderson Heights area in Wanaka and Gorge Road in Queenstown are
within close proximity to the respective town centres, which are the District's two main hubs for
tourism activities. | am therefore not persuaded by the submitter's argument that it would be
appropriate to exclude visitor accommodation activities from the BMUZ and recommend that

this element of submission 392.13 is rejected.
10.15.Insofar as the activity status of visitor accommodation activities, several submitters being GH &

PJ Hensman (542.3), High Peaks Ltd (545.3) (supported by FS 1059.82), Ngai Tahu Property
Ltd (550.3), Skyline Enterprises Ltd (556.8), Totally Tourism Ltd (571.20), Trojan Holdings Ltd

18 Page 3, paragraph 1, bullet point 3.

28555946_1.docx 23



(634.8) (opposed by FS1059.91) and Morraine Creek Ltd (1366.20) seek that the activity status

is shifted from restricted discretionary to controlled.

10.16.Notified Rule 16.4.4 lists visitor accommodation as a restricted discretionary activity with the

following matters of discretion:

e The location, provision, and screening of access and parking and traffic generation;

e Landscaping;

e The location, nature and scale of visitor accommodation and ancillary activities relative
to one another within the site and relative to neighbouring uses;

e The location and screening of bus and car parking from public places; and

¢ Where the site adjoins a residential zone:
- Noise generation and methods of mitigation; and

- Hours of operation, in respect of ancillary activities.

10.17.1 note that these matters are very similar to those of notified Rule 12.4.2 of the Queenstown
Town Centre Zone, notified Rule 13.4.3 of the Wanaka Town Centre Zone, and notified Rule
14.4.3 of the Arrowtown Town Centre Zone which provide for visitor accommodation activities
as a controlled activity, however the notified Local Shopping Centre Zone provides for visitor

accommodation activities as restricted discretionary (notified Rule 15.4.4).

10.18.1 also note that the s32 analysis does not provide any specific analysis of the merits of
controlled verses restricted discretionary activity status. Also of note is that the submissions

received on this point do not provide specific reasons for the relief sought.

10.19.1t is my view that, due to the proximity of the BMUZ within walking distance of the Wanaka and
Queenstown Town Centres, which are the District's two main centres for tourism, it is
appropriate for visitor accommodation to be afforded the certainty of controlled activity status. |
consider that the notified matters of discretion would be appropriate matters of control. This

approach is also supported by the relevant submissions.

10.20.1 therefore recommend that these submission points are accepted, with the changes to notified

Rule 16.4.4 shown in Appendix 1.

Residential Activities within the BMUZ
10.21.The NZIA (238.98) (supported by further submission FS 1059, opposed by FS1107, FS1226,

FS1234, FS1239, FS1241, FS1242, FS1248, FS1249) seeks that notified Policy 16.2.1.5

(redraft Policy 16.2.1.4) is removed and replaced with the following wording:
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16.2.1.5 For sites fronting Gorge Road (and other main streets) avoid

residential activities on the ground floor

10.22.In my view the notified policy is more appropriate than that suggested by the submitter as it
provides the opportunity for residential activities at ground floor level on sites fronting Gorge

Road, so long as commercial activities are the main use at the street interface.

10.23.1 do, however recommend one minor change to the policy to remove the reference to ‘high
density' residential, thus ensuring that the policy applies to any form of residential activity. This
recommended change is shown in Appendix 1 and | recommend that submission 238.98 is

therefore accepted in part.

11. ISSUE 3 - BULK AND LOCATION OF BUILDINGS AND OUTDOOR STORAGE

Building Heights

11.1. Notified Rule 16.5.7.1 concerns itself with building heights in the Gorge Road BMUZ. Buildings
up to 12m are provided for as a permitted activity and buildings of 12m to 20m are provided for

as a restricted discretionary activity, with the following matters of discretion:

e the design and quality of the building, including the use of articulated facades and active
street frontages;
e The avoidance of large monolithic buildings; and

e The impact on the street scene.

11.2. Notified Rule 16.5.7.1 also stipulates that buildings exceeding 20m height in the Gorge Road
area of the BMUZ would require resource consent for a non-complying activity, as would
buildings exceeding 12m height in the Anderson Heights area under notified Rule 16.5.7.2.

11.3. Mrs Erna Spijkerbosch (392.13) (opposed by further submissions FS1216, FS1228, FS1238,
FS1246, supported by further submissions FS1288 and FS1059) submits that the 20m
restricted discretionary height should only apply on the eastern side of Gorge Road. Mrs
Spijkerbosch also submits that up to 25m heights should be 'allowed' at the eastern edge of the
BMUZ, and building heights should be staggered to a height of 12m at the Gorge Road
frontage. The submitter is also of the view that the limits on notification for building heights
between 12m and 20m in the Gorge Road area in notified Rule 16.6.2 should be removed. |

address this element of the submission from paragraph 11.22, below.

11.4. | note that Mrs Spijkerbosch's submissions regarding building heights are limited to

consideration of heights in the Gorge Road area, and | therefore do not extend my
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consideration of notified Rule 16.5.7 (redraft Rule 16.5.8) to the Anderson Heights area of the
BMUZ.

11.5. | also note that no specific urban design evidence or reasoning has been provided by the
submitter, however | consider that the submission warrants further investigation, particularly as
the BMUZ seeks to introduce significant changes in building heights compared to the Operative
Business Zone (the operative regime enables buildings of 7m as a permitted activity (Rule
11.2.5.1vi of the ODP), with height breaches considered as a restricted discretionary activity
(Rule 11.2.3.3ii of the ODP)).

11.6. Mr Church has provided has provided his views, from an urban design perspective, as to the
suitability of enabling the restricted discretionary heights across the entire Gorge Road BMUZ,
including modelling and illustrations appended to his evidence. Mr Church supports Mrs
Spijkerbosch's submission that seeks the retention of the 12 to 20m restricted discretionary
heights on the eastern side of Gorge Road, with the exception of two areas at the northern and
southern ends of the eastern side of Gorge Road (as described in paragraphs 32.34 — 32.35 of

Mr Church's evidence).

11.7. Mr Church also supports the submitter's view that the notified 12-20m restricted discretionary
building heights on the western side of Gorge Road should be reduced due to the potential for
development of a visually dominant band of tall buildings stretching across the valley floor and
up the lower slopes of Ben Lomond,* amongst other considerations.

11.8. | have considered Mr Church's evidence, however | also consider that urban design

considerations should be balanced against other matters.

11.9. The Gorge Road BMUZ, in my view, provides a significant opportunity for brownfield
development within walking distance of the Queenstown town centre, which is the District's

principal hub for commercial activities, employment, and tourism.

11.10.As highlighted in the s32 analysis (Appendix 3) the additional residential capacity enabled
within the BMUZ would assist with supplying more land zoned for residential uses. Building
heights are an important component in considering the capacity of the zone, given that most
residential activities would be provided for above street level. It is likely that the dominant
housing typology that would be enabled in the BMUZ is apartment-style housing. This would
result in further diversification of the current housing stock enabled in the District. It would also

provide significant opportunity for ‘worker accommodation' to be provided in close proximity to

19 Evidence of Mr Church, at paragraph 31.37.
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the Queenstown Town Centre, as highlighted in Mrs Spijkerbosch's submission on visitor

accommodation (392.13).

11.11.Notified Rule 16.5.7 provides for buildings up to 12m as a permitted activity in the Gorge Road
(and Anderson Heights) areas. It does not permit buildings between 12m and 20m in the Gorge
Road area, however it does anticipate them through the use of the restricted discretionary

activity status.

11.12.This is a significant shift from the operative permitted building height enabled by the ODP
Business Zone. However, it is noteworthy that the changes to the operative heights,
promulgated through the BMUZ, attracted just one submission point in opposition. Mrs
Spijkerbosch's submission provides the following reasons for requesting the changes to
building heights:*°

This preserves some ‘openness' to the street, rather than having a built up corridor.
This [is] one of only two entrances to town, so strict design rules need to be enforced to
ensure it is still an attractive entrance. This may be more important in the future as

growth and increases in traffic place more demand on existing entrances to town. [...]

11.13.1t is my view that the restricted discretionary status of buildings between 12m and 20m and the
accompanying policy framework, which sets a high expectation for the design of buildings,
would achieve the 'strict design rules' that the submitter seeks. Height recession planes would
apply for sites adjoining residential-zoned properties, which would limit the ability of sites

adjoining a residential zone to be built above the permitted 12m threshold.

11.14.Also of relevance are the submissions received in support of notified Rules 16.5.7 and 16.5.7.1
from Coronet Property Investments Ltd (321.4) and Fletcher Distribution & Mico New Zealand
Ltd (344.9). Mrs Spijkerbosch has made a further submission supporting primary submission
344.9 (FS1059.62).

11.15.Given that the relief sought in Mrs Spijkerbosch's primary submission is at odds with the view
imparted through her further submission, I am uncertain as to her final view on heights. | do,
however note that her further submissions against other primary submission points (namely FS
FS1059.80 and FS1059.84, amongst others) do further her view that development on the
western side of Gorge Road should be limited to 12m and heights on the eastern side could be
increased above the 20m threshold of the notified BMUZ.

20 Submission 392.
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11.16.1 have reviewed the relevant higher order goals, objectives and policies of the Strategic

21

Directions Chapter,”* and consider that the following have particular relevance to this issue:

Goal 3.2.3: A quality built environment taking into account the character of individual

communities.

Objective 3.2.3.1: A built environment that ensures our urban areas are desirable and safe

places to live, work and play.

Policy 3.2.3.1.1: Ensure development responds to the character of its site, the street, open
space and surrounding area, whilst acknowledging the necessity of increased densities and

some change in character in certain locations.

Policy 3.2.3.1.2: That larger scale development is comprehensively designed with an
integrated and sustainable approach to infrastructure, buildings, street, trail and open space

design.

Objective 3.2.4.8: Respond positively to climate change

Policy 3.2.4.8.1: Concentrate development within existing urban areas, promoting higher
density development that is more energy efficient and supports public transport, to limit

greenhouse gas emissions in the District.

Objective 3.2.5.3: New urban subdivision, use of development will occur in those areas that
have the potential to absorb change without detracting from landscape and visual amenity

values.

Goal 3.2.6: Enable a safe and healthy community that is strong, diverse and inclusive for all

people.

Objective 3.2.6.1: Access to housing that is more affordable.

Policy 3.2.6.1.1: Enable opportunities for low and moderate income Households to live in

the District in a range of accommodation appropriate for their needs.

Policy 3.2.6.1.2: In applying Plan provisions, have regard to the extent to which minimum
site size, density, height, building coverage and other controls influence Residential Activity

affordability.

Strategic Direction Hearing — Recommended Revised Chapter — Reply 07/04/2016
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Objective 3.2.6.2: A mix of housing opportunities is realised.

Policy 3.2.6.2.1: Promote mixed densities of housing in new and existing urban

communities.

Policy 3.2.6.2.2: Enable high density housing adjacent or close to the larger commercial
centres in the District.

11.17.The Urban Development Chapter22 has the following objectives and policies that | also consider

relevant to the issue of building heights and capacity in the BMUZ:

Objective 4.2.1: Urban development is integrated with infrastructure and services and is
undertaken in a manner that protects the environment, rural amenity and outstanding natural

landscapes and features.

Policy 4.2.1.3: Encourage a higher density of residential development in locations that have
convenient access to public transport routes, cycleways or are in close proximity to

community and educational facilities.

Policy 4.2.1.5: Urban development is contained within existing settlements.

Objective 4.2.3: 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 provision.

Policy 4.2.3.2: Enable an increased density of residential development in close proximity to

town centres, public transport routes, community and education facilities.

Policy 4.2.4.2: Ensure that development within the Queenstown Urban Growth Boundary:

- Provides a diverse supply of residential development to cater for the needs of residents
and visitors

- Provides increased density in locations close to key public transport routes and within
convenient access to the Queenstown Town Centre

- Provides an urban form that is sympathetic to the natural setting an enhances the quality
of the built environment.

- Provides infill development as a means to address future housing demand

22 Queenstown Lakes District Council Proposed District Plan 2015 — Revised Chapter — Reply 07/04/2016
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Provides and range of urban land uses to cater for the foreseeable needs of the
community

Maximises the efficiency of existing infrastructure networks and avoids expansion of
networks before it is needed for urban development

Supports the coordinated planning for transport, public open space. Walkways and
cycleways and community facilities.

Does not diminish the qualities of significant landscape features.

11.18.In considering the above higher order goals, objectives and policies | provide the following

views:

The BMUZ is consistent with the strategic direction to encourage intensification within

existing urban areas that are close to town centres.

When a high quality design bar, such as that of the BMUZ is met, enabling taller buildings
significantly increases the zone's capacity. The Gorge Road area of the BMUZ is
strategically located and, in my view, is an appropriate location for taller buildings. The
landscape values of our District pose constraints on the ability for intense forms of

development to be provided.

The BMUZ is consistent with the strategic direction to enable a mix of housing typologies
close to town centres. Providing the opportunity for taller buildings in the BMUZ would

assist with realising this goal due to the increased capacity that height enables.

11.19.Having considered the views of Mrs Spijkerbosch and the evidence of Mr Church, as well as

considering the above higher order provisions, | recommend that notified Policy 16.2.2.7 is

amended and that additional matters of discretion are added to notified Rule 16.5.7 (redrafted

Rule 16.5.8), which give effect to the changes recommended at the policy level. These are

shown in Appendix 1 and are discussed in further detail in the s32AA analysis in Appendix 4.

11.20.In order to achieve the 'openness' along the street frontage of Gorge Road sought by Mrs

Spijkerbosch's submission, | recommend the inclusion of an additional rule that requires a

stepped frontage of buildings from the fourth storey and above. Mr Church supports the

introduction of this rule to notified Rule 16.5.7 (redraft Rule 16.5.8), as shown in Appendix 1.

11.21.Insofar as the remaining elements of relief sought by Mrs Spijkerbosch, | consider that the 20m

maximum restricted discretionary height is sufficient, with heights exceeding 20m requiring

resource consent for a non-complying activity. | do not consider it necessary to taper heights to

12m at the Gorge Road frontage. This view is supported by the evidence provided by Mr

28555946_1.docx 30



Church insofar as he supports the retention of the 12-20m restricted discretionary height range

in areas east of Gorge Road.*

11.22.Mrs Spijkerbosch (392.13) also submits that buildings over 12m should be notified, unless
located on the eastern side of Gorge Road. The submission relates to notified Rule 16.6.2,
which lists restricted discretionary activities that shall not require the written consent of other
persons and shall not be notified or limited notified. The notified rule includes Building Heights

between 12m and 20m in the [BMUZ] in Queenstown.

11.23.1 note that the following submissions were received in support of notified Rule 16.6: Julie
Rogers (30.3), Erna Spijkerbosch (392.14) (supported by further submissions by Pinewood
(FS1288.9) and Erna Spijkerbosch (FS1059.49).

11.24. In the absence of any reasons for the change requested by submission 392.13 to Rule 16.6.2,
and given that Mrs Spijkerbosch also supports the rule that she has sought to have amended
(392.14 and FS1059.49), | am unsure of her position and am unable to support her requested

relief.
Recession Lines

11.25.Several identical submission points from Skyline Enterprises Ltd (556.9), Trojan Holdings Ltd
(634.9), Ngai Tahu Property Ltd (550.4) and GH & PJ Hensman (542.4) seek that the height
recession line element of notified Rule 16.5.1 is relaxed so that the recession line is applied at

an angle of 45 degrees.

11.26.Notified Rule 16.5.1 requires that buildings on sites adjoining, or separated by a road from, a
Residential Zone shall not project beyond a recession line constructed at an angle of 35

degrees inclined towards the site from points 3m above the Residential Zone boundary.

11.27.1 accept and rely on the evidence provided by Mr Church who has undertaken modelling of the
35 degree and 45 degree scenarios. Mr Church supports the 45° angle sought by the
submitters, but only as it applies to the northern boundary of a site. Furthermore, it is Mr
Church's view that the matters of discretion of notified Rule 16.5.1 should be amended to
include consideration of screen planting, and to provide further specificity to the concepts of

‘dominance' and 'privacy'.

11.28.1 accept and agree with Mr Church's views and recommend the changes to notified Rule 16.5.1,

as shown in Appendix 1.

23 Evidence of Mr Church, at paragraph 31.28.
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11.29.Mrs Spijkerbosch (392.13) (opposed by further submissions FS1216, FS1228, FS1238,
FS1246 and supported by FS1288 and FS1059) seeks that residential neighbours are

consulted if breaches in setbacks or sunlight access are more than minor.

11.30.1 note that notified Rule 16.6.3 restricts public naotification of such breaches; however the rule
does not limit the opportunity for limited natification. | therefore consider that the submitter's

relief is addressed in the notified rule and no subsequent amendments are recommended.

Outdoor living

11.31.The NZIA (238.106) (opposed by FS1107, FS1226, FS1234, FS1239, FS1241, FS1248,
FS1249, FS1242) seeks that the matters of discretion for buildings (notified Rule 16.4.2) are

amended to include a requirement for outdoor living areas.

11.32.1 note that notified Rule 16.4.2 includes the following as a matter of discretion:

Where residential units are proposed as part of a development, the extent to which
open space is provided on site either through private open space or communal open

space, or a combination thereof]...]

11.33.Notified Rule 16.4.2 therefore does not set any minimum requirements for outdoor space
accompanying residential activities, but it does however require provision of outdoor space to
be considered.

11.34.1 do not consider that the BMUZ should require a minimum outdoor living area rule. | consider
that this would be difficult for many developments to comply with given that residential activity is
anticipated to be located above the ground floor, and the notified building heights are permitted
to 12m, and restricted discretionary 20 metres in the Gorge Road area. These parameters of
the BMUZ clearly contemplate apartment style living. | do not consider a minimum outdoor
living requirement is necessary as a rule, and | consider that if this was imposed it has the
potential to be at odds with the overall thrust of the BMUZ and the above mentioned higher
order strategic direction and urban development goals, objectives and policies. | note that Mr
Church does not share my view, however | have balanced his evidence against other matters,
and | consider that not all living arrangements should be expected to have outdoor living

requirements. | also note that this is reflected in the notified High Density Residential Zone.
11.35.1n my view, using the matters of discretion for buildings (notified Rule 16.4.2) provides scope for

significant flexibility in the provision of outdoor living areas, particularly insofar as it enables

outdoor space to be provided communally. While | acknowledge that this could be criticised for
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being a 'toothless’' matter of discretion, | do not consider it appropriate to require a minimum
standard for outdoor living space and | consider that the costs of such as requirement would

outweigh the benefits.

11.36.The outcome sought through notified Objective 16.2.2 and implementing notified Policies
16.2.2.1 to 16.2.2.6 is that the high amenity outcomes will primarily be delivered through built
form and not through the provision of outdoor living. | therefore recommend that the

submission is rejected.

Outdoor storage

11.37.The NZIA (238.102) (opposed by further submissions FS1107, FS1226, FS1234, FS1239,
FS1241, FS1242, FS1248 and FS1249) seeks that notified Policy 16.2.1.9 (redraft Policy

16.2.1.8) is amended in the following manner:

Ensure that outdoor storage areas are appropriately located and screened to limit any

adverse visual effects ahd-be-consistent-with-the-appropriate-levels-of-amenity.

11.38.The submitter questions how one would define 'appropriate levels of amenity'. | agree that the
notified policy is subjective and may result in uncertainty as to the outcomes that the policy is

trying to achieve.

11.39. Rather than using the concept of amenity, it is my view that tying the policy to the effects of
outdoor storage on public places and residential zones (as is articulated in notified Rule 16.5.2)
would provide more certainty than notified Policy 16.2.1.9. | therefore recommend that
submission 238.102 is accepted in part, with the incorporation of the recommended changes

shown in Appendix 1.

12. ISSUE 4 — ACTIVITY STATUS OF BUILDINGS (RULE 16.4.2)

Restricted discretionary vs controlled activity status

12.1. Submitters Skyline (566.10), Trojan Holdings (634.7) Coronet Property Investments Ltd (321.3),
GH & PJ Hensman (542.2), High Peaks Ltd (545.2), Ngai Tahu (550.2) submit that notified Rule

16.4.2 should be amended to shift the activity status of buildings from restricted discretionary to

controlled.
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12.2. The s32 analysis® included in Appendix 3 sets out the reasoning behind the decision to
attribute the restricted discretionary status to all buildings in the BMUZ, and the evidence

provided by Mr Church also addresses this.

12.3. While requiring a restricted discretionary consent for all buildings would create greater
uncertainty and cost, it is my view that the emphasis on high quality design in the BMUZ cannot
be effectively implemented through consent conditions, and the ability imparted through the
restricted discretionary status to decline proposals that would result in poor quality design
outcomes should be maintained. A controlled activity status would in my view result in a regime
whereby an application could only be modified through conditions of consent. | consider that it
would be inappropriate for the Council in its regulatory role to effectively undertake a
fundamental redesign of a proposal through conditions on a controlled activity consent. The
BMUZ seeks high quality design outcomes (as per notified and redrafted Objective 16.2.2). In
my view in order to effectively achieve this goal it is appropriate for the Council to retain the
ability to decline an application. For example, this would ensure that proposals that are of poor
quality, such that urban design issues cannot be resolved through discussions or conditions,
can be declined. Therefore the restricted discretionary activity status is in my view the more
appropriate method to achieve the objective. Furthermore, the non-notification clause for
restricted discretionary buildings (notified Rule 16.6.2) will reduce uncertainty, cost and time

delays that may otherwise have resulted due to the notification process.

