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MAY IT PLEASE THE PANEL

2660743

This Memorandum of Counsel is lodged on behalf of the named Submitters
(Jack's Point) in respect of evidence lodged in Hearing Stream 09 of the
Queenstown Lakes District Plan Review (DPR).

This Memorandum seeks to formally withdraw and otherwise amend parts of
evidence lodged by Jack's Point in the course of Hearing Stream 09.
Amendments to evidence are indicated in the appended extracts where text to
be deleted is struck-out.

In general terms the amendments to the evidence and the Structure Plan
remove comment in respect of proposed provisions that relate to land owned or
controlled by RCL, particularly as those comments relate to the status of Visitor
Accommodation and the provisions in respect of density for R(HD)E. Jack's
Point withdraws evidence as it relates to matters on land owned or controlled by
RCL.

The particular parts of the evidence to be withdrawn / amended are included
within the following appendices to this Memorandum:

(@) Appendix A — Extracts of Mr John Darby's Evidence in Chief dated 03
February 2017 and summary statement of evidence dated 15 February
2017;

(b) Appendix B — Extracts of Mr Mike Coburn's Evidence in Chief dated 03
February 2017 and summary statement of evidence dated 15 February
2017 ;

(c) Appendix C— Extracts of Brett Thomson's Evidence in Chief dated 03
February 2017 and summary statement of evidence dated 15 February
2017;

(d) Appendix D — Extracts of Mr Ferguson's Evidence in Chief dated 03
February 2017;

(e) Appendix E — Extracts of Legal Submissions of Ms Baker-Galloway
dated 10 February 2017

In addition to the above, a revised Structure Plan advanced by Jack's Point is
appended dated 3 May 2017. The Structure Plan submitted as Appendix G to
this Memorandum which:

(@) Corrects a mapping discrepancy in respect of the boundary of R(HD)-E
as it abuts V(JP)-A; The boundary between R(HD)E and V(JP)A had
been amended from one single line as notified, to a double line boundary
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(b)

(©)

with OSA in between. This has now been corrected back to the boundary
as notified;

Corrects a mapping discrepancy in respect of the OSA notation over
R(HD)-E; The location of the OSA within R(HD)E had been moved as
compared to the Structure Plan as notified. The version attached corrects
the OSA shape and location back to that as notified. The area of the
proposed OSA had not altered,;

Changes the boundary of R(HD)B as it relates to R(JP)3; The boundary
had been changed to take into account the point, now withdrawn, from Mr
Coburn's Summary Statement dated 15 February 2017, as they relate to
"the Spur land”. JPROA objected to the spur land not being retained as
an area of open space (OSA) between R(JP)3 and R(HD)B. That
evidence objecting to inclusion of the spur land in R(HD)B is now
withdrawn and the Structure Plan supported by Jack's Point amended
accordingly.

Dated this 2™ day of June 2017

/&MM ﬁ-j{ee/v ;}z%&/ W y

Maree Baker-Galloway
Counsel for Jack's Point
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Appendix A — Extracts of Mr John Darby's Evidence in Chief dated 03 February 2017
and extracts from Summary Evidence dated 15 February 2017 to be withdrawn from
evidence are shown in strike out;

Withdrawn extract from Evidence in Chief 3 February 2017

19. The CARS 2015 also supports expansion of the Residential (R) activity areas in
Hanley Downs valley floor area. The measured areas of the expanded R activity areas

20. | support the provisions in the Jack’s Point Zone providing for a range of
residential options from the higher density living within what is now one central
pedestrian focused Village precinct, radiating out to increasingly lower density
options on the peripheral areas. It is important that adequate areas of green
open space, linked pedestrian, cycleway networks, and parking be provided for

as reS|dent|aI densny increases. Aeeesgng—peFmMed—readenfelaLdensny—ena

deesmumpreve—hemeea#eﬁdabm&apa#— TyplcaIIy, the 10 12 re3|dent|al

dwellings per hectare in R(JP) activity areas equates on gross basis equates to
12.5-15 dwellings on net basis if 20% is lost to roads only as large open space
areas are already provided for in between R(JP)activity areas. Applying a

minimum lot size of 380m2 typically equates to 21 dwellings per hectare on net

baS|s if 30% is lost to roads and open space Iherefere—ﬁ—rs#rmb&ble%hat
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25. An important final component is the development of Jack’s Point Village to
create a single vibrant and sustainable community hub centrally located to
service the surrounding residential neighbourhoods, and meet the needs of the
growing numbers of residents and visitors to the Queenstown district. To create
a successful village environment, it is essential that commercial activities such
as hotels, visitor accommodation and mixed use buildings (those incorporating
a mix of retail, restaurants, offices and residential living), should be restricted to
the village precinct and not otherwise enabled in the surrounding residential
activity areas. This restriction has always been in place in the Jack’s Point
residential activities area and the same restriction should also apply to the
Henley Downs re5|dent|al act|V|ty areas. —'Fhlsrehﬁmates%hensleef—medw%

eﬁres@eFetIal-ne@hbewheeds—Vlsnor accommodatlon is better Iocated in the

central village precinct with its pedestrian character and its easy linkages to
both public transport, open space networks and recreational amenities-

Withdrawn Extract from Summary evidence 15 February 2017:
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Appendix B — Extracts of Mr Mike Coburn's Evidence in Chief dated 03 February 2017
and Summary dated 15 February 2017 to be withdrawn from evidence shown in strike
out;

Withdrawn extract from Evidence in Chief 3 February 2017:
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Appendix C — Extracts of Brett Thomson's Evidence in Chief dated 03 February 2017
and Summary evidence dated 15 February 2017 to be withdrawn shown in strike out,
based on the fact the scope of the case presented by Jack's Point no longer relates to
the land the subject of the provisions commented on;

Withdrawn extract from Evidence in Chief 3 February 2017:

13. It is a principle of urban design, as articulated in the well-known book A Pattern
Language_by Christopher Alexander et al, that 'studies of pedestrian behaviour make it
clear that people seek out concentrations of other people...to create that concentration
of people in a community, facilities must be grouped densely ...which function as nodes'

(pg 164)

14. The reference to community facilities applies equally to any facility, with the
emphasis being on the pedestrian. The Jack's Point Village is highly focused on being
‘walkable', primarily to enable the above urban condition to be established.—t-am-unsure
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Appendix D — Based on the withdrawal of the extracts from the above experts Mr
Darby and Mr Thomson previously relied on by Mr Ferguson, and the fact the scope of
Jack's Point's case no longer relates to the related provisions, parts of the evidence of
Mr Ferguson is withdrawn The extracts of Mr Ferguson's Evidence in Chief dated 03
February 2017 to be withdrawn are shown in strike out;

Withdrawn extract from Evidence in Chief 3 February 2017:

14.13 To address these concerns, | proposed to amend Rule 41.4.79 to-exclude-Visitor
Accommeodation;-to supplement the matters of discretion to include the vibrancy of the
village and the capacity of infrastructure-and-to-amend-the-density Rule 41.5.8.1 to-limit
the-upperrange-of-density-to-24-dwellings-per-ha- My suggested amendments to these

rules are contained within Appendix 1.
Appendix 1 changes to Mr Ferguson's evidence:
Rule 41.4.9 — ["visitor accommodation” reinserted]

Commercial activities and, Ceommunity activities RD
and visitor accommodation, located within the R(HD) and R(SHHD)

Activity Areas, including the addition, alteration or construction of associated buildings.
Discretion is restricted to all-of-the-matters-listed-in