12.4. 1 also emphasise that the liberal building bulk and location provisions, coupled with the range of
land uses contemplated with the BMUZ require oversight of design to ensure applications
constituting poor outcomes are modified, or if required, declined.

12.5. | therefore recommend that the submissions are rejected, as shown in Appendix 2.

Buildings for Trade Supplier activities

12.6. Various submissions received from Fletcher Distribution Ltd and Mico Itd (Mico) (344.6, 344.10)
(supported by FS1059), (344.11) (supported by FS1164 and opposed by FS1314) seek relief

relating to Trade Supplier Activities, | address the elements of relief in turn below.

Amend Rule 16.4.2 so that the activity status for the establishment building or trade suppliers up to
1000m2 GFA is a controlled activity:

12.7. The submitter correctly points out that the BMUZ permits a range of activities, however
buildings for those activities require restricted discretionary consent. It is the submitter's view

that, because the activities listed are permitted, then a controlled activity status for the buildings

24 Page 8.
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should follow. | do not support this view. As set out in the above paragraphs 12.1 to 12.5 |

consider it important that the Council retain oversight of the design of buildings and that if

necessary, have the ability to decline proposals that would result in poor design outcomes. It is

my view that notified Rule 16.4.2 should not be amended to provide a separate activity status

for buildings for trade supplier activities.

12.8. 1 also note that buildings in the Queenstown Town Centre Zone (notified Rule 12.4.6) require

resource for a restricted discretionary activity.

rejected.

| therefore recommend that this submission is

Amend the notified definition of 'Building Supplier' to remove the reference to Three Parks and

Industrial B Zones:

12.9. The submitter notes that Placemakers and Mico would fit within the notified definition of

Building Supplier, however the definition is currently limited in its application. The notified

definition is as follows:

Building Supplier (Three Parks and Industrial B Zones)

Means a business primarily engaged in selling goods for consumption or use in the

construction, modification, cladding, fixed decoration or outfitting of buildings and

without limiting the generality of this term, includes:

glaziers;

locksmiths; and

suppliers of:

28555946_1.docx

awnings and window coverings;

bathroom, toilet and sauna installations;

electrical materials and plumbing supplies;

heating, cooling and ventilation installations;

kitchen and laundry installations, excluding standalone appliances;
paint, varnish and wall coverings;

permanent floor coverings;

power tools and equipment;

safes and security installations; and
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e timber and building materials.

12.10.1t is my view that the limitation of the definition so that it only applies to Three Parks and the
Industrial B Zone may result in inconsistency in the application of the term Building Supplier in
the PDP. It is therefore appropriate, in my view, to remove the reference to Three Parks and the

Industrial B Zone. | recommend this element of the relief is accepted.

e Insert a new definition of Trade Supplier as follows:

means a business engaged in sales to businesses and institutional customers and may
also include sales to the general public, and wholly consists of suppliers of goods in one
or more of the following categories:

- automotive and marine suppliers;

- building suppliers;

- catering equipment suppliers;

- farming and agricultural suppliers;

- garden and patio suppliers;

- hire services (except hire or loan of books, video, DVD and other similar home
entertainment items);

- industrial clothing and safety equipment suppliers; and

- office furniture, equipment and systems suppliers.

12.11.The submitter correctly points out that notified Rule 16.4.6 refers to Trade Suppliers, however

the notified Chapter 2: Definitions does not define this activity.

12.12.1t is my view that the term does need to be defined to ensure that notified Rule 16.4.6 is able to

be effectively implemented.

12.13.In my view the list of activities included in the definition are appropriate, and these activities
should be afforded the restricted discretionary activity status prescribed by notified Rule 16.4.6.
| note that the definition would result in Building Suppliers becoming a subcategory of Trade
Suppliers. This would result in the activities listed within the Building Suppliers definition also
being subject to notified Rule 16.4.6. | consider that this is also appropriate in the context of the
BMUZ as, in my view the activities listed in the Building Suppliers definition warrant the
restricted discretionary activity status prescribed by notified Rule 16.4.6. | note that | have
undertaken a word search of the use of these terms in the notified Stage 1 Chapters and the
term Building Supplier does not occur in any notified Chapter (aside from notified Chapter 2:
Definitions), and the term Trade Supplier only occurs in the BMUZ. | therefore recommend that

the relief sought by submission 344.11 is accepted.

28555946_1.docx 36



12.14. Bunnings Limited (Bunnings) (746.4, 746.5 and 746.6) (supported by FS1164) also seek
changes in respect of notified Rule 16.4.6. | consider that submission 746.4, which seeks
deletion of notified Rule 16.4.6 is without a sound basis. The activities listed in this rule in my
view may result in the construction of large utilitarian buildings. It is my view that these activities

do warrant the specific consideration provided by notified Rule 16.4.6.

12.15.As alternative relief Bunnings seeks that notified Rule 16.4.6 is amended to delete the
reference to Trade Suppliers and replace it with Building Suppliers, as this term is defined in
the PDP. | consider that this matter is addressed in the changes recommended in response to
the Mico submissions, above. In addition, | do not support the amendment sought by Bunnings
to the matter of discretion in notified Rule 16.4.6, which would see the second matter limited to
applying only to neighbouring residential properties. The notified BMUZ anticipates a mix of
residential and non-residential activities. The relief sought would, in my view, mean that the
impact of buildings on adjoining properties within a residential zone would be able to be
considered, but not the impact on residential activities occurring within the BMUZ. In my view

this would not be appropriate amendment to notified Rule 16.4.6.

12.16.Regarding Bunnings' submission 746.5, | consider that this matter is more appropriately
addressed by the changes sought by Mico submissions 344.10 and 344.11. | therefore

recommend this submission point is accepted in part.

12.17. Bunnings (746.5) seeks that the definitions of "Commercial Activity”, "Retail Activity" and
"Large Format Retail" to specifically exclude "Building Supplier" to exclude Building Supplier. |
do not consider that these changes are necessary, and the matter is sufficiently addressed in

the recommended changes in response to the Mico submissions.

12.18.Bunnings (746.6) also seek that the notified definitions of Commercial Activity, Retail Activity
and Large Format Retail are amended to specifically exclude Building Supplier. The submitter

provides the following reasons for this change:

It is assumed that "Building Supplier" will be appropriately will be appropriately provided
for in the Business and Industrial zone provisions that will be notified as part of Stage 2
of the PDP review. However, without being able to review those provisions now as part
of Stage 1, consequential amendments to definitions, including "Commercial Activity",
"Retail Activity" and "Large Format Retail" are required now to specifically exclude
"Building Supplier" from these definitions. This will ensure a clear understanding of

which activities are included and excluded from Rule 16.4.6...

12.19.1t is my view that the recommended changes to definitions shown in Appendix 1 would provide

an appropriate degree of certainty as to the activities that Rule 16.4.6 captures. In my view the
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relief sought would not provide a clearer interpretation of the rule and | recommend that it be
rejected.

Matter of discretion — natural hazards

12.20.Ledge Properties Ltd and Edge Properties Ltd (700.2) states concern regarding the practicality
of meeting the requirements of the matter of discretion pertaining to natural hazards in notified
Rule 16.4.2 (bullet point 5). The submitter goes on to point out that in their view there need to

be exemptions for small consents and minor natural hazards.

12.21.The relevant matter of discretion (as notified) is as follows:

Where a site is subject to any natural hazard and the proposal results in an increase
in gross floor area: an assessment by a suitably qualified person is provided that
addresses the nature and degree of risk the hazard(s) pose to people and property,
whether the proposal will alter the risk to any site, and the extent to which such risk

can be avoided or sufficiently mitigated.

12.22.1 agree that the notified version would place a burdensome requirement on applicants
proposing minor developments, or for instances where the risk posed by the natural hazard is

low. Itis also a partial mix of an assessment matter and a matter of discretion.

12.23.While | recommend that the matter of discretion remains, | consider that the requirement for an
assessment by a suitably qualified person is removed, as shown in Appendix 1. | consider that
the recommended change would provide flexibility for the assessment to be commensurate to
the level of risk posed. | also consider that this approach is consistent with notified Policy
28.3.2.3, which provides further guidance as to information requirements and does not stipulate

a requirement for all hazard assessments to be completed by a suitably qualified person.
12.24. Also of note is that the recommended revised wording is consistent with that recommended
for the other chapters within the Business and Residential Hearing streams (the latter to come

through the right of reply), which provides a consistent approach.

12.25. | therefore recommend that the relief sought by 700.2 is accepted in part, as shown in
Appendix 1.
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13. ISSUE 5 - OTHER MATTERS

Glare

13.1. The NZIA (238.101) (supported by further submission FS1059 and opposed by FS1107,
FS1226, FS1234, FS1239, FS1241, FS1242, FS1248, and FS1249) seeks that notified Policy
16.2.1.8 (redrafted Policy 16.2.1.7) is amended in the following manner:

Ensure that the location and direction of street lights does not cause significant glare
to other properties roads and public places and promote lighting design that mitigates

adverse effects on the night sky, and provide a safe well lit environment for
pedestrians.

13.2. | consider that the suggested amendments are appropriate as they would incorporate Crime
Prevention Through Environmental Design (CPTED) principles. | also consider it would be
appropriate to introduce a new policy that requires CPTED principles to be incorporated in site
design. A similar policy applies to the notified Town Centre chapters of the PDP (refer to
notified Policy 12.2.4.3 of the Queenstown Town Centre Zone). | consider it is appropriate that
it also applies to the BMUZ also, and would also assist with implementing the recommended
changes to notified Rule 16.5.7 (redraft Rule 16.5.8), which includes CPTED considerations as

a new matter of discretion for restricted discretionary building heights in the Gorge Road area.

13.3. | recommend that the relief sought by submission 238.101 is accepted and a further policy is
also included, as shown in Appendix 1.

Noise

13.4. The NZIA (238.100) (opposed by further submissions FS1107, FS1226, FS1234, FS1239,
FS1241, FS1242, FS1248, and FS1249) submits that the noise thresholds should be set out at
the Policy level by amending notified Policy 16.2.1.7 (redraft Policy 16.2.1.6).

13.5. 1 note that notified Rule 16.5.8 sets out the thresholds for noise generated within the BMUZ.

13.6. The approach taken in the notified BMUZ, of having the specific thresholds set out at the rule
level, rather than in a policy is consistent with the treatment of such requirements in the other
business zones of the PDP. It is my view that putting the thresholds in the policy would remove
any flexibility for applications that breach the noise thresholds to be approved. However at the
rule level, such breaches are considered a non-complying activity. | also note that the submitter

does not propose any changes to notified Rule 16.5.8.
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13.7. | am unsure of the submitter's rationale for elevating the thresholds to the policy level, as no
reasons are provided in the submission. In the absence of any reasons, | am not persuaded

that the relief sought should be accepted.

Submission points supporting various provisions of the notified version

13.8. A number of submission points support various proposed objectives and provisions of the
notified BMUZ with no further comment provided by the submitter. These points are listed in
Appendix 2 and are not discussed in further detail as the submissions support the various
provisions and do not seek further relief. For instances where | do not recommend changes in
the Recommended Revised Version in Appendix 1, | recommend these submission points are

accepted.

Submission points rejecting various provisions of the notified version

13.9. | recommend that submission points rejecting a notified BMUZ provision that do not provide any
reasons or rationale for the requested change, and have not been otherwise submitted on, are
rejected. This recommendation is made in the absence of any evidence or reasoning that alters
my view that the notified objectives and provisions, with the incorporation of the changes shown
in Appendix 1, are appropriate in meeting the purpose of the Act. These submissions are

shown in Appendix 2.

Drafting style for objectives and policies

13.10.In the Panel's Fourth Procedural Minute dated 8 April 2016, concern was expressed that many
objectives and policies were not framed as such. | have reviewed the notified Objectives and

Policies and do not recommend any changes in this regard.

Recommended changes for clarification and improvement

13.11.A number of non-substantive changes are recommended to be made to the provisions to clarify
the intent and improve the drafting of the chapter. A number of these have been discussed in
other hearing streams and in the interests of consistency | have also recommended these
changes. | consider that the changes do not alter the regulatory effect or change the
geographic application of the provision and | consider the Panel are able to recommend these

changes are made without a submission on the provisions.

13.12.1 have identified some provisions in the notified BMUZ that could be improved, however no
submissions have been made on these and the changes recommended would lessen the
regulatory effect of the rule. Therefore, | do not consider there is scope within submissions for

me to be recommending these changes. These provisions are:
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i. Notified Rule 16.5.9.1 (redraft Rule 16.5.10.1) because the component of the rule where it
states... as to limit effects on the night sky ...provides too much discretion and

subjectivity associated with whether a activity would be compliant.

13.13. In any event, this rule is considered to be ultra vires and therefore in my view should be

removed from the PDP.

13.14. In addition, | note that the notified BMUZ does not include a requirement for development of
large sites to provide a Comprehensive Development Plan. Introducing this requirement would
give effect to Strategic Direction Policy 3.2.3.1.2 which seeks that development on large sites is
undertaken in a comprehensive manner. The introduction of a rule akin to 12.4.6.2 of the notified
Queenstown Town Centre Zone (and accompanying notified Policy 12.2.2.9) would, in my view

be an appropriate addition to the BMUZ and is also supported by Mr Church.
Subdivision and Development Chapter 27 of the PDP

13.15.The Subdivision and Development Chapter was heard in Hearing Stream 04 between 25 July
and 17 August 2016.

13.16.Subdivision of land within the BMUZ is a restricted discretionary activity in accordance with
Rule 27.5.6 of the Subdivision Chapter (Chapter 27).25 In addition, Rule 27.6 prescribes a

minimum lot area for subdivision of 200m? within the BMUZ.

13.17.1 note that no submissions were received specifically seeking to amend the above density

regime as it applies to the BMUZ, and therefore no changes are recommended.
BMUZ Design Guide — Potential future Variation

13.18.1t is my view that a design guide for the BMUZ, similar to that of the town centre zones, would

be a useful tool to illustrate the quality of urban environment that the Zone seeks to achieve.
13.19.A design guide may also provide an opportunity to include pedestrian linkages and other urban
design elements that are not presently captured by the BMUZ. A design guide may also be able

to be incorporated by reference, similar to the Arrowtown Design Guidelines 2016.

13.20.1 note that the above view is my own, and is supported by the evidence provided by Mr Church,

however this may not necessarily be the view of Council.

25 Subdivision and Development Hearing — Recommended Revised Chapter — Reply 26/08/2016
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14. CONCLUSION

14.1. On the basis of my analysis within this evidence, | recommend that the changes within the

Revised Chapter in Appendix 1 are accepted.

14.2. The changes will improve the clarity and administration of the Plan, contribute towards
achieving the objectives of the Plan and Strategic Direction goals in an effective and efficient

manner, and give effect to the purpose and principles of the RMA.

Amy Bowbyes
Senior Planner
2 November 2016
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BUSINESS MIXED USE ZONE 16

Key:

Recommend changes to notified chapter are shown in underlined text for additions and strike-through
text for deletions. Appendix 1 to s42A report, dated 2 November 2016.

16 Business Mixed Use Zone

16.1 Purpose

The intention of this zone is to provide for complementary commercial, business, retail and residential
uses that supplement the activities and services provided by town centres. Higher density living
opportunities close to employment and recreational activities are also enabled. Significantly greater
building heights are enabled in the Business Mixed Use Zone in Queenstown, provided that high
quality urban design outcomes are achieved.

16.2 Objectives and Policies

16.2.1 Objective — An area comprising a high intensity mix of compatible residential and
non-residential activities is enabled.

Policies

16.2.1.1 Accommodate a variety of activities while managing the adverse effects that may occur
and potential reverse sensitivity.

16.2.1.2 To enable a range and mix of compatible business, residential and other complementary
activities to achieve an urban environment that is desirable to work and live in.

n6.2.1.3 Avoid activities that have noxious, offensive, or undesirable qualities from locating within

the Business Mixed Use Zone to ensure that appropriate-levels-ef-amenity-are
maintained a high quality urban environment is maintained,|

16.2.1.54  For sites fronting Gorge Road in Queenstown, discourage the establishment of lrigh
densityresidential and visitor accommodation activities at ground floor level, except
where commercial and/or business activities continue to have primacy at the interface
with the street.

16.2.1.65 Provide appropriate noise limits to minimise adverse noise effects received within the
Business Mixed Use Zone and by nearby properties.

16.2.1.76  Ensure that residential development and visitor accommodation provide acoustic
insulation over and above the minimum requirements of the Building Code to avoid
reverse sensitivity.

16.2.1.87  Ensure that the location and direction of lights does not cause significant glare to other
properties, roads and public places and promote lighting design that mitigates adverse
effects on the night sky, and provide a safe and well lit environment for pedestrians. |

16.2.1.98 [Ensure that outdoor storage areas are appropriately located and screened to limit any

adverse visual effects and-to-be-consistent-with-the-appropriate-levels-ef amenity on

public places and adjoining residential zones.|
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16.2.1.9

BUSINESS MIXED USE ZONE 16

Minimise opportunities for criminal activity through incorporating Crime Prevention

16.2.2

Policies

16.2.2.1

16.2.2.2

16.2.2.3

16.2.2.4

16.2.2.5

16.2.2.6

16.2.2.7

16.2.2.8

Through Environmental Design (CPTED) principles as appropriate in the design of lot
configuration and the street network, carparking areas, public and semi-public spaces,
accessways/pedestrian links/lanes, and landscaping|

Objective — New development achieves high quality building and urban design
outcomes that minimises adverse effects on adjoining residential areas and public

( comment [ABS6]: 238.101, 392.13

)

spaces|

Require the design of buildings to contribute positively to the visual quality, vitality, safety
and interest of streets and public spaces by providing active and articulated building
frontages, and avoid large expanses of blank walls fronting public spaces.

Require development close to residential zones to provide suitable screening to mitigate
adverse visual effects, loss of privacy, and minimise overlooking and shading effects to
residential neighbours.

Require a high standard of amenity, and manage compatibility issues of activities within
and between developments through site layout, landscaping and design measures.

Utilise and, where appropriate, link with public open space nearby where it would
mitigate any lack of open space provision on the development site.

Incorporate design treatments to the form, colour or texture of buildings to add variety,
moderate their scale and provide visual interest from a range of distances.

Where large format retail is proposed, it should be developed in association with a
variety of integrated, outward facing uses to provide reasonable activation of building
facades.

IAllow buildings between 12m and 20m heights in the Queenstown Business Mixed Use
Zone in situations when:

e The outcome is of high quality design;

e The additional height would not result in shading that would adversely impact
on adjoining residential-zoned land and/or public space; and

e The increase in height would facilitate the provision of residential activity.

Apply consideration of thel operational and functional requirements of non-residential

16.2.2.9

activities as part of achieving high quality building and urban design outcomes|

For any proposal to substantially develop or redevelop a site containing Horne Creek in

the Gorge Road area, the following shall apply:

a) For sites that contain any section of the creek that is not culverted:

e Require the layout and design of new buildings, location of outdoor living spaces and
landscaping to integrate with the creek;

e Require any landscaping on the banks of the creek to consist of native plant species
that will have a positive effect on the ecology of the creek.

Queenstown Lakes District Council Proposed District Plan 2015, s42A, Appendix 1. 16'2
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16.3

16.3.1

BUSINESS MIXED USE ZONE 16

b) For sites that contain any section of the creek that is culverted (excluding where it

passes beneath a road or driveway):

e Require the daylighting of the creek to assist with improving the creek’s ecological

values and to provide visual amenity, acknowledging that this may not be possible on

sites where the creek is located within the main body of the site and when daylighting

would have a significant impact on the ability for the site to be developed.

» Where daylighting occurs, part (a) of this policy applies. |

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

BR)

24 Signs (18

Operative

25 Earthworks (22 Operative-BP)

26 Historic Heritage

27 Subdivision

28 Natural Hazards

29 Transport (14 Operative
BP)

30 Utilities and Renewable
Energy

Operative BR)

31 Hazardous Substances (16

32 Protected Trees

33 Indigenous Vegetation

34 Wilding Exotic Trees

35 Temporary Activities and
Relocated Buildings

[Comment [AB11]: 238.6

36 Noise 37 Designations Planning [Maps
16.3.2 Clarification
IAdvice Notes
16.3.2.1 Where an activity does not comply with a Standard listed in the Standards table, the
activity status identified by the ‘Non-Compliance Status’ column shall apply unless
otherwise specified. Where an activity breaches more than one Standard, the most
restrictive status shall apply to the Activity.
16.3.2.2 The following abbreviations are used within this Chapter.
P Permitted C Controlled
RD Restricted Discretionary D Discretionary
NC Non Complying PR | Prohibited
16.4 Rules - Activities

Activities located in the Business Mixed Use Zone

Activity
status

Queenstown Lakes District Council Proposed District Plan 2015, s42A, Appendix 1.
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BUSINESS MIXED USE ZONE 16

Activities located in the Business Mixed Use Zone Activity
status

16.4.1 | Activities which are not listed in this table and comply with all standards | P

Queenstown Lakes District Council Proposed District Plan 2015, s42A, Appendix 1. 16'4




BUSINESS MIXED USE ZONE 16

16.4.2

Buildings

*Discretion is restrlcted to conS|derat|on of aII of the foIIowmg b*temal

. fThe impact of the building on the streetscape including whether it
contributes positively to the visual quality, vitality, safety and interest of
streets and public places by providing active and articulated street
frontages and avoids large expanses of blank walls fronting public spaces]

. Whether the design of the building blends well with and contributes to an
integrated built form and is sympathetic to the surrounding natural
environment;

. Building materials;
. Glazing treatment;

. Symmetry;

e Vertical and horizontal emphasis;

. Location of storage;

e Signage platforms;

. Landscaping;

. Where residential units are proposed as part of a development, the extent
to-whiech the provision of open space is provided on site either through
private open space or communal open space, or a combination thereof;

. Where substantial development or redevelopment is proposed for a site
containing Horne Creek (in the Gorge Road area), the integration of the
development with the creek, including site layout, landscaping and, where
practicable, the daylighting of culverted sections of the creek; and |

. Mherea-site—is-subject to-any-Natural hazards ane where the proposal
to- results in an |ncrease |n gross roor area—an—assessmen{—by—a—sw{ably

e Assessment Matters relating to natural hazards:

e the nature and degree of risk the hazard(s) pose to people and
property;

o whether the proposal will alter the risk to any site; and

RD*

M policies that guide the assessment of proposals on land affected by natural hazards are located in

Chapter 28.

Queenstown Lakes District Council Proposed District Plan 2015, s42A, Appendix 1.
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substantive changes to re-phrase to be
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further matters of discretion to further
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BUSINESS MIXED USE ZONE 16

e whether such risk can be avoided or sufficiently reduced)]

16.4.3

Licensed Premises

Premises licensed for the consumption of alcohol on the premises between the
hours of 11pm and 8am, provided that this rule shall not apply to the sale of
liquor:

This rule shall not apply to the sale and supply of alcohol:

16.4.3.1 to any person who is residing (permanently or temporarily) on the
premises; and/or
16.4.3.2 to any person who is present on the premises for the purpose of

dining up until 12am.
*Discretion is restricted to consideration of all of the following:

e The scale of the activity;
Car parking and traffic generation;

e Effects on amenity (including that of adjoining residential zones and
public reserves);

e The configuration of activities within the building and site (e.g. outdoor
seating, entrances);

o Noise issues;
Hours of operation; and

e Any relevant Council alcohol policy or bylaw.

RD*

Comment [AB20]: Minor, non-
substantive change to re-phrase to be a
matter of discretion, with the
accompanying guidance clearly listed
as assessment matters. The change
also implements notified Policy 28.3.2.3
of Chapter 28 (Natural Hazards), which
lists the information requirements for
natural hazards assessments and does
not include a requirement for all natural
hazard assessments to be undertaken
by a suitably qualified person.

16.4.4

Visitor Accommodation,in respect of:

it , dloration ofall of the followina:

e The location, provision, and screening of access and parking and traffic
generation;

e Landscaping;
The location, nature and scale of visitor accommodation and ancillary
activities relative to one another within the site and relative to
neighbouring uses;

e The location and screening of bus and car parking from public places;
and

¢ Where the site adjoins a residential zone:

¢ Noise generation and methods of mitigation; and

e Hours of operation, in respect of ancillary activities.

Comment [AB21]: 542.3, 545.3,
550.3, 556.8, 571.20, 634.8, 1366.20.

16.4.5

Daycare Facilities
*Discretion is restricted to consideration of all of the following:

e The compatibility of the development with respect to existing land uses
on the subject site and nearby properties;
Potential reverse sensitivity issues;
Traffic, parking and access limitations; and
Noise associated with the activity on the subject site.

RD*

Queenstown Lakes District Council Proposed District Plan 2015, s42A, Appendix 1.
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BUSINESS MIXED USE ZONE 16

16.4.6 | Warehousing , Storage & Lock-up Facilities (including vehicle storage) | RD*
and Trade Suppliers
*Discretion is restricted to consideration of all of the following:
e The impact of buildings on the streetscape and neighbouring properties
in terms of dominance impacts from large, utilitarian buildings;
e The provision, location and screening of access, parking and traffic
generation; and
e Landscaping.
16.4.7 Industrial Activities not otherwise provided for in this Table NC
16.4.8 | Service Stations NC
16.4.9 Panelbeating, spray painting, motor vehicle repair or dismantling. NC
16.4.10 | Fibreglassing, sheet metal work, bottle or scrap storage, motorbody | PR
building or wrecking, fish or meat processing (excluding that which is
ancillary to a retail premises such as a butcher, fishmonger or
supermarket), or any activity requiring an Offensive Trade Licence under
the Health Act 1956.
16.4.11 | Factory Farming PR
16.4.12 | Mining Activities PR
16.4.13 | Forestry Activities PR
16.4.14 | Airport PR

Queenstown Lakes District Council Proposed District Plan 2015, s42A, Appendix 1.
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BUSINESS MIXED USE ZONE 16

Comment [AB22]: 556.9, 634.9,
550.4, 542.4

16.5 Rules - Standards
Standards for activities located in the Business Mixed Use Zone Non-
compliance
status
16.5.1 Setbacks and sunlight access - sites adjoining a Residential zone | RD*
or separated by a road from a Residential zone
16.5.1.1 Buildings on sites adjoining, or separated by a road from, a
Residential zone shall not project beyond a recession line
[constructed at an the following angles 6£35° inclined
towards the site from points 3m above the Residential zone
boundary:
(a) 45° applied on the northern boundary; and
(b) 35° applied on all other boundaries
16.5.1.2 Where a site adjoins a Residential Zone all buildings shall
be set back not less than 3m.
*Discretion is restricted to consideration of all of the following:
. )the visual effects of the height, scale, location and appearance of
the building, in terms of visual dominance and loss of residential
privacy on adjoining properties and any resultant shading effects;
and
e screen planting|
16.5.2 Storage RD*

Outdoor storage and storage of waste and recycling shall be screened
from public places and adjoining Residential zones.

*Discretion is restricted to consideration of all of the following:

the effects on visual amenity;

o the location relative to the public realm and adjoining residential
properties;
consistency with the character of the locality; and

o whether pedestrian and vehicle access is compromised.

Comment [AB23]: 556.9, 634.9,
550.4, 542.4
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BUSINESS MIXED USE ZONE 16

Standards for activities located in the Business Mixed Use Zone Non-
compliance
status

16.5.3 Residential activities and visitor accommodation activities lecated | RD*
; : ; A

(a) All residential activities and visitor accommodation activities
fronting Gorge Road in Queenstown shall be restricted to first
floor level or above, with the exception of foyer and stairway
spaces at ground level to facilitate access to upper levels.

(b) In all instances where residential activities occur at ground floor
level, a landscaped front yard setback of a minimum depth of
2m_ shall be provided along the site frontage, excluding
accessways. |

*Discretion is restricted to consideration of all of the following:

o[ the effects of residential and visitor accommodation activities at
ground floor level on surrounding buildings and activities;
e location of residential and visitor accommodation activities at
around floor level relative to the public realm; and
o the maintenance of active and articulated street frontages; and
« the effects on privacy for occupants and visual amenity/
16.5.4 Building Coverage D

Maximum building coverage of 75%

16.5.5 Acoustic insulation D

For all residential development and visitor accommodation the following

shall apply:

16.5.5.1 A mechanical ventilation system shall be installed for all

critical listening environments in accordance with Table 6 in
Chapter 36; and
16.5.5.2 All elements of the fagade of any critical listening
environment shall have an airborne sound insulation of at
least 40 dB R,,+C;, determined in accordance with ISO
10140 and ISO 717-1.
16.5.6 Fencing D

A solid fence of 1.8m shall be erected on the boundary of any residential
zone.

Queenstown Lakes District Council Proposed District Plan 2015, s42A, Appendix 1.
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BUSINESS MIXED USE ZONE 16

Standards for activities located in the Business Mixed Use Zone Non-
compliance
status

16.5.7 Landscaping] RD ( comment [AB26]: 392.13

Landscaping shall be provided on a minimum of 10% of the site area.

Discretion is restricted to consideration of all of the following:

e Design, scale and type of landscaping, including the species
used;

e Location of landscaping;

e Amenity values;

e Where appropriate, the use of indigenous species within the
Horne Creek riparian area that supports the establishment of
ecological corridors.

16.5.78 Maximum building height NC

The maximum building height shall be:
16.5.#8.1 Queenstown

a. Upto 12m — Permitted
b. 12m to 20m — Restricted Discretionary*

16.5.78.2 Wanaka

a. Upto 12m — Permitted
*Discretion is restricted to consideration of all of the following:

e the design and quality of the building, including the use of
larticulated facades, active street frontages and the treatment of
corner sites;

modulated roof forms, including screening of plant and services
material use and quality;

the avoidance of large monolithic buildings; ard

the impact on the street scene-;

privacy and outlook for residential uses

sunlight access to jadjoining residential zoned land and/or public

space;

e Crime Prevention Through Environmental Design (CPTED)
considerations;

e where appropriate, the integration of Horne Creek finto the

development and landscaping; and
e facilitation of the provision of residential activities|

16.5.8.3 Any fourth storey (excluding basements) and above shall
be set back a minimum of 3m from the building frontage,

Queenstown Lakes District Council Proposed District Plan 2015, s42A, Appendix 1.
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BUSINESS MIXED USE ZONE 16

Standards for activities located in the Business Mixed Use Zone Non-

compliance
status

16.5.79

Noise

16.5.89.1

*measured in accordance with NZS 6801:2008 and assessed in accordance with
NZS 6802:2008

Exemptions:

e The noise limits in rule 16.5.8.1 shall not apply to construction
sound which shall be assessed in accordance and comply with
NZS 6803:1999.

e Sound from activities which is received in another zone shall
comply with the noise limits set in the zone standards for that

zone.

NC

Sound* from activities shall not exceed the following noise
limits at any point within any other site in this zone:

a. Daytime (0800 to 2200hrs) 60 dB Laequs
min)

b. night-time (2200 to 0800hrs) 50 dB Laequs
min)

c. night-time (2200 to 0800hrs) 75 dB L armax

16.5.910

Glare

16.5.910.1

16.5.910.2

16.5.910.3

16.5.910.4

Except that:

e Architectural features, including doors and window frames, may
be any colour; and roof colours shall have a reflectance value of
between 0 and 20%.

NC

All exterior lighting installed on sites or buildings within the
business zone shall be directed away from adjacent sites,
roads and public places, except footpath or pedestrian link
am(Tnity lighting, and so as to limit the effects on the night
sky,

No activity shall result in a greater than 10 lux spill
(horizontal or vertical) of light onto any adjoining property
within the Business Mixed Use Zone, measured at any
point inside the boundary of any adjoining property.

No activity shall result in a greater than 3 lux spill
(horizontal or vertical) of light onto any adjoining property
which is in a Residential zone measured at any point more
than 2m inside the boundary of the adjoining property.

External building materials shall either:

a. Be coated in colours which have a reflectance value of
between 0 and 36%; or

b. Consist of unpainted wood (including sealed or stained
wood), unpainted stone, unpainted concrete, or copper;

Comment [AB31]: Recommend that
this be removed from a merits
perspective but no scope so has not
been struck out. See paragraph 13.12
of the s42A report.
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16.6

16.6.1

16.6.2

16.6.2.1
16.6.2.2

16.6.3

16.6.3.1

BUSINESS MIXED USE ZONE 16

Non-Notification of Applications

Applications for Controlled activities shall not require the written consent of other
persons and shall not be notified or limited-notified.

The following Restricted Discretionary activities shall not require the written
consent of other persons and shall not be notified or limited-notified:

Buildings.

Building Heights between 12m and 20m in the Business Mixed Use Zone in Queenstown.
The following Restricted Discretionary activities will not be publicly notified but
notice will be served on those persons considered to be adversely affected if those

persons have not given their written approval:

Setbacks and sunlight access — sites adjoining, or separated by a road from, a
Residential zone.
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RECOMMENDED CHANGES TO DEFINITIONS:

Building Supplier (Fhree-Parks-and-tndustrial-B-Zones) ( comment [AB32]: 344.10

means a business primarily engaged in selling goods for consumption or use in the construction,
modification, cladding, fixed decoration or outfitting of buildings and without limiting the generality
of this term, includes:

o glaziers;
e |ocksmiths; and
e suppliers of:

e awnings and window coverings;

e bathroom, toilet and sauna installations;

¢ electrical materials and plumbing supplies;

¢ heating, cooling and ventilation installations;

e kitchen and laundry installations, excluding standalone appliances;
e paint, varnish and wall coverings;

e permanent floor coverings;

e power tools and equipment;

¢ safes and security installations; and

e timber and building materials.

Trade Supplier

means _a business engaged in sales to businesses and institutional customers and may also

include sales to the general public, and wholly consists of suppliers of goods in one or more of the

following cateqories:

- automotive and marine suppliers;

- building suppliers;
- catering equipment suppliers;

- farming and agricultural suppliers;

- garden and patio suppliers;

-_hire services (except hire or loan of books, video, DVD and other similar home

entertainment items);

- industrial clothing and safety equipment suppliers; and

- office furniture, equipment and systems suppliers) [Comment [AB33]: 344.11
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SUBDIVISION AND DEVELOPMENT 27

Excerpts from the Subdivision and Development Chapter* (Chapter 27 of the PDP)

Subdivision Activities — District Wide Activity
status
27.5.6 All urban subdivision activities, unless otherwise stated, within the | RD

following zones:

1.

2.

> w

8.
9.

Low Density Residential Zones;

Medium Density Residential Zones;

High Density Residential Zones;

Town Centre Zones;

Arrowtown Residential Historic Management Zone;
Large Lot Residential Zones;

Local Shopping Centres;

Business Mixed Use Zones;

Queenstown Airport Mixed Use Zone.

Discretion is restricted to the following:

*

Lot sizes and dimensions in respect of internal roading design and
provision, relating to access and service easements for future
subdivision on adjoining land;

Subdivision design and layout of lots;
Property access and roading;
Esplanade provision;

On site measures to address the risk of natural and other hazards on
land within the subdivision;

Fire fighting water supply;

Water supply;

Stormwater design and disposal;
Sewage treatment and disposal;
Energy supply and telecommunications;
Open space and recreation; and
Ecological and natural values;

Historic Heritage;

Easements; and

Bird strike and navigational safety.

1 Subdivision and Development Hearing — Recommended Revised Chapter — Reply 26/08/2016




SUBDIVISION AND DEVELOPMENT 27

For the avoidance of doubt, where a site is governed by a structure plan,
spatial layout plan, or concept development plan that is identified in the
District Plan, subdivision activities shall be assessed in accordance with
Rule 27.7.1.

27.6 Rules - Standards for Subdivision Activities

27.6.1 No lots to be created by subdivision, including balance lots, shall have a net site area or
where specified, average, less than the minimum specified.

Zone Minimum Lot Area
Town Centres No minimum

Local Shopping No minimum
Centre

Business Mixed 200m?2

Use

Airport Mixed No minimum

Use
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Appendix 2 to the Section 42A report for Chapter 16 - Business Mixed Use

Original Point Further Submitter Lowest Clause Sumbitter Submission Summary Planner Transferred Issue Reference
No. Submission No Position Recommendation
70.2 Westwood Group Support Supports the proposed Business Mixed Use Zone , and suggests that it should also include the area from Boundary Accept in Part Transferred to the hearing on mapping
road to Robins road.
70.2 FS1059.9 Erna Spijkerbosch Support Support including Boundary Street to Robins Road as Business Mixed Use Zone. Accept in Part Transferred to the hearing on mapping
107.1 Barry Sarginson Other That the subject land comprising 5 adjoining sites at 30-46 Gorge Road, proposed to be zoned High Density Transferred to the hearing on mapping
Residential, is alternatively zoned Business Mixed Use in accordance with the Business Mixed Use Zone purpose.
136.1 Feldspar Capital Management Other Requests that the plan in this area, provides for lower cost, high density accommodation that would suit rentals Accept in Part Residential activities are provided for in both the Gorge
for working people from sectors such as construction and tourism. Residential accommodation in Gorge Rd, Road and Anderson Heights BMUZ. It is my view that the
Queenstown, has been provided for and | would suggest that Andersons Rd is a similar area of mixed use. Notified Version of the Zone Purpose already states this
intent, and no subsequent changes to the Purpose are
necessary. | note that the BMUZ does not speficially
require the development of low cost residential
developments, however it does encourage the
construction of apartments due to the building heights
223.18 Sam Gent Support Support Accept Issue Reference 5
238.6 NZIA Southern and Architecture + Women Southern Other Support in particular high quality urban design outcomes. council also has a role to play ensuring the streetscape Accept in Part Transferred to the hearing on mapping The mapping component of this submission has been
and natural features of the environment are exploited to achieve the best possible urban outcome. the potential deffered to the hearing on mapping. The remaining
of opening up Horne Creek to provide an urban interface between mixed use and the high density residential has elements of the submission are addressed in Issue 1.
not been explored. mixed use should operate both sides of road. should be mixed use on gorge road and
residential behind, potentially separated by creek. (see drawing)
238.6 FS1314.1 Bunnings Ltd Oppose Bunnings opposes the NZIA Southern submission (238.6 and 238.92) to the extent that it is inconsistent with Accept in Part Issue Reference 1
Bunnings’ submission. Bunnings also oppose any change in name for the Business Mixed Use zone.
238.6 FS1107.11 Man Street Properties Ltd Oppose The Submitter opposes this submission. Submission 238 will not promote or give effect to Part 2 of the Act. The Accept in Part Issue Reference 1
matters raised in the submission do not meet section 32 of the Act, and are not the most appropriate method for
achieving the objectives of the Proposed District Plan having regard to its efficiency and effectiveness, and taking
into account the casts and henefits
238.6 FS1226.11 Ngai Tahu Property Limited & Ngai Tahu Justice Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 1
Holdings Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.6 FS1234.11 Shotover Memorial Properties Limited & Horne Oppose States that submission 238 will not promote or give effect to Part 2 of the Act. Agrees that matters raised in the Accept in Part Issue Reference 1
Water Holdings Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.6 FS1239.11 Skyline Enterprises Limited & O'Connells Pavillion Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Issue Reference 1
Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.6 FS1241.11 Skyline Enterprises Limited & Accommodation and Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Issue Reference 1
Booking Agents submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.6 FS1242.34 Antony & Ruth Stokes Oppose The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.
238.6 FS1248.11 Trojan Holdings Limited & Beach Street Holdings Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 1
Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.6 FS1249.11 Tweed Development Limited Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 1
promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
252.11 HW Richardson Group Oppose HWRG opposes the proposed zoning for its Allied Concrete site at 105 Gorge Road, Queenstown as Business Transferred to the hearing on mapping The mapping component of the submission is tranferred
Mixed Use as depicted on Proposed Plan Map 32. Under the Business and Mixed Use zone the existing concrete to the hearing on mapping, and the requested
plant comprises a noncomplying activity. amendments to provisions are addressed in Issue 2
Re-zone the HWRG's site at 105 Gorge Road, Queenstown to a zone that provides for service and industrial
activities as permitted activities. In the alternative, amend the provisions of the Business and Mixed Use Zone to
provide for industrial and service activities as permitted activities. Where the provisions
of the Business and Mixed Use Zone are changed to provide for service and industrial activities as permitted
activities, then all necessary changes to the provisions should also be made to protect industrial activities in this
zone from reverse sensitivity effects.
3211 Coronet Property Investments Limited Support Supports zone change as it provides for the existing consented uses on 53 and 58 Gorge Road and any Accept in Part Issue Reference 5
conseauential changes.
321.1 FS1059.69 Erna Spijkerbosch Support Support Accept Issue Reference 5
321.7 Coronet Property Investments Limited Other Any consequential relief to give effect to the submission. Reject The submission relates to the activity status of buildings -
Issue Reference 4
344.4 Fletcher Distribution Ltd and Mico New Zealand Ltd Oppose That the High Density Residential portion of the Mico Queenstown site be rezoned to Business Mixed Use as Transferred to the hearing on mapping

shown on Planning Map 32.
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Appendix 2 to the Section 42A report for Chapter 16 - Business Mixed Use

Original Point Further Submitter Lowest Clause Sumbitter Submission Summary Planner Transferred Issue Reference
No. Submission No Position Recommendation

392.13 Erna Spijkerbosch Other Various decisions sought: Accept in Part Submissions on recession lines, notification of breaches
Support 16.5.1.1 - Recession line 35deg. to setbacks and sunlight access, and building heights:
Support 16.5.1.2 - 3m setback. Issue 3; Submissions on setbacks, coverage and 12m
Support 16.5.4 - 75%max coverage. heights are accepted; Submissions on visitor
Support 16.5.7.1(a) - 12m height limit. accommodation: Issue 2; submissions on landscaping:
Support 16.4.2 - Buildings should be Restricted Discretionary Activity. Issue 1
Oppose 16.4.4 - Visitor Accommodation as it is not consistent with the aim of increasing worker accommodation
stock near the town centre.
Oppose 16.5.7.1(b) - 20m height should only be allowed on the eastern side of Gorge Road.
Oppose 16.6.2 - buildings over 12m should be notified, unless on eastern side of Gorge Road.
Oppose 16.6.3 - residential neighbours should be contacted if breaches in setback or sunlight access are more
than minor.
Maximum 12m building height when adjacent to residential.
Allow 20-25m on eastern side of Gorge Road at very rear. Heights staggered down to 12m at street front
to preserve some 'openness' to the street.
Landscaping of 2m (for example) at street front to soften the appearance of tall buildings on either side.

392.13 FS1216.1 High Peaks Limited Oppose Oppose and reject the submission as this will weaken the purpose of the Business Mixed Use Zone, which seeks to Accept in Part Submissions on recession lines, notification of breaches
provide the regeneration of the Gorge Road area with an appropriate mix of compatible commercial and to setbacks and sunlight access, and building heights:
residential activities. Issue 3; Submissions on setbacks, coverage and 12m

heights are accepted; Submissions on visitor
accommodation: Issue 2; submissions on landscaping:
lcciin 1

392.13 FS1228.1 Ngai Tahu Property Limited Oppose Oppose and reject the submission as this will weaken the purpose of the Business Mixed Use Zone, which seeks to Accept in Part Submissions on recession lines, notification of breaches
provide the regeneration of the Gorge Road area with an appropriate mix of compatible commercial and to setbacks and sunlight access, and building heights:
residential activities. Issue 3; Submissions on setbacks, coverage and 12m

heights are accepted; Submissions on visitor
accommodation: Issue 2; submissions on landscaping:
lcciin 1

392.13 FS1238.1 Skyline Enterprises Limited Oppose Oppose and reject the submission as this will weaken the purpose of the Business Mixed Use Zone, which seeks to Accept in Part Submissions on recession lines, notification of breaches
provide the regeneration of the Gorge Road area with an appropriate mix of compatible commercial and to setbacks and sunlight access, and building heights:
residential activities. Issue 3; Submissions on setbacks, coverage and 12m

heights are accepted; Submissions on visitor
accommodation: Issue 2; submissions on landscaping:
lcciin 1

392.13 FS1246.1 Trojan Holdings Limited Oppose Oppose and reject the submission as this will weaken the purpose of the Business Mixed Use Zone, which seeks to Accept in Part Submissions on recession lines, notification of breaches
provide the regeneration of the Gorge Road area with an appropriate mix of compatible commercial and to setbacks and sunlight access, and building heights:
residential activities. Issue 3; Submissions on setbacks, coverage and 12m

heights are accepted; Submissions on visitor
accommodation: Issue 2; submissions on landscaping:
lcciin 1
392.13 FS1288.8 Pinewood Support Support submission Accept in Part Submissions on recession lines, notification of breaches
to setbacks and sunlight access, and building heights:
Issue 3; Submissions on setbacks, coverage and 12m
heights are accepted; Submissions on visitor
accommodation: Issue 2; submissions on landscaping:
lcciin 1
392.13 FS$1059.48 Erna Spijkerbosch Support Support Accept in Part Submissions on recession lines, notification of breaches
to setbacks and sunlight access, and building heights:
Issue 3; Submissions on setbacks, coverage and 12m
heights are accepted; Submissions on visitor
accommodation: Issue 2; submissions on landscaping:
lcciin 1
399.3 Peter and Margaret Arnott Oppose That the part of the submitters' land (legally described as Lot 1 DP 19932 and Section 129 Block 1 Shotover Survey Transferred to the hearing on mapping
District) shown on Planning Map 31a currently proposed to be zoned Rural General be rezoned Local Shopping
Centre and/or Business Zone
399.3 FS1270.60 Hansen Family Partnership Support Supports. Seeks the submission be allowed, subject to a consistent zoning regime being applied to the land north Transferred to the hearing on mapping
of and adjoining State Highway 6 between Hansen Road and Ferry Road.
399.3 FS1340.97 Queenstown Airport Corporation Oppose QAC opposes the proposed rezoning of this land and submits that it is counter to the land use Transferred to the hearing on mapping
management regime established under PC35. Rezoning the land would have potentially significant adverse effects
on QAC that have not been appropriately assessed in terms of section 32 of the Act.
542.1 G H & P J Hensman Other Supports the proposal to zone their properties at 2, 4, 6, and 8 Hylton Place Business Mixed Use, subject to the Accept in Part Issue Reference 5
changes requested in further submission points.
OR any consequential amendments to give effect to this submission.
545.1 High Peaks Limited Other Supports the proposal to zone their properties at 2, 4, 6, and 8 Hylton Place Business Mixed Use, subject to the Accept in Part Issue Reference 5
changes requested in further submission points.
OR any consequential amendments to give effect to this submission.
545.1 FS1059.80 Erna Spijkerbosch Support Support in part. However heights between 12-20 mts should not be processed without affected party approval. Reject Submissions on building heights: Issue 3; ; Submissions

Also there should be no Visitor Accommodation within the Mixed use Zone. This Zone is better suited to contain
residential worker accommodation as it is close to town. Gorge Road east side could have greater heights than
20mts and suggest stepped increase from Gorge Road to greater heights with a front yard setback. West side

Gargo Road chauld ho na mara than 12 mitc

on visitor accommodation: Issue 2
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Original Point Further Submitter Lowest Clause Sumbitter Submission Summary Planner Transferred Issue Reference
No. Submission No Position Recommendation
550.1 Ngai Tahu Property Limited Other Supports the proposal to zone their properties at 2, 4, 6, and 8 Hylton Place Business Mixed Use, subject to the Accept in Part Issue Reference 5
changes requested in further submission points.
OR any consequential amendments to give effect to this submission.
550.1 FS1059.84 Erna Spijkerbosch Support Support in part. However heights between 12-20 mts should not be processed without affected party approval. Reject Submissions on building heights: Issue 3; ; Submissions
Also there should be no Visitor Accommodation within the Mixed use Zone. This Zone is better suited to contain on visitor accommodation: Issue 2
residential worker accommodation as it is close to town. Gorge Road east side could have greater heights than
20mts and suggest stepped increase from Gorge Road to greater heights with a front yard setback. West side
Gorge Road chanld ha na mara than 12 mtc
556.1 Skyline Enterprises Limited Not Stated Confirmation of the BMUZ on the submitter’s land, subject to the modifications sought in the submission. Accept in Part Issue Reference 5
556.1 FS1059.92 Erna Spijkerbosch Support Support in part. However heights between 12-20 mts should not be processed without affected party approval. Reject Submissions on building heights: Issue 3; ; Submissions
Also there should be no Visitor Accommodation within the Mixed use Zone. This Zone is better suited to contain on visitor accommodation: Issue 2
residential worker accommodation as it is close to town. Gorge Road east side could have greater heights than
20mts and suggest stepped increase from Gorge Road to greater heights with a front yard setback. West side
Gorge Road chould he na mare than 12 mtc
556.10 Skyline Enterprises Limited Not Stated Any consequential amendments to give effect to the points made in the submission in relation to the BMUZ Accept in Part Issue Reference 5
591.1 Varina Propriety Limited Support Retain as notified. Accept in Part Issue Reference 5
591.1 FS1059.55 Erna Spijkerbosch Oppose No visitor accommodation should be allowed in the Business Mixed Use Zone. This area is best suited to worker Reject Issue Reference 2
accommodation and longer term apartment living close the town centre, therefore within walking distance of
workblaces.
634.1 Trojan Holdings Limited Not Stated Confirmation of the BMUZ on the submitter’s land, subject to the modifications sought in the submission. Accept in Part Issue Reference 5
634.1 FS1059.89 Erna Spijkerbosch Support Support but do not allow visitor accommodation Reject Issue Reference 2
634.10 Trojan Holdings Limited Not Stated Any consequential amendments to give effect to the points made in the submission in relation to the BMUZ Accept in Part Issue Reference 5
700.3 Ledge Properties Ltd and Edge Properties Ltd Not Stated Confirm all provisions not otherwise submitted on in Section 16 Accept in Part Issue Reference 5
704.1 Ross & Judith Young Family Trust Support Relief sought: Accept in Part Issue Reference 5
8. The Trust seeks the following relief:
Confirm the provisions and the zoning of the Business Mixed Use zone in Wanaka.
30.1 Julie Rogers 16.1Purpose Support Supports this change because there is a serious lack of accommodation and business development within this Accept Issue Reference 5
zone and within walking distance to town as manv people do not have transport.
102.1 PR Queenstown Ltd 16.1Purpose Support That the subject land comprising 5 adjoining sites at 30-46 Gorge Road, proposed to be zoned High Density Transferred to the hearing on mapping
Residential, is alternatively zoned Business Mixed Use in accordance with the Business Mixed Use Zone purpose.
102.1 FS1059.12 Erna Spijkerbosch 16.1Purpose Support Support Transferred to the hearing on mapping
102.1 FS1118.10 Robins Road Limited 16.1Purpose Support Seeks that the whole of the submissions be allowed. Even though the Robins Road and Huff Street High Density Transferred to the hearing on mapping
Residential Zone has not yet been notified these transitional areas should be considered along with, and in the
context of, the other nearby areas of similar character such as the southern end of Gorge Road.
102.2 PR Queenstown Ltd 16.1Purpose Support Support Accept Issue Reference 5
102.2 FS1059.13 Erna Spijkerbosch 16.1Purpose Support Support Accept Issue Reference 5
102.2 FS1118.11 Robins Road Limited 16.1Purpose Support Seeks that the whole of the submissions be allowed. Even though the Robins Road and Huff Street High Density Accept in Part Issue Reference 5
Residential Zone has not yet been notified these transitional areas should be considered along with, and in the
context of, the other nearby areas of similar character such as the southern end of Gorge Road.
103.1 Neki Patel 16.1Purpose Support That the subject land comprising 5 adjoining sites at 30-46 Gorge Road, proposed to be zoned High Density Transferred to the hearing on mapping
Residential, is alternatively zoned Business Mixed Use in accordance with the Business Mixed Use Zone purpose.
103.1 FS1059.14 Erna Spijkerbosch 16.1Purpose Support Support Transferred to the hearing on mapping
103.1 FS1118.14 Robins Road Limited 16.1Purpose Support Seeks that the whole of the submissions be allowed. Even though the Robins Road and Huff Street High Density Transferred to the hearing on mapping
Residential Zone has not yet been notified these transitional areas should be considered along with, and in the
context of, the other nearby areas of similar character such as the southern end of Gorge Road.
104.1 Hamish Munro 16.1Purpose Other That the subject land comprising 5 adjoining sites at 30-46 Gorge Road, proposed to be zoned High Density Transferred to the hearing on mapping
Residential, is alternatively zoned Business Mixed Use in accordance with the Business Mixed Use Zone purpose.
104.1 FS1059.15 Erna Spijkerbosch 16.1Purpose Support Support Transferred to the hearing on mapping
108.1 Clyde Macintrye 16.1Purpose Other That the subject land comprising 5 adjoining sites at 30-46 Gorge Road, proposed to be zoned High Density Transferred to the hearing on mapping
Residential, is alternatively zoned Business Mixed Use in accordance with the Business Mixed Use Zone purpose.
125.1 Kenneth Muir 16.1Purpose Support Change the Sugar Lane area from Low Density Residential to Business Mixed Use Zoning. Transferred to the hearing on mapping
125.1 FS1214.3 Z-Energy Ltd 16.1Purpose Support Supports that the properties along Sugar Lane be rezoned from Low Density Residential to a commercial zoning. Transferred to the hearing on mapping
125.1 FS1340.56 Queenstown Airport Corporation 16.1Purpose Oppose QAC is concerned rezoning requests that will result in the intensification of ASAN establishing within Transferred to the hearing on mapping

close proximity to Queenstown Airport. The proposed rezoning is a significant departure from the nature, scale
and intensity of ASAN development currently anticipated at this site and may potentially result in adverse effects
on QAC over the longer term. The proposed rezoning request should not be accepted.
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Original Point
No.

Further
Submission No

Submitter

Lowest Clause

Sumbitter
Position

Submission Summary

Planner
Recommendation

238.92

NZIA Southern and Architecture + Women Southern

16.1Purpose

Other

Supports in principle but needs additional/changed wording around natural features, Council responsibility to
manage street, does not support map as Considers that the potential of opening up Horne Creek to provide an
urban interface between mixed use and the high density residential has not been explored. Mixed use should
operate on both sides of road. Should be mixed use on gorge road and residential behind, potentially separated by
creek.

Council should prioritise undergrounding of power lines , wide footpaths and streetscape to facilitate and
showcase urban outcome required on Gorge road.

States that this is a new zone and we need to set a good precedence for mixed use by encouraging high design
standards and use of urban design panel.

Requests the Zone be called "Mixed Use" as opposed to "Business Mixed Use"

Requests the zone be extended as shown on Map 1 attached to the submission.

Transferred

Issue Reference

Accept in Part

Mapping component of the submission has been
deferred to the hearing on mapping. Refer to Issue 1
regarding Horne Creek component of submission. The
submissions relating to footpath widths and
undergrounding of lines are considered to be out of
scope. Refer to Issue 1 regarding the urban
design/quality of building design component of the
submission. The submission seeking renaming of the
zone is not supported, as the zone will evolve from being
a business zone to a mixed use zone and it is my view
that the name reflects this transition.

238.92

FS$1216.2

High Peaks Limited

16.1Purpose

Oppose

Oppose and reject the submission as this will weaken the purpose of the Business Mixed Use Zone, which seeks to
provide the regeneration of the Gorge Road area with an appropriate mix of compatible commercial and
residential activities.

Accept in Part

Mapping component of the submission has been
deferred to the hearing on mapping. Refer to Issue 1
regarding Horne Creek component of submission. The
submissions relating to footpath widths and
undergrounding of lines are considered to be out of
scope. Refer to Issue 1 regarding the urban
design/quality of building design component of the
submission. The submission seeking renaming of the
zone is not supported, as the zone will evolve from being
a business zone to a mixed use zone and it is my view
that the name reflects this transition.

238.92

FS$1228.2

Ngai Tahu Property Limited

16.1Purpose

Oppose

Oppose and reject the submission as this will weaken the purpose of the Business Mixed Use Zone, which seeks to
provide the regeneration of the Gorge Road area with an appropriate mix of compatible commercial and
residential activities.

Accept in Part

Mapping component of the submission has been
deferred to the hearing on mapping. Refer to Issue 1
regarding Horne Creek component of submission. The
submissions relating to footpath widths and
undergrounding of lines are considered to be out of
scope. Refer to Issue 1 regarding the urban
design/quality of building design component of the
submission. The submission seeking renaming of the
zone is not supported, as the zone will evolve from being
a business zone to a mixed use zone and it is my view
that the name reflects this transition.

238.92

FS1238.2

Skyline Enterprises Limited

16.1Purpose

Oppose

Oppose and reject the submission as this will weaken the purpose of the Business Mixed Use Zone, which seeks to
provide the regeneration of the Gorge Road area with an appropriate mix of compatible commercial and
residential activities.

Accept in Part

Mapping component of the submission has been
deferred to the hearing on mapping. Refer to Issue 1
regarding Horne Creek component of submission. The
submissions relating to footpath widths and
undergrounding of lines are considered to be out of
scope. Refer to Issue 1 regarding the urban
design/quality of building design component of the
submission. The submission seeking renaming of the
zone is not supported, as the zone will evolve from being
a business zone to a mixed use zone and it is my view
that the name reflects this transition.

238.92

FS$1246.2

Trojan Holdings Limited

16.1Purpose

Oppose

Oppose and reject the submission as this will weaken the purpose of the Business Mixed Use Zone, which seeks to
provide the regeneration of the Gorge Road area with an appropriate mix of compatible commercial and
residential activities.

Accept in Part

Mapping component of the submission has been
deferred to the hearing on mapping. Refer to Issue 1
regarding Horne Creek component of submission. The
submissions relating to footpath widths and
undergrounding of lines are considered to be out of
scope. Refer to Issue 1 regarding the urban
design/quality of building design component of the
submission. The submission seeking renaming of the
zone is not supported, as the zone will evolve from being
a business zone to a mixed use zone and it is my view
that the name reflects this transition.

238.92

FS1314.2

Bunnings Ltd

16.1Purpose

Oppose

Bunnings opposes the NZIA Southern submission (238.6 and 238.92) to the extent that it is inconsistent with
Bunnings’ submission. Bunnings also oppose any change in name for the Business Mixed Use zone.

Accept in Part

Mapping component of the submission has been
deferred to the hearing on mapping. Refer to Issue 1
regarding Horne Creek component of submission. The
submissions relating to footpath widths and
undergrounding of lines are considered to be out of
scope. Refer to Issue 1 regarding the urban
design/quality of building design component of the
submission. The submission seeking renaming of the
zone is not supported, as the zone will evolve from being
a business zone to a mixed use zone and it is my view
that the name reflects this transition.
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Planner

Recommendation

Transferred

Issue Reference

Accept in Part

Mapping component of the submission has been

deferred to the hearing on mapping. Refer to Issue 1
regarding Horne Creek component of submission. The

submissions relating to footpath widths and
undergrounding of lines are considered to be out of

scope. Refer to Issue 1 regarding the urban
design/quality of building design component of the
submission. The submission seeking renaming of the
zone is not supported, as the zone will evolve from being
a business zone to a mixed use zone and it is my view
that the name reflects this transition.

Accept in Part

Mapping component of the submission has been
deferred to the hearing on mapping. Refer to Issue 1
regarding Horne Creek component of submission. The
submissions relating to footpath widths and
undergrounding of lines are considered to be out of
scope. Refer to Issue 1 regarding the urban
design/quality of building design component of the
submission. The submission seeking renaming of the
zone is not supported, as the zone will evolve from being
a business zone to a mixed use zone and it is my view
that the name reflects this transition.

Accept in Part

Mapping component of the submission has been
deferred to the hearing on mapping. Refer to Issue 1
regarding Horne Creek component of submission. The
submissions relating to footpath widths and
undergrounding of lines are considered to be out of
scope. Refer to Issue 1 regarding the urban
design/quality of building design component of the
submission. The submission seeking renaming of the
zone is not supported, as the zone will evolve from being
a business zone to a mixed use zone and it is my view
that the name reflects this transition.

Accept in Part

Mapping component of the submission has been
deferred to the hearing on mapping. Refer to Issue 1
regarding Horne Creek component of submission. The
submissions relating to footpath widths and
undergrounding of lines are considered to be out of
scope. Refer to Issue 1 regarding the urban
design/quality of building design component of the
submission. The submission seeking renaming of the
zone is not supported, as the zone will evolve from being
a business zone to a mixed use zone and it is my view
that the name reflects this transition.

Accept in Part

Mapping component of the submission has been
deferred to the hearing on mapping. Refer to Issue 1
regarding Horne Creek component of submission. The
submissions relating to footpath widths and
undergrounding of lines are considered to be out of
scope. Refer to Issue 1 regarding the urban
design/quality of building design component of the
submission. The submission seeking renaming of the
zone is not supported, as the zone will evolve from being
a business zone to a mixed use zone and it is my view
that the name reflects this transition.

Original Point Further Submitter Lowest Clause Sumbitter Submission Summary
No. Submission No Position
238.92 FS1107.97 Man Street Properties Ltd 16.1Purpose Oppose The Submitter opposes this submission. Submission 238 will not promote or give effect to Part 2 of the Act. The
matters raised in the submission do not meet section 32 of the Act, and are not the most appropriate method for
achieving the objectives of the Proposed District Plan having regard to its efficiency and effectiveness, and taking
into account the costs and benefits.
238.92 FS1226.97 Ngai Tahu Property Limited & Ngai Tahu Justice 16.1Purpose Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not
Holdings Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.92 FS1234.97 Shotover Memorial Properties Limited & Horne 16.1Purpose Oppose States that submission 238 will not promote or give effect to Part 2 of the Act. Agrees that matters raised in the
Water Holdings Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.92 FS1239.97 Skyline Enterprises Limited & O'Connells Pavillion 16.1Purpose Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the
Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.92 FS1241.97 Skyline Enterprises Limited & Accommodation and |16.1Purpose Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the
Booking Agents submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.92 FS1248.97 Trojan Holdings Limited & Beach Street Holdings 16.1Purpose Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not
Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.

Accept in Part

Mapping component of the submission has been
deferred to the hearing on mapping. Refer to Issue 1
regarding Horne Creek component of submission. The

submissions relating to footpath widths and
undergrounding of lines are considered to be out of

scope. Refer to Issue 1 regarding the urban
design/quality of building design component of the
submission. The submission seeking renaming of the
zone is not supported, as the zone will evolve from being
a business zone to a mixed use zone and it is my view

that the name reflects this transition.

Page 5 of 18



Appendix 2 to the Section 42A report for Chapter 16 - Business Mixed Use

Original Point Further Submitter Lowest Clause Sumbitter Submission Summary Planner Transferred Issue Reference
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238.92 FS1249.97 Tweed Development Limited 16.1Purpose Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Mapping component of the submission has been
promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of deferred to the hearing on mapping. Refer to Issue 1
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having regarding Horne Creek component of submission. The
regard to its efficiency and effectiveness, and taking into account the costs and benefits. submissions relating to footpath widths and
undergrounding of lines are considered to be out of
scope. Refer to Issue 1 regarding the urban
design/quality of building design component of the
submission. The submission seeking renaming of the
zone is not supported, as the zone will evolve from being
a business zone to a mixed use zone and it is my view
that the name reflects this transition.
238.92 FS1242.120 Antony & Ruth Stokes 16.1Purpose Oppose The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.
3929 Erna Spijkerbosch 16.1Purpose Support Support Accept Issue Reference 5
392.9 FS1288.7 Pinewood 16.1Purpose Support Support submission Accept Issue Reference 5
392.9 FS1059.44 Erna Spijkerbosch 16.1Purpose Support Support Accept Issue Reference 5
392.9 FS1059.45 Erna Spijkerbosch 16.1Purpose Support Support Accept Issue Reference 5
556.3 Skyline Enterprises Limited 16.1Purpose Not Stated Agrees with the overarching purpose of the BMUZ, as this zoning structure will allow the regeneration of the Accept Issue Reference 5
commercial area along Gorge Road with an appropriate mix of compatible commercial and residential activities.
634.3 Trojan Holdings Limited 16.1Purpose Not Stated Agrees with the overarching purpose of the BMUZ, as this zoning structure will allow the regeneration of the Accept Issue Reference 2 & 5
commercial area along Gorge Road with an appropriate mix of compatible commercial and residential activities.
634.3 FS1059.90 Erna Spijkerbosch 16.1Purpose Support No visitor accommodation should be allowed in the Business Mixed Use Zone. This area is best suited to worker Reject Issue Reference 2
accommodation and longer term apartment living close the town centre, therefore within walking distance of
workblaces
556.4 Skyline Enterprises Limited 16.20bjectives and Policies Not Stated Support in part the stated goals within Objectives 16.2.1 and 16.2.2 (and supporting policies) in terms of providing Accept in Part Issue Reference 1,2 &5
a compatible mix of activities and a high aualitv design outcomes for the BMUZ
634.4 Trojan Holdings Limited 16.20bjectives and Policies Not Stated Support in part the stated goals within Objectives 16.2.1 and 16.2.2 (and supporting policies) in terms of providing Accept Issue Reference 1,2 &5
a compatible mix of activities and a high aualitv design outcomes for the BMUZ
237.1 Central Land Holdings Limited 16.2.10bjective 1 Support Supports objective 16.2.1. Accept Issue Reference 5
238.94 NZIA Southern and Architecture + Women Southern |16.2.10bjective 1 Other Supports with additional wording. Reject Issue Reference 1
16.2.1 Objective
An area comprising a high intensity mix of compatible residential , visitor accommodation and non -residential
activities is enabled within a high quality urban environment.
238.94 FS1314.3 Bunnings Ltd 16.2.10bjective 1 Oppose Bunnings opposes the NZIA Southern submission (238.94) to the extent that it is inconsistent with Bunnings’ Accept Issue Reference 1
submission.
238.94 FS1107.99 Man Street Properties Ltd 16.2.10bjective 1 Oppose The Submitter opposes this submission. Submission 238 will not promote or give effect to Part 2 of the Act. The Accept in Part Issue Reference 1
matters raised in the submission do not meet section 32 of the Act, and are not the most appropriate method for
achieving the objectives of the Proposed District Plan having regard to its efficiency and effectiveness, and taking
into account the casts and henefits
238.94 FS1226.99 Ngai Tahu Property Limited & Ngai Tahu Justice 16.2.10bjective 1 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 1
Holdings Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.94 FS1234.99 Shotover Memorial Properties Limited & Horne 16.2.10bjective 1 Oppose States that submission 238 will not promote or give effect to Part 2 of the Act. Agrees that matters raised in the Accept in Part Issue Reference 1
Water Holdings Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.94 FS1239.99 Skyline Enterprises Limited & O'Connells Pavillion 16.2.10bjective 1 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Issue Reference 1
Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.94 FS1241.99 Skyline Enterprises Limited & Accommodation and [16.2.10bjective 1 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Issue Reference 1
Booking Agents submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.94 FS1248.99 Trojan Holdings Limited & Beach Street Holdings 16.2.10bjective 1 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 1
Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.94 FS1249.99 Tweed Development Limited 16.2.10bjective 1 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 1
promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.94 FS1242.122 Antony & Ruth Stokes 16.2.10bjective 1 Oppose The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained
380.56 Villa delLago 16.2.10bjective 1 Support Support Accept Issue Reference 1 & 5
392.10 Erna Spijkerbosch 16.2.10bjective 1 Other Do not allow visitor accommodation in the Business Mixed Use Zone. Reject Issue Reference 2
392.11 Erna Spijkerbosch 16.2.10bjective 1 Support Support Accept Issue Reference 5
392.11 FS1059.46 Erna Spijkerbosch 16.2.10bjective 1 Support Support Accept Issue Reference 5
392.12 Erna Spijkerbosch 16.2.10bjective 1 Support Supports everything except provision for visitor accommodation. Accept in Part Issue Reference 5
392.12 FS1059.47 Erna Spijkerbosch 16.2.10bjective 1 Support Support Accept Issue Reference 5
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Original Point Further Submitter Lowest Clause Sumbitter Submission Summary Planner Transferred Issue Reference
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746.2 Bunnings Limited 16.2.10bjective 1 Not Stated Introduce a new policy as 16.2.1.10 of the Business Mixed Use Zone to read as follows: Accept in Part Issue Reference 1
“16.2.1.10 Ensure that the operational and functional requirements of non-residential activities are recognised
and provided for.”
238.95 NZIA Southern and Architecture + Women Southern |16.2.1.2 Support supports the provision Accept Issue Reference 5
238.95 FS1107.100 Man Street Properties Ltd 16.2.1.2 Oppose The Submitter opposes this submission. Submission 238 will not promote or give effect to Part 2 of the Act. The Reject Issue Reference 5
matters raised in the submission do not meet section 32 of the Act, and are not the most appropriate method for
achieving the objectives of the Proposed District Plan having regard to its efficiency and effectiveness, and taking
into account the casts and henefits
238.95 FS1226.100 Ngai Tahu Property Limited & Ngai Tahu Justice 16.2.1.2 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Reject Issue Reference 5
Holdings Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.95 FS1234.100 Shotover Memorial Properties Limited & Horne 16.2.1.2 Oppose States that submission 238 will not promote or give effect to Part 2 of the Act. Agrees that matters raised in the Reject Issue Reference 5
Water Holdings Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.95 FS1239.100 Skyline Enterprises Limited & O'Connells Pavillion 16.2.1.2 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Reject Issue Reference 5
Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.95 FS1241.100 Skyline Enterprises Limited & Accommodation and |16.2.1.2 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Reject Issue Reference 5
Booking Agents submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.95 FS1242.123 Antony & Ruth Stokes 16.2.1.2 Oppose The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.
238.95 FS1248.100 Trojan Holdings Limited & Beach Street Holdings 16.2.1.2 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Reject Issue Reference 5
Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.95 FS1249.100 Tweed Development Limited 16.2.1.2 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Reject Issue Reference 5
promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.96 NZIA Southern and Architecture + Women Southern |16.2.1.3 Other Support with additional wording: Accept in Part Issue Reference 1
16.2.1.3 Avoid activities that have noxious ,offensive or undesirable qualities from locating within the business-
mixed use zone to ensure that epprepriatetevels-of-amenity-are-maintained a high quality urban environment is
maintained.
238.96 FS1314.5 Bunnings Ltd 16.2.1.3 Oppose Bunnings opposes the NZIA Southern submission to the extent that it is inconsistent with Bunnings’ submission. Reject Issue Reference 1
238.96 FS1107.101 Man Street Properties Ltd 16.2.1.3 Oppose The Submitter opposes this submission. Submission 238 will not promote or give effect to Part 2 of the Act. The Reject Issue Reference 1
matters raised in the submission do not meet section 32 of the Act, and are not the most appropriate method for
achieving the objectives of the Proposed District Plan having regard to its efficiency and effectiveness, and taking
into account the costs and benefits
238.96 FS1226.101 Ngai Tahu Property Limited & Ngai Tahu Justice 16.2.1.3 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Reject Issue Reference 1
Holdings Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.96 FS1234.101 Shotover Memorial Properties Limited & Horne 16.2.1.3 Oppose States that submission 238 will not promote or give effect to Part 2 of the Act. Agrees that matters raised in the Reject Issue Reference 1
Water Holdings Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.96 FS1239.101 Skyline Enterprises Limited & O'Connells Pavillion 16.2.1.3 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Reject Issue Reference 1
Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.96 FS1241.101 Skyline Enterprises Limited & Accommodation and |[16.2.1.3 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Reject Issue Reference 1
Booking Agents submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.96 FS1242.124 Antony & Ruth Stokes 16.2.1.3 Oppose The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.
238.96 FS1248.101 Trojan Holdings Limited & Beach Street Holdings 16.2.1.3 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Reject Issue Reference 1
Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.96 FS1249.101 Tweed Development Limited 16.2.1.3 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Reject Issue Reference 1
promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.97 NZIA Southern and Architecture + Women Southern |16.2.1.4 Oppose Does not support. Seeks that 16.2.1.4 is deleted and reworded to state: Accept in Part Issue Reference 1

16.2.1.4 A high level of amenity will be achieved by creating an interesting vibrant street life by bringing together a

diverse range of people and activities.
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No. Submission No Position Recommendation
238.97 FS1314.4 Bunnings Ltd 16.2.1.4 Oppose Bunnings opposes the NZIA Southern submission to the extent that it is inconsistent with Bunnings’ submission. Reject Issue Reference 1
238.97 FS1107.102 Man Street Properties Ltd 16.2.1.4 Oppose The Submitter opposes this submission. Submission 238 will not promote or give effect to Part 2 of the Act. The Reject Issue Reference 1
matters raised in the submission do not meet section 32 of the Act, and are not the most appropriate method for
achieving the objectives of the Proposed District Plan having regard to its efficiency and effectiveness, and taking
into account the casts and benefits
238.97 FS1226.102 Ngai Tahu Property Limited & Ngai Tahu Justice 16.2.1.4 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Reject Issue Reference 1
Holdings Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.97 FS1234.102 Shotover Memorial Properties Limited & Horne 16.2.1.4 Oppose States that submission 238 will not promote or give effect to Part 2 of the Act. Agrees that matters raised in the Reject Issue Reference 1
Water Holdings Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.97 FS$1239.102 Skyline Enterprises Limited & O'Connells Pavillion 16.2.1.4 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Reject Issue Reference 1
Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.97 FS1241.102 Skyline Enterprises Limited & Accommodation and |[16.2.1.4 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Reject Issue Reference 1
Booking Agents submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.97 FS1242.125 Antony & Ruth Stokes 16.2.1.4 Oppose The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.
238.97 FS1248.102 Trojan Holdings Limited & Beach Street Holdings 16.2.1.4 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Reject Issue Reference 1
Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.97 FS1249.102 Tweed Development Limited 16.2.1.4 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Reject Issue Reference 1
promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
700.1 Ledge Properties Ltd and Edge Properties Ltd 16.2.1.4 Not Stated Amend as follows: Accept in Part Issue Reference 1
Residential and visitor accommodation activities of a nature consistent with a mixed use environment are
enabled, “- RO ‘::‘: Ad Refe H De-a-10 e evero .““ oA ‘:“ . oResade+to
o . for-
700.1 FS1059.68 Erna Spijkerbosch 16.2.1.4 Oppose No visitor accommodation should be allowed in the Business Mixed Use Zone. This area is best suited to worker Reject Issue Reference 2
accommodation and longer term apartment living close the town centre, therefore within walking distance of
workplaces
700.1 FS1314.11 Bunnings Ltd 16.2.1.4 Oppose Bunnings opposes this submission to the extent that it is inconsistent with Bunnings’ submission. Reject Issue Reference 1
238.98 NZIA Southern and Architecture + Women Southern |16.2.1.5 Other Support with rewording. Accept in Part Issue Reference 2
16.2.1.5
For sites fronting Gorge road (and other main streets) avoid residential activities on the ground floor.
238.98 FS1059.86 Erna Spijkerbosch 16.2.1.5 Support Support Accept in Part Issue Reference 2
238.98 FS1107.103 Man Street Properties Ltd 16.2.1.5 Oppose The Submitter opposes this submission. Submission 238 will not promote or give effect to Part 2 of the Act. The Accept in Part Issue Reference 2
matters raised in the submission do not meet section 32 of the Act, and are not the most appropriate method for
achieving the objectives of the Proposed District Plan having regard to its efficiency and effectiveness, and taking
into account the costs and benefits
238.98 FS1226.103 Ngai Tahu Property Limited & Ngai Tahu Justice 16.2.1.5 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 2
Holdings Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.98 FS1234.103 Shotover Memorial Properties Limited & Horne 16.2.1.5 Oppose States that submission 238 will not promote or give effect to Part 2 of the Act. Agrees that matters raised in the Accept in Part Issue Reference 2
Water Holdings Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.98 FS1239.103 Skyline Enterprises Limited & O'Connells Pavillion 16.2.1.5 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Issue Reference 2
Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.98 FS1241.103 Skyline Enterprises Limited & Accommodation and |[16.2.1.5 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Issue Reference 2
Booking Agents submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.98 FS1242.126 Antony & Ruth Stokes 16.2.1.5 Oppose The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.
238.98 FS1248.103 Trojan Holdings Limited & Beach Street Holdings 16.2.1.5 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 2
Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.98 FS1249.103 Tweed Development Limited 16.2.1.5 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 2

promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
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238.99 NZIA Southern and Architecture + Women Southern |16.2.1.6 Support Supports this provision Accept Issue Reference 5
238.99 FS1107.104 Man Street Properties Ltd 16.2.1.6 Oppose The Submitter opposes this submission. Submission 238 will not promote or give effect to Part 2 of the Act. The Reject Issue Reference 5
matters raised in the submission do not meet section 32 of the Act, and are not the most appropriate method for
achieving the objectives of the Proposed District Plan having regard to its efficiency and effectiveness, and taking
into account the casts and benefits
238.99 FS1226.104 Ngai Tahu Property Limited & Ngai Tahu Justice 16.2.1.6 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Reject Issue Reference 5
Holdings Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.99 FS1234.104 Shotover Memorial Properties Limited & Horne 16.2.1.6 Oppose States that submission 238 will not promote or give effect to Part 2 of the Act. Agrees that matters raised in the Reject Issue Reference 5
Water Holdings Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.99 FS1239.104 Skyline Enterprises Limited & O'Connells Pavillion 16.2.1.6 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Reject Issue Reference 5
Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.99 FS1241.104 Skyline Enterprises Limited & Accommodation and [16.2.1.6 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Reject Issue Reference 5
Booking Agents submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.99 FS1242.127 Antony & Ruth Stokes 16.2.1.6 Oppose The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.
238.99 FS1248.104 Trojan Holdings Limited & Beach Street Holdings 16.2.1.6 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Reject Issue Reference 5
Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.99 FS1249.104 Tweed Development Limited 16.2.1.6 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Reject Issue Reference 5
promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.100 NZIA Southern and Architecture + Women Southern |16.2.1.7 Other Support with additions. Requests that requirements should be spelled out. Set out noise thresholds. Reject Issue Reference 5
238.100 FS1107.105 Man Street Properties Ltd 16.2.1.7 Oppose The Submitter opposes this submission. Submission 238 will not promote or give effect to Part 2 of the Act. The Accept in Part Issue Reference 5
matters raised in the submission do not meet section 32 of the Act, and are not the most appropriate method for
achieving the objectives of the Proposed District Plan having regard to its efficiency and effectiveness, and taking
into account the casts and henefits
238.100 FS1226.105 Ngai Tahu Property Limited & Ngai Tahu Justice 16.2.1.7 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 5
Holdings Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.100 FS$1234.105 Shotover Memorial Properties Limited & Horne 16.2.1.7 Oppose States that submission 238 will not promote or give effect to Part 2 of the Act. Agrees that matters raised in the Accept in Part Issue Reference 5
Water Holdings Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.100 FS1239.105 Skyline Enterprises Limited & O'Connells Pavillion 16.2.1.7 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Issue Reference 5
Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.100 FS$1241.105 Skyline Enterprises Limited & Accommodation and |16.2.1.7 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Issue Reference 5
Booking Agents submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.100 FS1242.128 Antony & Ruth Stokes 16.2.1.7 Oppose The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.
238.100 FS$1248.105 Trojan Holdings Limited & Beach Street Holdings 16.2.1.7 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 5
Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.100 FS1249.105 Tweed Development Limited 16.2.1.7 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 5
promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.101 NZIA Southern and Architecture + Women Southern |16.2.1.8 Other Support with deletions/additions. States that night sky is largely irrelevant in gorge road- but good lighting is an Accept in Part Out of scope outside TLA/DP function The partof the submission that relates to the

important priority for safety.
16.2.1.8
Ensure that the undergrounding of overhead wires is a priority in gorge road to enable a successful streetscape to

evolve.

Ensure that the location and direction of street lights does not cause significant glare to other properties -roa€s-
and public places. and promote lighting design that mitigates adverse effects on the night sky, and provide a safe
well lit environment for pedestrians.

undergrounding of wires in considered to be out of scope
of the District Plan, and is discussed in Issue 1. The part
of the submission that relates to glare is considered in
Issue 5.
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238.101 FS1059.87 Erna Spijkerbosch 16.2.1.8 Support Support Accept in Part Out of scope outside TLA/DP function The partof the submission that relates to the
undergrounding of wires in considered to be out of scope
of the District Plan, and is discussed in Issue 1. The part
of the submission that relates to glare is considered in
leciio §

238.101 FS1107.106 Man Street Properties Ltd 16.2.1.8 Oppose The Submitter opposes this submission. Submission 238 will not promote or give effect to Part 2 of the Act. The Accept in Part Out of scope outside TLA/DP function The partof the submission that relates to the
matters raised in the submission do not meet section 32 of the Act, and are not the most appropriate method for undergrounding of wires in considered to be out of scope
achieving the objectives of the Proposed District Plan having regard to its efficiency and effectiveness, and taking of the District Plan, and is discussed in Issue 1. The part
into account the costs and benefits. of the submission that relates to glare is considered in

lssiin &

238.101 FS1226.106 Ngai Tahu Property Limited & Ngai Tahu Justice 16.2.1.8 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Out of scope outside TLA/DP function The partof the submission that relates to the

Holdings Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of undergrounding of wires in considered to be out of scope
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having of the District Plan. The part of the submission that
regard to its efficiency and effectiveness, and taking into account the costs and benefits. relates to glare is considetred in Issue 5.
238.101 FS1234.106 Shotover Memorial Properties Limited & Horne 16.2.1.8 Oppose States that submission 238 will not promote or give effect to Part 2 of the Act. Agrees that matters raised in the Accept in Part Out of scope outside TLA/DP function The partof the submission that relates to the
Water Holdings Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives. undergrounding of wires in considered to be out of scope
of the District Plan, and is discussed in Issue 1. The part
of the submission that relates to glare is considered in
lssiin &
238.101 FS1239.106 Skyline Enterprises Limited & O'Connells Pavillion 16.2.1.8 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Out of scope outside TLA/DP function The partof the submission that relates to the
Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives. undergrounding of wires in considered to be out of scope
of the District Plan, and is discussed in Issue 1. The part
of the submission that relates to glare is considered in
leccio B
238.101 FS1241.106 Skyline Enterprises Limited & Accommodation and [16.2.1.8 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Out of scope outside TLA/DP function The partof the submission that relates to the
Booking Agents submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives. undergrounding of wires in considered to be out of scope
of the District Plan, and is discussed in Issue 1. The part
of the submission that relates to glare is considered in
lsciin &

238.101 FS1242.129 Antony & Ruth Stokes 16.2.1.8 Oppose The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

238.101 FS1248.106 Trojan Holdings Limited & Beach Street Holdings 16.2.1.8 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Out of scope outside TLA/DP function The partof the submission that relates to the

Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of undergrounding of wires in considered to be out of scope
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having of the District Plan, and is discussed in Issue 1. The part
regard to its efficiency and effectiveness, and taking into account the costs and benefits. of the submission that relates to glare is considered in

lsciin &

238.101 FS$1249.106 Tweed Development Limited 16.2.1.8 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Out of scope outside TLA/DP function The partof the submission that relates to the
promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of undergrounding of wires in considered to be out of scope
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having of the District Plan, and is discussed in Issue 1. The part
regard to its efficiency and effectiveness, and taking into account the costs and benefits. of the submission that relates to glare is considered in

lssie §
238.102 NZIA Southern and Architecture + Women Southern |16.2.1.9 Other supports in part. suggested rewording as below: Accept in Part Issue Reference 3
Ensure that outdoor storage areas are appropriately located and screened to limit any adverse visual effects end-

238.102 FS1107.107 Man Street Properties Ltd 16.2.1.9 Oppose The Submitter opposes this submission. Submission 238 will not promote or give effect to Part 2 of the Act. The Accept in Part Issue Reference 3
matters raised in the submission do not meet section 32 of the Act, and are not the most appropriate method for
achieving the objectives of the Proposed District Plan having regard to its efficiency and effectiveness, and taking
into account the costs and benefits

238.102 FS1226.107 Ngai Tahu Property Limited & Ngai Tahu Justice 16.2.1.9 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 3

Holdings Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.

238.102 FS$1234.107 Shotover Memorial Properties Limited & Horne 16.2.1.9 Oppose States that submission 238 will not promote or give effect to Part 2 of the Act. Agrees that matters raised in the Accept in Part Issue Reference 3

Water Holdings Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.

238.102 FS1239.107 Skyline Enterprises Limited & O'Connells Pavillion 16.2.1.9 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Issue Reference 3

Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.

238.102 FS1241.107 Skyline Enterprises Limited & Accommodation and [16.2.1.9 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Issue Reference 3

Booking Agents submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.

238.102 FS1242.130 Antony & Ruth Stokes 16.2.1.9 Oppose The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

238.102 FS1248.107 Trojan Holdings Limited & Beach Street Holdings 16.2.1.9 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 3

Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.

238.102 FS1249.107 Tweed Development Limited 16.2.1.9 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 3

promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
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Appendix 2 to the Section 42A report for Chapter 16 - Business Mixed Use

Original Point Further Submitter Lowest Clause Sumbitter Submission Summary Planner Transferred Issue Reference
No. Submission No Position Recommendation
238.103 NZIA Southern and Architecture + Women Southern |16.2.20bjective 2 Other Support in part. Suggests that there ought to be an incentive to use the urban design panel to achieve the higher Accept Issue Reference 1
densities and heights proposed.
One solution could be to have restricted discretionary if goes to urban design panel, Fully discretionary if it
doesn't.
Suggested rewording as below:
16.2.2
New development achieves high quality building and urban design outcomes that minimise adverse effects on
adjoining neighbours and public spaces
238.103 FS1314.6 Bunnings Ltd 16.2.20bjective 2 Oppose Bunnings opposes the NZIA Southern submission to the extent that it is inconsistent with Bunnings’ submission. Reject Issue Reference 1
238.103 FS1107.108 Man Street Properties Ltd 16.2.20bjective 2 Oppose The Submitter opposes this submission. Submission 238 will not promote or give effect to Part 2 of the Act. The Reject Issue Reference 1
matters raised in the submission do not meet section 32 of the Act, and are not the most appropriate method for
achieving the objectives of the Proposed District Plan having regard to its efficiency and effectiveness, and taking
into account the casts and benefits
238.103 FS1226.108 Ngai Tahu Property Limited & Ngai Tahu Justice 16.2.20bjective 2 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Reject Issue Reference 1
Holdings Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.103 FS1234.108 Shotover Memorial Properties Limited & Horne 16.2.20bjective 2 Oppose States that submission 238 will not promote or give effect to Part 2 of the Act. Agrees that matters raised in the Reject Issue Reference 1
Water Holdings Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.103 FS1239.108 Skyline Enterprises Limited & O'Connells Pavillion 16.2.20bjective 2 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Reject Issue Reference 1
Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.103 FS1241.108 Skyline Enterprises Limited & Accommodation and [16.2.20bjective 2 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Reject Issue Reference 1
Booking Agents submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.103 FS1242.131 Antony & Ruth Stokes 16.2.20bjective 2 Oppose The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.
238.103 FS1248.108 Trojan Holdings Limited & Beach Street Holdings 16.2.20bjective 2 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Reject Issue Reference 1
Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.103 FS1249.108 Tweed Development Limited 16.2.20bjective 2 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Reject Issue Reference 1
promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.104 NZIA Southern and Architecture + Women Southern |16.2.20bjective 2 Other Add further bullet point. Need to encourage use of urban design panel. Reject Issue Reference 1
16.2.2.8 the urban Design Panel will be used to assess and encourage high quality building and urban design
outcomes.
238.104 FS1314.7 Bunnings Ltd 16.2.20bjective 2 Oppose Bunnings opposes the NZIA Southern submission to the extent that it is inconsistent with Bunnings’ submission. Accept in Part Issue Reference 1
238.104 FS1107.109 Man Street Properties Ltd 16.2.20bjective 2 Oppose The Submitter opposes this submission. Submission 238 will not promote or give effect to Part 2 of the Act. The Accept in Part Issue Reference 1
matters raised in the submission do not meet section 32 of the Act, and are not the most appropriate method for
achieving the objectives of the Proposed District Plan having regard to its efficiency and effectiveness, and taking
into account the costs and benefits
238.104 FS1226.109 Ngai Tahu Property Limited & Ngai Tahu Justice 16.2.20bjective 2 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 1
Holdings Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.104 FS1234.109 Shotover Memorial Properties Limited & Horne 16.2.20bjective 2 Oppose States that submission 238 will not promote or give effect to Part 2 of the Act. Agrees that matters raised in the Accept in Part Issue Reference 1
Water Holdings Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.104 FS1239.109 Skyline Enterprises Limited & O'Connells Pavillion 16.2.20bjective 2 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Issue Reference 1
Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.104 FS1241.109 Skyline Enterprises Limited & Accommodation and [16.2.20bjective 2 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Issue Reference 1
Booking Agents submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.104 FS1242.132 Antony & Ruth Stokes 16.2.20bjective 2 Oppose The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.
238.104 FS1248.109 Trojan Holdings Limited & Beach Street Holdings 16.2.20bjective 2 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 1

Limited

promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
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Appendix 2 to the Section 42A report for Chapter 16 - Business Mixed Use

Original Point Further Submitter Lowest Clause Sumbitter Submission Summary Planner Transferred Issue Reference
No. Submission No Position Recommendation
238.104 FS1249.109 Tweed Development Limited 16.2.20bjective 2 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 1
promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
380.57 Villa delLago 16.2.20bjective 2 Support Support Accept in Part Issue reference 1
321.2 Coronet Property Investments Limited 16.2.2.7 Support Supports the provision for an increase in height limits subject to high design quality Accept in Part Issue Reference 3
321.2 FS1059.70 Erna Spijkerbosch 16.2.2.7 Support Support Accept in Part Issue Reference 3
30.2 Julie Rogers 16.4 Rules - Activities Support Support Accept in Part Issue Reference 1 & 3
237.2 Central Land Holdings Limited 16.4 Rules - Activities Support Supports the Rules in section 16.4. Accept in Part Issue Reference 1 & 3
238.105 NZIA Southern and Architecture + Women Southern |16.4 Rules - Activities Other Supports in part. States there is insufficient detail about urban design outcomes, outdoor space requirements etc. Accept in Part Issue Reference 1
Feels use of urban design panel should be encouraged as a restricted discretionary activity, otherwise this is a fully
discretionary activity. Very concerned about removal of all assessment matters.
Requests the following:
eInclude outdoor living requirements.
ePromote use of urban design panel.
eConsideration of Horne Creek where fronting Horne creek , view shafts etc. Council needs to take responsibility
for streetscape and show desired walkways and linkages, consideration of opening up Horne Creek.
238.105 FS1314.8 Bunnings Ltd 16.4 Rules - Activities Oppose Bunnings opposes the NZIA Southern submission to the extent that it is inconsistent with Bunnings’ submission. Accept in Part Issue Reference 1
238.105 FS1059.88 Erna Spijkerbosch 16.4 Rules - Activities Oppose Much of Horne Creek is through private property, so difficult to open up to public. Accept in Part Issue Reference 1
238.105 FS1107.110 Man Street Properties Ltd 16.4 Rules - Activities Oppose The Submitter opposes this submission. Submission 238 will not promote or give effect to Part 2 of the Act. The Accept in Part Issue Reference 1
matters raised in the submission do not meet section 32 of the Act, and are not the most appropriate method for
achieving the objectives of the Proposed District Plan having regard to its efficiency and effectiveness, and taking
inta account the cacste and henefits
238.105 FS1226.110 Ngai Tahu Property Limited & Ngai Tahu Justice 16.4 Rules - Activities Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 1
Holdings Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.105 FS1234.110 Shotover Memorial Properties Limited & Horne 16.4 Rules - Activities Oppose States that submission 238 will not promote or give effect to Part 2 of the Act. Agrees that matters raised in the Accept in Part Issue Reference 1
Water Holdings Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.105 FS1239.110 Skyline Enterprises Limited & O'Connells Pavillion 16.4 Rules - Activities Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Issue Reference 1
Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.105 FS1241.110 Skyline Enterprises Limited & Accommodation and |16.4 Rules - Activities Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Issue Reference 1
Booking Agents submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.105 FS1242.133 Antony & Ruth Stokes 16.4 Rules - Activities Oppose The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.
238.105 FS1248.110 Trojan Holdings Limited & Beach Street Holdings 16.4 Rules - Activities Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 1
Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.105 FS1249.110 Tweed Development Limited 16.4 Rules - Activities Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 1
promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
746.1 Bunnings Limited 16.4.1 Not Stated Retain Rule 16.4.1; Accept Issue Reference 5
238.106 NZIA Southern and Architecture + Women Southern |16.4.2 Other Support with additional info and assessment criteria. Accept in Part Issue Reference 1
Requests the following:
eInclude outdoor living requirements.
ePromote use of urban design panel.
eConsideration of Horne Creek where fronting Horne creek , view shafts etc. Council needs to take responsibility
for streetscape and show desired walkways and linkages, consideration of opening up Horne Creek.
238.106 FS1107.111 Man Street Properties Ltd 16.4.2 Oppose The Submitter opposes this submission. Submission 238 will not promote or give effect to Part 2 of the Act. The Accept in Part Issue Reference 1
matters raised in the submission do not meet section 32 of the Act, and are not the most appropriate method for
achieving the objectives of the Proposed District Plan having regard to its efficiency and effectiveness, and taking
into account the casts and henefits
238.106 FS1226.111 Ngai Tahu Property Limited & Ngai Tahu Justice 16.4.2 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 1
Holdings Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.106 FS1234.111 Shotover Memorial Properties Limited & Horne 16.4.2 Oppose States that submission 238 will not promote or give effect to Part 2 of the Act. Agrees that matters raised in the Accept in Part Issue Reference 1

Water Holdings Limited

submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
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Appendix 2 to the Section 42A report for Chapter 16 - Business Mixed Use

Original Point
No.

Further
Submission No

Submitter

Lowest Clause

Sumbitter
Position

Submission Summary

Planner
Recommendation

238.106

FS1239.111

Skyline Enterprises Limited & O'Connells Pavillion
Limited

16.4.2

Oppose

Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the
submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.

Transferred

Issue Reference

Accept in Part

Issue Reference 1

238.106

F$1241.111

Skyline Enterprises Limited & Accommodation and
Booking Agents

16.4.2

Oppose

Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the
submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.

Accept in Part

238.106

FS1242.134

Antony & Ruth Stokes

16.4.2

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

Issue Reference 1

238.106

FS$1248.111

Trojan Holdings Limited & Beach Street Holdings
Limited

16.4.2

Oppose

The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not
promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.

Accept in Part

Issue Reference 1

238.106

FS1249.111

Tweed Development Limited

16.4.2

Oppose

The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not
promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.

Accept in Part

Issue Reference 1

3213

Coronet Property Investments Limited

16.4.2

Oppose

Amend the activity status relating to the establishment of and alteration to buildings from Restricted Discretionary
to Controlled.

Reject

Issue Reference 4

321.3

FS$1059.71

Erna Spijkerbosch

16.4.2

Support

Support

Reject

Issue Reference 4

344.6

Fletcher Distribution Ltd and Mico New Zealand Ltd

16.4.2

Oppose

That any new, or expansions to existing, buildings for building or trade suppliers up to 1000m2 GFA is a controlled
activity.

Reject

Issue Reference 4

344.6

FS$1059.59

Erna Spijkerbosch

16.4.2

Support

Support

Reject

Issue Reference 4

542.2

GH & P J Hensman

16.4.2

Not Stated

The activity status for buildings should be controlled, rather than restricted discretionary, with the same matters
of control listed in rule 16.4.2.
OR any consequential amendments to give effect to this submission.

Reject

Issue Reference 4

545.2

High Peaks Limited

16.4.2

Not Stated

The activity status for buildings should be controlled, rather than restricted discretionary, with the same matters
of control listed in rule 16.4.2.
OR any consequential amendments to give effect to this submission.

Reject

Issue Reference 4

545.2

FS$1059.81

Erna Spijkerbosch

16.4.2

Support

Support in part. However heights between 12-20 mts should not be processed without affected party approval.
Also there should be no Visitor Accommodation within the Mixed use Zone. This Zone is better suited to contain
residential worker accommodation as it is close to town. Gorge Road east side could have greater heights than
20mts and suggest stepped increase from Gorge Road to greater heights with a front yard setback. West side

Garga Road chanld ha na mara than 12 mtc

Reject

Issue Reference 2 & 3

550.2

Ngai Tahu Property Limited

16.4.2

Not Stated

The activity status for buildings should be controlled, rather than restricted discretionary, with the same matters
of control listed in rule 16.4.2.
OR any consequential amendments to give effect to this submission.

Reject

Issue Reference 4

556.7

Skyline Enterprises Limited

16.4.2

Not Stated

Buildings should be classified as Controlled Activities (with the same matters of control listed in Rule 16.4.2).

Reject

Issue Reference 4

634.7

Trojan Holdings Limited

16.4.2

Not Stated

Buildings should be classified as Controlled Activities (with the same matters of control listed in Rule 16.4.2).

Reject

Issue Reference 4

700.2

Ledge Properties Ltd and Edge Properties Ltd

16.4.2

Not Stated

Amend as follows:

Buildings

*Discretion is restricted to consideration of all of the following: external appearance, materials, signage
platform, lighting, and impact on the street, end-neatural-hazards to ensure that:

e The design of the building blends well with and contributes to an integrated built form;

e The external appearance of the building is sympathetic to the surrounding natural and built environment;

e The detail of the facade is sympathetic to other buildings in the vicinity, having regard to; building

materials, glazing treatment, symmetry, external appearance, vertical and horizontal emphasis and storage;

* Where residential units are proposed as part of a development, the extent to which open space is provided on

site either through private open space or communal open space, or a combination thereof; and
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Or in the alternative amendments which will ensure that only significant natural hazards that can reasonably be
managed are subject to resource consent scrutiny.

Accept in Part

Issue Reference 4

746.3

Bunnings Limited

16.4.2

Not Stated

De-tune the urban design related matters for restricted discretion on all proposed buildings in this zone (Rule
16.4.2) to allow for a flexible built form for non-residential activities:

Reject

Issue Reference 1

542.3

G H & P J Hensman

16.4.4

Not Stated

The activity status for visitor accommodation should be controlled, rather than discretionary, with the same
matters of control listed in rule 16.4.4.
OR any consequential amendments to give effect to this submission.

Accept

Issue Reference 2

545.3

High Peaks Limited

16.4.4

Not Stated

The activity status for visitor accommodation should be controlled, rather than discretionary, with the same
matters of control listed in rule 16.4.4.
OR any consequential amendments to give effect to this submission.

Accept

Issue Reference 2
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Original Point Further Submitter Lowest Clause Sumbitter Submission Summary Planner Transferred Issue Reference
No. Submission No Position Recommendation
545.3 FS1059.82 Erna Spijkerbosch 16.4.4 Support Support in part. However heights between 12-20 mts should not be processed without affected party approval. Reject Issue Reference 2
Also there should be no Visitor Accommodation within the Mixed use Zone. This Zone is better suited to contain
residential worker accommodation as it is close to town. Gorge Road east side could have greater heights than
20mts and suggest stepped increase from Gorge Road to greater heights with a front yard setback. West side
Gorge Road chonld he na mara than 19 mtc
550.3 Ngai Tahu Property Limited 16.4.4 Not Stated The activity status for visitor accommodation should be controlled, rather than discretionary, with the same Accept Issue Reference 2
matters of control listed in rule 16.4.4.
OR any consequential amendments to give effect to this submission.
556.8 Skyline Enterprises Limited 16.4.4 Not Stated Visitor accommodation should be classified as a Controlled Activity (with the same matters of control listed in Accept Issue Reference 2
Rule 16.4.4).
571.20 Totally Tourism Limited 16.4.4 Other Subject to compliance with all Business Mixed Use Zone provisions, Visitor accommodation should be classified as Accept Issue Reference 2
a Controlled Activity (with the same matters of control as are currently listed in proposed Rule 16.4.4); and such
further or consequential or alternative amendments necessary to give effect to this submission.
634.8 Trojan Holdings Limited 16.4.4 Not Stated Visitor accommodation should be classified as a Controlled Activity (with the same matters of control listed in Accept Issue Reference 2
Rule 16.4.4).
634.8 FS1059.91 Erna Spijkerbosch 16.4.4 Oppose No visitor accommodation should be allowed in the Business Mixed Use Zone. This area is best suited to worker Reject Issue Reference 2
accommodation and longer term apartment living close the town centre, therefore within walking distance of
workplaces.
1366.20 Moraine Creek Limited 16.4.4 Other Support in part. Supports the purpose of Business Mixed Use Zone but requests that subject to compliance with Accept Issue Reference 2
all Business Mixed Use Zone provisions, Visitor Accommodation be classified as a Controlled Activity (with the
same matters of control asin 16.4.4)
746.4 Bunnings Limited 16.4.6 Not Stated EITHER: Reject Issue Reference 4
Delete Rule 16.4.6 requiring specific assessment for Warehousing, Storage & Lock-up Facilities (including vehicle
storage) and Trade Suppliers activities;
OR
Amend Rule 16.4.6 to read as follows:
“Warehousing, Storage & Lock-up Facilities (including vehicle storage) and Frade-Suppliers-Building Suppliers
*Discretion is restricted to consideration of all of the following:
¢ The impact of buildings on the streetscape and neighbouring residential properties in terms of dominance
impacts from large, utilitarian buildings;
¢ The provision, location and screening of access, parking and traffic generation; and
¢ Landscaping.”
556.5 Skyline Enterprises Limited 16.5 Rules - Standards Not Stated Support in part Rule 16.5.1.2 (setbacks), Rule 16.5.4 (building coverage of 75%), Rule 16.5.7.1(a) (12m height Accept in Part Issue Reference 3 & 5
limit), and Rule 16.5.7.2(b) (height between 12m and 20m as a Restricted Discretionary activity).
634.5 Trojan Holdings Limited 16.5 Rules - Standards Not Stated Support in part Rule 16.5.1.2 (setbacks), Rule 16.5.4 (building coverage of 75%), Rule 16.5.7.1(a) (12m height Accept in Part Issue Reference 3 & 5
limit), and Rule 16.5.7.2(b) (height between 12m and 20m as a Restricted Discretionary activity).
542.4 G H & P J Hensman 16.5.1 Not Stated The recession line should be 45 degrees inclined towards the site from points 3m above the nearest residential Reject Issue Reference 4
zone boundary.
OR any consequential amendments to give effect to this submission.
545.4 High Peaks Limited 16.5.1 Not Stated The recession line should be 45 degrees inclined towards the site from points 3m above the nearest residential Reject Issue Reference 4
zone boundary.
OR any consequential amendments to give effect to this submission.
550.4 Ngai Tahu Property Limited 16.5.1 Not Stated The recession line should be 45 degrees inclined towards the site from points 3m above the nearest residential Reject Issue Reference 4
zone boundary.
OR any consequential amendments to give effect to this submission.
556.9 Skyline Enterprises Limited 16.5.1.1 Not Stated The recession line should be 45° inclined towards the site from points 3 m above the nearest residential zone Reject Issue Reference 4
boundary.
634.9 Trojan Holdings Limited 16.5.1.1 Not Stated The recession line should be 45° inclined towards the site from points 3 m above the nearest residential zone Reject Issue Reference 4
boundary.
344.7 Fletcher Distribution Ltd and Mico New Zealand Ltd |16.5.1.2 Support Retain standard 16.5.1.2 Accept Issue Reference 5
344.7 FS1059.60 Erna Spijkerbosch 16.5.1.2 Support Support Accept Issue Reference 5
238.107 NZIA Southern and Architecture + Women Southern [16.5.3 Other Support in part with additions. Supports non residential activities at ground floor only apart from stairwells etc. Accept in Part Issue Reference 1 &3
Questions how to judge effects on surrounding building and activities. Promotes use of urban design panel.
Requests the following:
eInclude outdoor living requirements.
ePromote use of urban design panel.
eConsideration of Horne Creek where fronting Horne creek , view shafts etc. Council needs to take responsibility
for streetscape and show desired walkways and linkages, consideration of opening up Horne Creek.
238.107 FS1107.112 Man Street Properties Ltd 16.5.3 Oppose The Submitter opposes this submission. Submission 238 will not promote or give effect to Part 2 of the Act. The Accept in Part Issue Reference 1 &3

matters raised in the submission do not meet section 32 of the Act, and are not the most appropriate method for
achieving the objectives of the Proposed District Plan having regard to its efficiency and effectiveness, and taking
inta account the caste and henefits
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Original Point Further Submitter Lowest Clause Sumbitter Submission Summary Planner Transferred Issue Reference
No. Submission No Position Recommendation
238.107 FS1226.112 Ngai Tahu Property Limited & Ngai Tahu Justice 16.5.3 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 1 &3
Holdings Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.107 FS1234.112 Shotover Memorial Properties Limited & Horne 16.5.3 Oppose States that submission 238 will not promote or give effect to Part 2 of the Act. Agrees that matters raised in the Accept in Part Issue Reference 1 &3
Water Holdings Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.107 FS$1239.112 Skyline Enterprises Limited & O'Connells Pavillion 16.5.3 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Issue Reference 1 &3
Limited submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.107 FS1241.112 Skyline Enterprises Limited & Accommodation and [16.5.3 Oppose Agrees that submission 238 will not promote or give effect to Part 2 of the Act. States that matters raised in the Accept in Part Issue Reference 1 &3
Booking Agents submission do not meet section 32 of the Act. are not the most appropriate method for achieving the objectives.
238.107 FS1242.135 Antony & Ruth Stokes 16.5.3 Oppose The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.
238.107 FS1248.112 Trojan Holdings Limited & Beach Street Holdings 16.5.3 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 1 &3
Limited promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
238.107 FS$1249.112 Tweed Development Limited 16.5.3 Oppose The submitter opposes this submission . Alerts that the submission and matters sought in it will therefore not Accept in Part Issue Reference 1 &3
promote or give effect to Part 2 of the Act. States that matters raised in the submission do not meet section 32 of
the Act. are not the most appropriate method for achieving the objectives of the Proposed District Plan having
regard to its efficiency and effectiveness, and taking into account the costs and benefits.
344.8 Fletcher Distribution Ltd and Mico New Zealand Ltd |16.5.4 Support Retain standard 16.5.4. Accept Issue Reference 5
344.8 FS1059.61 Erna Spijkerbosch 16.5.4 Support Support Accept Issue Reference 5
344.9 Fletcher Distribution Ltd and Mico New Zealand Ltd |16.5.7 Support Retain standard 16.5.7. Accept in Part Issue Reference 4
FS1059.62 Erna Spijkerbosch 16.5.7 Support Support Accept in Part Issue Reference 4
321.4 Coronet Property Investments Limited 16.5.7.1 Support Supports the rule. Accept in Part Issue Reference 4
488.3 Schist Holdings Limited and Bnzl Properties Limited |[16.5.7.1 Not Stated Amend Rule 16.5.7.1 by adding the words “(Gorge Road)” after the word “Queenstown”. Transferred to the hearing on mapping
Amend Rule 16.5.7.1 by adding a new standard “16.5.7.2 Queenstown (Glenda Drive) a. Up to 8m - Permitted b.
Up to 10m — Restricted Discretionary.”
488.3 FS1340.29 Queenstown Airport Corporation 16.5.7.1 Oppose QAC opposes the changes to this rule. The proposed height restrictions would be redundant in light of Transferred to the hearing on mapping
QAC’s Airport Approach and Protection Measures designation which lies at between 8 to 11m over this site.
30.3 Julie Rogers 16.6 Non-Notification of Support Support. This will speed up the process for being able to create more accommodation within this zone. Accept Issue Reference 5
Applications
392.14 Erna Spijkerbosch 16.6 Non-Notification of Support Support Accept Issue Reference 5
Applications
392.14 FS1288.9 Pinewood 16.6 Non-Notification of Support Support submission Accept Issue Reference 5
Applications
392.14 FS$1059.49 Erna Spijkerbosch 16.6 Non-Notification of Support Support Accept Issue Reference 5
Applications
556.6 Skyline Enterprises Limited 16.6 Non-Notification of Not Stated Support in part Rules 16.6.2 and 16.6.3 regarding public notification Accept Issue Reference 5
Applications
634.6 Trojan Holdings Limited 16.6 Non-Notification of Not Stated Support in part Rules 16.6.2 and 16.6.3 regarding public notification Accept Issue Reference 5
Applications
3215 Coronet Property Investments Limited 16.6.2 Support Supports the processing of applications of buildings and for building height on non-notified basis Accept Issue Reference 5
3215 FS$1059.72 Erna Spijkerbosch 16.6.2 Support Support in part. Applications for building heights should be non-notifiable EXCEPT where adjacent to residential Reject Issue Reference 3
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Original Point Further Submitter Lowest Clause Sumbitter Submission Summary Planner Transferred Issue Reference
No. Submission No Position Recommendation
Definitions
344.10 Sam Flewellen 2.2 Definitions Oppose Amend the definition of Building Supplier as follows: Accept Issue Reference 4
Building Supplier {FhreeParks-andndustrialB-Zenes} [...]
344.10 FS1314.9 Bunnings Ltd 2.2 Definitions Support Bunnings support this submission in that is consistent with the Bunnings submission. Accept Issue Reference 4
344.11 Sam Flewellen 2.2 Definitions Oppose Insert new definition for 'trade supplier' as follows: Accept Issue Reference 4
Trade Supplier
means a business engaged in sales to businesses and institutional customers and may also include sales to the
general public, and wholly consists of suppliers of goods in one or more of the following categories:
- automotive and marine suppliers;
- building suppliers;
- catering equipment suppliers;
- farming and agricultural suppliers;
- garden and patio suppliers;
- hire services (except hire or loan of books, video, DVD and other similar home entertainment items);
- industrial clothing and safety equipment suppliers; and
- office furniture, equipment and systems suppliers.
344.11 FS1164.1 Shotover Park Limited 2.2 Definitions Support Supports for the reasons stated in SPL's primary submission. Accept Issue Reference 4
344.11 FS1314.10 Bunnings Ltd 2.2 Definitions Oppose Bunnings opposes this submission to the extent that it is inconsistent with Bunnings’ submission. Reject Issue Reference 4
746.5 Bunnings Limited 2.2 Definitions Not Stated Amend the definition for Building Supplier to read: Accept in Part Issue Reference 4
Building Supplier {Fhree-Parks-and-tndustrial-B-Zenes)y
Means a business primarily engaged in selling goods for consumption or use in the construction, modification,
cladding, fixed decoration or outfitting of buildings and without limiting the generality of this term, includes:
o glaziers;
¢ locksmiths; and
e suppliers of:
¢ awnings and window coverings;
® ...
e timber and building materials; and
¢ garden and patio supplies”
746.6 Bunnings Limited 2.2 Definitions Not Stated Amend the definition of “Commercial Activity”, “Retail Activity” and “Large Format Retail” to specifically exclude Reject Issue Reference 4
“Building Supplier” as follows:
... and excludes Building Supplier”
746.6 FS1164.13 Shotover Park Limited 2.2 Definitions Support Supports that the suggested amendment (to exclude building supplier from commercial, retail and LFR) recognises Reject Issue Reference 4

that such activities have different effects and land requirements.
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Original Point
No.

Further
Submission No

Submitter

Lowest Clause

Sumbitter
Position

Submission Summary

Planner
Recommendation

Transferred

Issue Reference

Transferred Points

630.5

DowntownQT

Support

DowntownQT wants to encourage additional residential accommodation close to where residents work and play.

DTQT therefore supports the change Allowing Business Mixed Use Zoning along Gorge Road.

Accept

Issue Reference 5

630.5

FS1043.12

Grand Lakes Management Limited

Oppose

GLML oppose Downtown QT submission as they seek to increase the proposed Entertainment Precinct

significantly and also provide more permissive provisions for outdoor entertainment and hospitality activities until

12am within the Precinct. GLML oppose this submission as the increased noise levels and extension to the
Entertainment Precinct has the potentially to adversely affect the operation of the Sofitel Hotel.

Reject

Further submission point is not relevant to the BMUZ

238.3

FS1242.31

Antony & Ruth Stokes

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.83

FS$1242.111

Antony & Ruth Stokes

6.1 Purpose

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.84

FS1242.112

Antony & Ruth Stokes

6.2 Values

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.85

FS$1242.113

Antony & Ruth Stokes

6.3 Objectives and Policies

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.86

FS1242.114

Antony & Ruth Stokes

6.3.1.10

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.47

FS$1242.75

Antony & Ruth Stokes

7.1 Zone Purpose

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.48

FS1242.76

Antony & Ruth Stokes

7.2.5 Objective 5

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.49

FS$1242.77

Antony & Ruth Stokes

7.2.7 Objective 7

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.50

FS1242.78

Antony & Ruth Stokes

7.4.10

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.52

FS$1242.80

Antony & Ruth Stokes

7.4.10

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.51

FS1242.79

Antony & Ruth Stokes

7.5.1.4

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.53

FS1242.81

Antony & Ruth Stokes

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.54

FS1242.82

Antony & Ruth Stokes

7.5.9

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.55

FS$1242.83

Antony & Ruth Stokes

7.5.10

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.56

FS1242.84

Antony & Ruth Stokes

7.5.11

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.41

FS1242.69

Antony & Ruth Stokes

8.2.1 Objective 1

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.46

FS$1242.74

Antony & Ruth Stokes

8.5.6.2

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.44

FS1242.72

Antony & Ruth Stokes

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.45

FS$1242.73

Antony & Ruth Stokes

8.5.10

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.57

FS1242.85

Antony & Ruth Stokes

9.1 Zone Purpose

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.58

FS$1242.86

Antony & Ruth Stokes

9.2.2 Objective 2

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.59

FS1242.87

Antony & Ruth Stokes

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping

238.62

FS$1242.90

Antony & Ruth Stokes

9.5.2

Oppose

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone
(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.

Transferred to the hearing on mapping
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Original Point Further Submitter Lowest Clause Sumbitter Submission Summary Planner Transferred Issue Reference
No. Submission No Position Recommendation

The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping

238.60 FS1242.88 Antony & Ruth Stokes 9.5.4 Oppose (submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.
The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping

238.63 FS1242.91 Antony & Ruth Stokes 9.5.6 Oppose (submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being
retained.
The submitter seeks submission be disallowed as it relates to the expansion of the Business Mixed Use Zone Transferred to the hearing on mapping

238.61 FS1242.89 Antony & Ruth Stokes 9.5.8 Oppose

(submission point 238.93) with the High Density Residential Zone on the northern side of Henry Street being

retained.
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Section 32 Evaluation Report: Business Mixed Use Zone
(formerly the Business Zone)

1. Strategic Context

Section 32(1)(a) of the Resource Management Act 1991 requires that a Section 32 evaluation report must
examine the extent to which the proposed objectives are the most appropriate way to achieve the purpose of
the Act.

The purpose of the Act demands an integrated planning approach and direction:

5 Purpose

(1) The purpose of this Act is to promote the sustainable management of natural and physical
resources.

(2) In this Act, sustainable management means managing the use, development, and protection

of natural and physical resources in a way, or at a rate, which enables people and
communities to provide for their social, economic, and cultural well-being and for their health
and safety while—

€) sustaining the potential of natural and physical resources (excluding minerals) to
meet the reasonably foreseeable needs of future generations; and

(b) safeguarding the life-supporting capacity of air, water, soil, and ecosystems; and

(© avoiding, remedying, or mitigating any adverse effects of activities on the

environment.

2. Regional Planning Documents

The District Plan must give effect to the operative RPS and must have regard to any proposed RPS.

The operative RPS contains a number of objectives and policies that are relevant to this review, namely
objectives 9.4.1 to 9.4.3 and policies 9.5.1 to 9.5.5 (inclusive). The proposed plan change provisions are
consistent with, and give effect to, these RPS provisions.

The Otago Regional Council [‘ORC”] is currently in the process of reviewing the RPS 1998. In May 2014 the
ORC published and consulted on the RPS ‘Otago’s future: Issues and Options Document, 2014’
(www.orc.govt.nz). The proposed RPS was released for formal public notification on the 23 May 2015 and
also contains a number of objectives and policies that are relevant, namely objectives 3.6 to 3.8 (incl.) & 4.3,
and policies 3.6.6, 3.7.1to 3.7.4 (incl.), 3.8.1, 4.3.3 & 4.3.4.

3. Resource Management Issues

The operative District Plan anticipates that the Business Zone will continue to function as a focal point for
light industrial, commercial recreation, storage and retailing. This review of the operative provisions seeks to
address a number of key issues (detailed below), whilst also strengthening the existing policy framework by
providing more targeted objectives and policies, and increasing the overall legibility of the Plan.

The resource management issues set out in this section have been identified from the following sources (see
Section 10 of this report for a full set of references and weblinks):

e Business Zones Capacity Report prepared by McDermott Miller Strategies Limited

e Peer review of Business Zones Capacity Report by Dr Phil McDermott

e Community consultation, Council workshops and a meeting of the Council’s Resource Management
Focus Group

e Relevant legislative changes enacted since the Plan became operative



The key issues are:

e Development controls currently guide the appropriate height, bulk, location and density of buildings
without sufficient consideration of the management of appropriate urban design methods to achieve
greater amenity throughout the Zone, to continue to encourage a diverse built form.

e Current development controls are very restrictive, limiting the available uses of the land within the
operative zoning regime.

e Providing for a diverse range of new development that expands on the established uses within the
zone and introducing residential activities to assist with addressing issues with housing supply,
affordability, and diversity. This enables higher intensity and compatible land uses, and contributes
to more diverse and well-located housing options. In addition, a greater variety of development
options increases the economic resilience and adaptability of these business areas. In reflecting the
required change to the operative policy framework to address this issue, it is proposed to rename the
zone Business Mixed Use.

e Placing stricter limits on activities that are more appropriate for industrial areas would further clarify
the purpose of this Zone and create a clearer distinction between it and the Industrial Zones.

e Providing support and enhancing the functionality and future strength of the Queenstown and
Wanaka Town Centre Zones through enabling services that complement, enable and support the
town centres.

e Addressing natural hazards in a consistent manner by including hazards in the matters for discretion
for buildings. This is particularly important for the Gorge Road area, which is subject to known
natural hazards. This approach would give effect to the District-wide natural hazards policies
contained in Chapter 23, which would be referenced within the Business Mixed Use Zone provisions.
For instances where risk from natural hazards cannot be avoided, managed or mitigated to
appropriate levels, providing a restricted discretionary activity status for buildings would enable any
such proposal to be declined.

4. Purpose and Options

The overarching purpose of the Business Mixed Use Zone is to enable a variety of activities to occur that
contribute to economic growth of the area, whilst ensuring that the activities established are compatible, and
do not detract from the vitality of the Queenstown and Wanaka Town Centres or the established amenity of
nearby residential zones.

Strategic Directions
The following goals and objectives from the Strategic Directions chapter of the draft District Plan are relevant
to this assessment:

Goal 1: To develop a prosperous, resilient and sustainable economy

Obijective 2: To recognise, develop and sustain the key local service and employment
functions served by commercial centres and industrial areas outside of the Queenstown and
Wanaka central business areas

Goal 2: Strategic and integrated management of urban growth
Obijective 1: To ensure urban development occurs in a logical manner:

e fo promote a compact and integrated urban form; [...]

Obijective 2: To manage development in areas affected by natural hazards.




Goal 3: A quality built environment taking into account the character of individual
communities

Objective 1: To achieve a built environment that ensures our urban areas are desirable
places to live, work and play

Goal 4: The protection of our natural environment and ecosystems

Obijective 8: To respond positively to Climate Change

Goal 6: To enable a safe and healthy community that is strong, diverse and inclusive for all
people

Obijective 2: To ensure a mix of housing opportunities

Determining the most appropriate methods to resolve the issues highlighted for the operative Business Zone
will enable the Plan to give effect to relevant parts of the Strategic Directions chapter, and ultimately meet
the purpose of the Act.

As required by s32(1)(b) RMA, the following section considers various broad options considered to address
the issues, and makes recommendations as to the most appropriate course of action in each case.

Broad Options considered (see Table 1, below)

Option 1 is to retain the current provisions (objectives, policies and rules) as they stand. This will allow for
the familiarity of users to remain but would not address the resource management issues that were identified
through monitoring.

Option 2 provisions to be examined in light of the issues highlighted through monitoring. Would result in all
provisions being critically assessed, with many of the current provisions likely to be retained and improved,
and provisions to be structured and articulated in a clearer manner than the status quo.

Option 3 (Recommended) requires the provisions to be completely overhauled. Given the range of issues
highlighted above, this option is considered necessary. It would enable consideration to be given to shifting
the focus of the zone to a mixed-use regime by encouraging a mix of compatible uses, and establishing
clearer distinctions from landuses enabled in the Industrial zones.



Table 1 — Broad options considered

Option 1:
Status quo/ No change

Option 2:

Comprehensive review — likely result in many
existing provisions being retained and
improved

Option 3: (Recommended)
Comprehensive Review — overhaul existing
provisions

Costs e Would fail to fulfil Council’s statutory obligation | ¢ Has costs associated with going through the | ¢ Has costs associated with going through the
to review the Plan every ten years. District Plan Review process (but this is District Plan Review process (but this is
required by legislation). required by legislation).
e Would not provide a thorough assessment of
the operative Plan provisions.
Benefits | ¢ No costs resulting from the District Plan | ¢ Enables provisions to be articulated in a format | « Would fulfii Council's statutory obligation to
Review Process. that is more legible, and provides greater review the Plan every ten years.
clarity, than the status quo.
¢ Rewriting the chapter enables the opportunity
e Enables the operative policy framework to be to provide a more targeted zoning regime by
critically assessed and strengthened. further clarifying the intent of the zone.
e Would fulfil Council’s statutory obligation to | e Enables consideration of additional housing
review the Plan every ten years. options by providing for  mixed-use
development. This acknowledges the strategic
location of the zone in close proximity to the
Queenstown and Wanaka town centres and
established residential areas.
¢ Enables provisions to be better articulated in a
format that is more legible and provides greater
clarity than the status quo.
e Enables the operative policy framework to be
critically assessed and strengthened.
¢ Provides the opportunity for natural hazards to
be treated in a more consistent manner
throughout the Plan.
Ranking 3 2 1




5. Scale and Significance Evaluation

The level of detailed analysis undertaken for the evaluation of the proposed objectives and provisions has
been determined by an assessment of the scale and significance of the implementation of the proposed
provisions in the chapter. In making this assessment, regard has been had to the following, namely whether

the objectives and provisions:

Result in a significant variance from the existing baseline.

Have effects on matters of national importance.

Adversely affect those with specific interests, i.e., Tangata Whenua.

Involve effects that have been considered implicitly or explicitly by higher order documents.
Impose increased costs or restrictions on individuals, communities or businesses.

6. Evaluation of proposed Objectives S32 (1) (a)

Objective

Appropriateness

Objective 16.2.1:

An area comprising a high intensity
mix of compatible residential and
non-residential activities is enabled.

Sets a clear desire for a range of activities to be enabled, while
acknowledging that appropriate limits must be placed on the types
of activities. This seeks to ensure that a mix of uses occurs without
any one use being inappropriately compromised by the effects of
another.

Complements the role of Queenstown and Wanaka town centres in
providing for the social and economic wellbeing (s5(2)RMA) of the
community and seeking to providing opportunities to achieve a
more robust and diverse economy.

The Zone is located in areas that predominantly have existing
commercial uses, but are adjoined by residential zones. Enabling a
mix of uses to occur within the Zone acknowledges this setting, and
reinforces the distinction between the Business Mixed Use Zone
and the Industrial Zones (to be reviewed in Stage 2 of the District
Plan Review).

The Zone is located within walking distance of the Queenstown and
Wanaka Town Centres, and seeks to create opportunities for
people to live closer services, amenities and places of employment,
thereby reducing reliance on private vehicles.

Enabling mixed use development makes a positive contribution to
increasing the diversity of housing options enabled by the District
Plan, and creates opportunities for additional housing supply. As
the demographic profile of the community continues to change, it is
expected that the market for smaller flats and apartments with good
access to services and amenities will continue to grow. In addition,
there is evidence that overcrowding is a growing issue in the
District, especially in Queenstown. The Southern DHB have
expressed significant concerns in terms of the public health
implications of this overcrowding. In particular, such overcrowding
fosters greater ease of transmission of infectious disease. Not only
is this considered to be intrinsically problematic in terms of health
and wellbeing, it can also impact on productivity.

Enabling higher intensity development in these areas is consistent
with the proposed District Plan’s approach to enabling
intensification in and around Town Centres.




Objective

Appropriateness

Objective 16.2.2:

New development achieves high
guality design outcomes that
minimises adverse effects on
adjoining residential areas.

This objective sets a high bar for the design of new development to
contribute to achieving appropriate levels of amenity within the
Zone, and limiting effects on the amenity of nearby residential
areas. This seeks to give effect to ss7(c) & (f) of the RMA. In doing
this, it also acknowledges that the quality of the built environment
can have a significant impact on people’s wellbeing and safety
(s5(2)RMA).

The expectation for high quality design outcomes draws further
distinctions between the Business Mixed Use Zone and the
Industrial Zones.




7. Evaluation of the proposed provisions S32 (1) (b)

The below table considers whether the proposed provisions are the most appropriate way to achieve the relevant objectives. In doing so, it considers the costs and
benefits of the proposed provisions. (See also Table 1- Broad options considered, in Section 4 above.)

Table 2 — Evaluation of proposed provisions

Proposed provisions

Costs

Benefits

Policies:

16.2.2.1 t0 16.2.2.7
(incl.)

Rules:

16.4.2
16.5.1
16.5.4
16.5.7

Other provisions:
16.6

¢ Costs associated with the resource consent process and meeting
requirements that seek to develop the zone as per the objectives
and policies.

¢ Additional focus on design requirements for buildings that may be
required for functional use only.

¢ Shifting the activity status of buildings from controlled to restricted
discretionary gives the opportunity for proposals to be declined,
reducing certainty of the outcome of the resource consent
process.

e Providing a restricted discretionary activity status for all new
buildings provides certainty regarding the scope of matters
considered for resource consent. Limits on notification detailed in
section 16.6 provide further certainty for applicants. Proposals
that fail to adequately address the matters for discretion or give
effect to the relevant objectives and policies are able to be
declined.

e Including natural hazards in the matters for discretion for buildings
enables a consistent and transparent approach to the assessment
of natural hazards, in line with the proposed District-wide
approach. Referencing Chapter 28, which contains the District-
wide policies addressing natural hazards, assists Plan users with
accessing the relevant policies. The restricted discretionary
activity status for buildings enables a proposal to be declined if it
is not consistent with the relevant natural hazards policies.

¢ Enables controls that ensure new development is high quality and
makes a positive contribution to the levels of amenity expected in
a mixed used environment. Also ensures that the amenity of
nearby residential properties is not inappropriately adversely
affected.

e Increases the operative height limit which increases the
development capacity of sites within the zone, thereby enhancing
the zone’s viability. In the Wanaka context, this is considered to
be of particular importance, as the recent introduction of new




Proposed provisions

Costs

Benefits

commercial zoned-land in areas such as the Three Parks area
may threaten the viability of the existing Business Zone in
Anderson Heights. In Queenstown, it can help realise greater
diversity and affordability of housing close to the town centre.

The less-enabling building height limits in Wanaka reflect the low-
rise character of the Anderson Heights area, and provide limited
additional capacity. This acknowledges the additional commercial
land supplied by the Three Parks development and changes to
the Wanaka Town Centre Zone and Town Centre Transition
Overlay proposed through Stage 1 of the District Plan Review.

The building heights for the Business Mixed Use Zone in
Queenstown are more enabling, reflecting the ability for the
landscape of the Gorge Road area to absorb the visual effects of
higher buildings. It also seeks to address the increasing demand
for housing in proximity to Queenstown Town Centre. The
expectation for high quality design puts in place appropriate
controls to achieve a high standard of development, which will
further limit the impact of increased building heights.

Policies:

16.2.1.1t0 16.2.1.4
(incl.)

Rules:

16.4.3 t0 16.4.6 (incl.)
16.5.3

Other provisions:
16.6

¢ Costs associated with the resource consent process and meeting
requirements that seek to develop the zone as per the objectives
and policies.

o Excludes some industrial activities currently provided for by the
operative policy framework, however these activities are provided
for in the Industrial Zones, and lawfully established activities will
be able to rely on existing use rights.

¢ Excludes Industrial Place from inclusion in the Business Mixed
Use Zone, as the nature of activities occurring there are
commensurate with an industrial zone. As a result, landowners in
that area will not have certainty on their zone until completion of
Stage 2 of the District Plan Review.

Enabling a wide range of activities to occur encourages a diverse
range of businesses and activities to establish to meet the needs
of residents and visitors, encouraging a broad economic base.

Enables residential activity to be accommodated in these areas
which, in turn provides for additional housing opportunities within
the District, including enabling smaller flats and apartments.

Places controls on the establishment of residential and visitor
accommodation activities fronting Gorge Road to ensure that
business and commercial uses take primacy at street level.
Enables residential and visitor accommodation activities to
establish at street level in the remaining parts of the zone (subject
to building design standards), thereby providing for diverse




Proposed provisions

Costs

Benefits

housing and accommodation options. This also acknowledges
that the Wanaka Business Mixed Use Zone has a less urban
setting than the Queenstown zone due to its location completely
surrounded by Residential-zoned land.

The proposed provisions exclude inappropriate activities from
establishing in the Business Mixed Use Zone. These activities
generally result in effects that are not consistent with the nature
and amenity values anticipated within a mixed use environment.
These activities are provided for in other, more appropriate zones.

Limits reverse sensitivity issues by encouraging industrial type
activities to establish in the Industrial Zones.

Enables activities occurring in Industrial Place to be excluded
from the Business Mixed Use Zone and considered for inclusion
in one of the Industrial Zones. This change reflects the proposed
shift in policy direction for the Business Mixed Use Zone, as well
as acknowledging that the established activities in the Industrial
Place area are generally more industrial in nature.

There is considered to be sufficient scope and capacity within the
Industrial Zones to accommodate the landuses presently enabled
by the operative Business Zone that would be excluded from the
Business Mixed Use Zone. These landuses are compatible with
the purpose of the operative Industrial Zone (which is set down for
review in Stage 2 of the District Plan Review).

Provides support to the town centres, without compromising their
vitality and viability.
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Proposed provisions

Costs

Benefits

Policies:

16.2.1.2
16.2.1.3t0 16.2.1.7
(incl.)

Rules:
16.4.7 t016.4.14 (incl.)
16.5.2
16.5.3
16.5.5
16.5.6
16.5.8
16.5.9

e Additional costs on applicants for mitigation of adverse effects
received by adjoining properties.

e Costs associated with complying with the specified limits, such
as acoustic treatments, or screening for sites adjoining
residential properties.

e Due to the wide range of activities enabled by the Plan, the
proposed controls seek to limit the impact of business activities on
residential properties both within the zone and on adjoining
properties.

¢ Prohibiting completely inappropriate activities (such as factory
farming, mining, forestry and airports) ensures such activities will
not occur, but also reflects the activity-based approach where any
activity not expressly stated defaults to a permitted activity
(subject to standards). It ensures that consent for such activities
will not be applied for, which provides a high degree of certainty
and efficiency. As no application can be made it is unnecessary to
include objectives and policies addressing these activities, which
further contributes to the efficiency of the proposed provisions.

e Ensures that the effects of reverse sensitivity are adequately
managed through acoustic insulation and the avoidance of
noxious, offensive, or undesirable activities in the zone.
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8. Efficiency and effectiveness of the provisions.

The above provisions are drafted to specifically address the resource management issues identified with the
current provisions, and to enhance those provisions that already function well. A number of areas of the
existing chapter have been removed to aid the readability of the Plan. Additionally, the proposed shift of the
role of the zone towards encouraging mixed use development acknowledges the strategic locations of these
areas within close proximity to town centres. The proposed provisions seek to provide greater clarity
regarding the distinctions between the Business Mixed Use Zone and the Industrial Zones, which further
clarifies the zone’s purpose.

The provisions give effect to the proposed objectives by enabling mixed use development with appropriate
controls to achieve a high standard of development that positively contributes the desired levels of amenity
for the zone, whilst limiting impact on nearby residential properties. The provisions give effect to several of
the objectives set out in the proposed Strategic Directions chapter, in particular by making positive
contributions to addressing issues related to housing diversity and supply, strengthening the role of urban
centres by consolidating existing development, creating opportunities for diversification of the District's
economy by enabling a range of commercial activities, and encouraging compact, well designed and
integrated urban form.

By simplifying the objectives, policies and rules (the provisions), the subject matter becomes easier to
understand for users of the Plan both as applicant and processing planner. Removal of technical or
confusing wording also encourages correct use. With easier understanding, the provisions create a more
efficient consent process.

9. Therisk of not acting.

The changes proposed here-in seek to address the known resource management issues for the Business
Mixed Use Zone, and Council’s vision for the future of this zone and the district as a whole. The changes
also reflect the current changing nature of the RMA with its drive to simplify and streamline. Not taking the
more compact approach to this section and others, will not advance the usefulness of the District Plan in
pursuit of its function in the sustainable management of natural and physical resources.

Some of the risks associated with not reviewing the operative Business Zone and proposing amended
provisions are that:

e The opportunity to formalize the zone as a mixed use zone, that has clearly defined functions that
set it apart from the Industrial zones will be missed;

e Not requiring a higher standard of building design will not achieve high quality development that is
attractive for people to work and live in;

e The opportunity to intensify development and enable increased capacity within the zone will be
missed;

e Not enabling mixed use development would not make a positive contribution to addressing the
issue of housing supply, with appropriate limits to address issues that occur in mixed use
environments, such as noise;

e Not requiring consideration of natural hazards (particularly in the Gorge Rd area) would not provide
certainty that the known hazards are being appropriately considered and addressed.

The level of certainty and information available to the Council is considered sufficient for it to make a
reasonable decision.
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Appendix 4

Section 32AA Assessment

This evaluation assesses the costs, benefits, efficiency, and effectiveness of the various new (and,
where of significance, amended) policies and rules that are being recommended in the s42A report.

The relevant provisions from the revised chapter are set out below, showing additions to the notified
text in underlining and deletions in strike-through text (ie as per the revised chapter). The section
32AA assessment then follows in a separate table underneath the provisions.

Amenity — residential and visitor accommodation activities (700.1 & 238.97)

Recommended Amendments to notified Policy 16.2.1.4

Costs

Benefits

Effectiveness & Efficiency

¢ None identified.

e The deletion of this policy is
beneficial as it removes the
inference that the BMUZ will
produce lower amenity than a
residential zone.

e The deletion of this policy
ensures consistency within the
chapter regarding the issue of
amenity, in particular with
notified Policy 16.2.2.3.

¢ This change is effective as it
removes the ambiguous
wording that may be
interpreted as enabling poor
design and lower amenity in
the BMUZ.

¢ This change is efficient as the
removal of this  policy
eliminates the contradiction
between this policy and
notified 16.2.2.3, promoting
greater consistency within the
chapter.

Location of residential and Visitor accommodation - promoting commercial activities at street level

on Gorge Road (238.98)

Recommended Amendments to notified Policy 16.2.1.5 (redraft Policy 16.2.1.4)

16.2.1.54 For sites fronting Gorge Road in Queenstown, discourage the establishment of high
density residential and visitor accommodation activities at ground floor level, except
where commercial and/or business activities continue to have primacy at the interface
with the street.




Costs

Benefits

Effectiveness & Efficiency

¢ None identified.

e This change provides greater
clarity on the types of
residential activities
discouraged at the interface
with the street.

e This change allows for the
consideration of all residential
proposals at the ground floor
level, not just high density.

e This change is effective as it

applies to all residential
activities, provides greater
clarity and increases
consistency  between  the
policy and notified Rule
16.5.3.

Urban Design — Lighting and CPTED (238.101)

Recommended Amendments to notified Policy 16.2.1.8 (redrafted Policy 16.2.1.7) and

introduction of a new policy

Amendments to Policy:
16.2.1.87

Recommended New Policy:
16.2.1.9

Ensure that the location and direction of lights does not cause significant glare to other
properties, roads and public places and promote lighting design that mitigates adverse
effects on the night sky, and provide a safe and well lit environment for pedestrians.

Minimise opportunities for criminal activity through incorporating Crime Prevention

Through Environmental Design (CPTED) principles as appropriate in the design of lot

configuration and the street network, carparking areas, public and semi-public spaces,

accessways/pedestrian links/lanes, and landscaping.

Costs

Benefits

Effectiveness & Efficiency

e May increase the cost of
development.

e This change will encourage
improved safety of the BMUZ
through incorporating CPTED
principles.

e This change is efficient as it
provides consistency
throughout the PDP.

e This change is effective as it
encourages well designed
spaces for a safer community.

Providing for non-residential activities (746.2)

Recommended new Policy

16.2.2.8

Apply consideration of the operational and functional requirements of non-residential

activities as part of achieving high quality building and urban design outcomes.




Costs Benefits Effectiveness & Efficiency

¢ None identified. e The change recognises the | e The change is more effective
broad range of non-| and efficient than the notified
residential activities enabled | version as it acknowledges
in the BMUZ. that flexibility is required for

e This change better provides | the range of activities that are
for the non-residential enabled in the BMUZ.
activities enabled in the

BMUZ, whilst
acknowledging that
commercial activities  will
have functional

requirements  whilst  still
achieving  high  quality
outcomes.

Urban design outcomes (238.103)

Recommended amendments to notified Objective 16.2.2

16.2.2 Objective — New development achieves high quality building and urban design
outcomes that minimises adverse effects on adjoining residential areas_and public spaces.

Appropriateness (s32(1)(a))

The proposed changes result in a more directive objective that is clearer in its intent and outcome
sought. It is therefore considered to be more appropriate than the Notified Version.

Avoidance of noxious activities (238.96)

Recommended amendments to notified Policy 16.2.1.3

16.2.1.3 Avoid activities that have noxious, offensive, or undesirable qualities from locating

within the Business Mixed Use Zone to ensure that appropriatelevels—of amenity-are
maintained a high quality urban environment is maintained.

Costs Benefits Effectiveness & Efficiency

¢ None identified. e The change focusses the | e The change is more effective
policy on a key outcome and efficient than the notified
sought for the BMUZ, | version as it provides greater
rather than the concept of | clarity and guidance than the
amenity, which is a notified version.

subjective concept.




Building Heights — Gorge Road area (392.13)

Recommended Amendments to Policy 16.2.2.7 and notified Rule 16.5.7 (redraft Rule 16.5.8)

Policy:
16.2.2.7
Allow buildings between 12m and 20m heights in the Queenstown Business Mixed Use
Zone in situations when:
e The outcome is of high quality design;
e The additional height would not result in shading that would adversely impact on
adjoining residential-zoned land and/or public space; and
e The increase in height would facilitate the provision of residential activity.
Rule: 16.5.78

Maximum building height
The maximum building height shall be:
16.5.78.1 Queenstown
a. Upto 12m — Permitted
b. 12m to 20m — Restricted Discretionary*
16.5.48.2 Wanaka
a. Upto 12m — Permitted
*Discretion is restricted to consideration of all of the following:

e the design and quality of the building, including the use of articulated facades, active street
frontages and the treatment of corner sites;

modulated roof forms, including screening of plant and services
material use and quality;
o the avoidance of large monolithic buildings; ard

. the impact on the street scene-;
e privacy and outlook for residential uses;
e sunlight access to adjoining residential zoned land and/or public space;

e Crime Prevention Through Environmental Design (CPTED) considerations;
e where appropriate, the integration of Horne Creek into the development and landscaping; and
e facilitation of the provision of residential activities.

16.5.8.3 Any fourth storey (excluding basements) and above shall be set back a minimum of 3m
from the building frontage.




Costs Benefits Effectiveness & Efficiency

e The proposed restricted | e Keeping the restricted | e The recommended changes
discretionary  heights  are discretionary 12m — 20m are more effective and
significantly higher than the building heights (as per the efficient that the Notified

heights enabled by the ODP.
The BMUZ will therefore result
in significant changes to the
Gorge Road area in particular.
However Strategic Directions’

Policy 3.2311
acknowledges that it is
necessary to increase

densities which will result in
change in character in some
locations.

Notified Version) would enable
significant additional capacity
in the Gorge Road area
compared to that enabled by
the ODP. Proposals would be
required to meet a high design
bar to gain approval, which is
important, given that the 12m
to 20m heights would result in

buildings that will have a
strong presence.
e The additional matters of

discretion and more targeted
policy would assist with the
consideration of proposals for
heights between 12m and
20m by ensuring that a key
effect (sunlight access) on
adjoining residential zones
and public space is
considered.

The changes include a
requirement for consideration
of the provision for residential
activities, ensuring that
developments approved for
increased height will assist
with  providing  residential
units, thereby assisting with
increasing residential
capacity.

The requirement for a stepped
frontage (recommended Rule
16.5.3.7, above) would assist
with reducing the dominance
of buildings and creating a
comfortable human scale®. It
would also assist  with
lessening the ‘corridor effect’
of tall buildings on either side
of Gorge Road (as highlighted
by submission 392.13).

Version as they:

- Still enable significantly
higher heights that the
ODP  Business Zone,
subject to providing high
quality design, thereby
assisting with increasing
residential capacity within

walking distance of
Queenstown Town
Centre;

- Require proposals for
restricted discretionary
heights to facilitate
provision of residential
activities;

- Require specific

consideration of sunlight
access to adjoining zones
and areas that have
sensitive uses;

- Include a new rule that
would lessen the
dominance of taller
buildings at street level.

olt is my view that these
changes will further assist with
implementing the relevant
objectives and policies of the
BMUZ and of the Strategic
Directions Chapter of the
PDP, in particular those that
encourage intensification
within urbane growth
boundaries and in proximity to
town centres.

1 Strategic Direction Hearing — Recommended Revised Chapter — Reply 07/04/2016

2 See Urban Design evidence of Mr Tim Church




Urban Design - Horne Creek (238.92)

Recommended new policy and matter of discretion:

New Policy:

16.2.2.9 For any proposal to substantially develop or redevelop a site containing Horne Creek in the
Gorge Road area, the following shall apply:

a) For sites that contain any section of the creek that is not culverted:

e Require the layout and design of new buildings, location of outdoor living spaces
and landscaping to integrate with the creek;

e Require any landscaping on the banks of the creek to consist of native plant species
that will have a positive effect on the ecology of the creek.

b) For sites that contain any section of the creek that is culverted (excluding where it
passes beneath a road or driveway):

e Require the daylighting of the creek to assist with improving the creek’s ecological
values and to provide visual amenity, acknowledging that this may not be possible
on _sites where the creek is located within the main body of the site and when
daylighting would have a significant impact on the ability for the site to be developed.

e Where daylighting occurs, part (a) of this policy applies.

Amendments to Rule:
16.4.2 Buildings

*Discretion is restricted to consideration of all of the follo

wing: external-appearance—materals;

of...]

e Where substantial development or redevelopment is proposed for a site containing Horne
Creek (in the Gorge Road area), the integration of the development with the creek, including
site layout, landscaping and, where practicable, the daylighting of culverted sections of the
creek;and [...]

Costs Benefits Effectiveness & Efficiency

e Environmental benefits for the
health of the creek and
stormwater attenuation.

e Consistent with treatments up
and downstream.

e The creek would be a source

e The acknowledgement of
Horne Creek and introduction
of a rule that seeks to ensure
parts of the creek are
naturalised and incorporated

e The new requirements may
increase development costs.

e On sites where the creek cuts
through the central part of the
site, daylighting the creek may

impact of the area of the site
that is able to be developed —
this is acknowledged in the
recommended rule and policy,
which provides flexibility for
these situations.

of local amenity and identity,
which  would assist with
offsetting the effects of
intensification of development
proposed by the BMUZ.

into site design is an effective
and efficient method to further
assist with implementing the
objectives and policies that
seek to achieve a high quality
urban environment.




Recession Planes (556.9, 634.9, 550.4 542.4)

Recommended amendments to notified Rule 16.5.1

16.5.1 Setbacks and sunlight access — sites adjoining a Residential zone or | RD*

and

separated by a road from a Residential zone

16.5.1.1 Buildings on sites adjoining, or separated by a road from, a
Residential zone shall not project beyond a recession line
constructed at an the following angles e£35¢° inclined
towards the site from points 3m above the Residential zone
boundary:

(a) 45° applied on the northern boundary; and

(b) 35° applied on all other boundaries

e screen planting.

16.5.1.2 Where a site adjoins a Residential Zone all buildings shall
be set back not less than 3m.

*Discretion is restricted to consideration of all of the following:
¢ the visual effects of the height, scale, location and appearance of
the building, in terms of visual dominance and loss of residential
privacy on adjoining properties and any resultant shading effects;

Costs

Benefits

Effectiveness & Efficiency

¢ None identified. The changes
would reduce the sunlight
access requirements of
notified Rule 16.5.1 on the
northern boundary only, which
would have negligible effects
to adjoining residential land.

The relaxation of the height
recession plane applied at
the  northern  boundary
would provide additional

flexibility for site
development and is
considered to provide a
reasonable balance

between residential amenity
for those living in adjoining
residential sites and the
broader issue of urban
consolidation.

Maintaining the notified 35°
recession plane applied at
all other boundaries will
ensure that issues such as
visual dominance and
residential privacy continue
to be appropriately
managed.

Providing further specificity
to the notified matters of
discretion provides
additional certainty as to the

e The proposed amendments
are effective and efficient as
they provide a more fine-
grained approach when
compared to the notified
version and provide greater
certainty for developers within
the BMUZ, and residents of
adjoining residential zones.




issues the Rule seeks to
address.

e Enabling the consideration
of screen planting provides
the opportunity for this to be
used as method to mitigate
the effects of breaches to
the Rule, and to soften the
appearance of buildings, as
viewed from  adjoining
residential areas.

Landscaping (392.13)

Recommended change to notified Policy 16.2.2.3:

16.2.2.3 Require a high standard of amenity, and manage compatibility issues of activities within
and between developments through site layout, landscaping and design measures.

Recommended additional matter of discretion to notified Rule 16.4.2:
e [.]

e Landscaping]...]

Recommended changes to notified Rule 16.5.3:

16.5.3 Residential activities and visitor accommodation activities lecated-en | RD*
itos fronting G Roadin0 ; -

(a) All residential activities and visitor accommodation activities
fronting Gorge Road in Queenstown shall be restricted to first
floor level or above, with the exception of foyer and stairway
spaces at ground level to facilitate access to upper levels.

(b) In_all instances where residential activities occur at ground
floor level, a landscaped front yard setback of a minimum
depth of 2m shall be provided along the site frontage,
excluding accessways.

*Discretion is restricted to consideration of all of the following:

e the effects of residential and visitor accommodation activities at
ground floor level on surrounding buildings and activities;

e |ocation of residential and visitor accommodation activities at
ground floor level relative to the public realm; and

¢ the maintenance of active and articulated street frontages; and

¢ the effects on privacy for occupants and visual amenity.




Recommended new Rule

16.5.7 Landscaping RD
Landscaping shall be provided on a minimum of 10% of the site area.
Discretion is restricted to consideration of all of the following:
e Design, scale and type of landscaping, including the species
used;
e Location of landscaping;
e Amenity values;
e Where appropriate, the use of indigenous species within the
Horne Creek riparian area that supports the establishment of
ecological corridors.
Costs Benefits Effectiveness & Efficiency
e Including a minimum | ¢ Landscaping would assist | e The introduction of minimum
requirement for landscaping with increasing the current landscaping requirements
may increase development levels of amenity of the | would increase the
costs. BMUZ compared to the effectiveness and efficiency of
e For small sites the level of amenity being the Notified Version by
requirement for landscaping achieved through the ODP | assisting  with  achieving

may constrain the area of the
site able to be developed,
however this cost would in by
view be low, given the
permitted site coverage
standard of 75% (notified
Version of Rule 16.5.4)
anticipates that sites would
not be completely covered by
buildings.

Business Zone.

e Landscaping would assist
with softening the scale of
development and generally
improving levels of visual
amenity in the BMUZ.

Objective 16.2.2 (Notified and
Recommended Revised
Versions), and implementing
Policies 16.2.1.1, 16.2.2.2 and
16.2.2.3.

Trade Suppliers — definitions (344.10)

Recommended amended definition

Building Supplier (FhreeParks-and-lndustrial B-Zenes)

Means a business primarily engaged in selling goods for consumption or use in the construction,
modification, cladding, fixed decoration or outfitting of buildings and without limiting the generality of

this term, includes:
e (laziers;
e locksmiths; and
e suppliers of:

e awnings and window coverings;




e bathroom, toilet and sauna installations;

e electrical materials and plumbing supplies;

e heating, cooling and ventilation installations;

e kitchen and laundry installations, excluding standalone appliances;
e paint, varnish and wall coverings;

e permanent floor coverings;

e power tools and equipment;

e safes and security installations; and

e timber and building materials.

Recommended new definition

Trade Supplier

means _a business engaged in sales to businesses and institutional customers and may also
include sales to the general public, and wholly consists of suppliers of goods in one or more of
the following categories:

- automotive and marine suppliers;

- building suppliers;

- catering equipment suppliers;

- farming and agricultural suppliers;

- garden and patio suppliers;

- _hire services (except hire or loan of books, video, DVD and other similar home

entertainment items);

- industrial clothing and safety equipment suppliers; and

- office furniture, equipment and systems suppliers.

Costs

Benefits

Effectiveness & Efficiency

e The recommended changes
clarify the activities that
constitute a Trade Supplier,
which was not clarified in the
notified BMUZ. The definition
captures a large number of
activities, which would require
resource consent, as
prescribed by notified (and
redrafted) Rule 16.4.6.
Consent requirements  will
have associated time and
financial costs for applicants.

e The amendments to definitions
provide greater clarity than the
notified version of the BMUZ.
This will result in the clear
interpretation of notified (and
redrafted) Rule 16.4.6 as it
refers to Trade Suppliers.

e Removal of the reference to
Three Parks and the Industrial B
Zone from the notified definition
of Building Supplier will mean

that this definiton can be
applied throughout the PDP,
which  will enable greater

consistency of the treatment of
this activity across the PDP.

¢ Reduced scope for challenge as
to the interpretation of what
constitutes a Trade Supplier.

e The amendments are more
effective and efficient than
the notified version as they
will result in notified (and
redrafted Rule 16.4.6 being
able to be clearly applied.
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Appendix 5. Proposed District Plan Maps showing the areas of the
BMUZ
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Appendix 6. Horne Creek Map
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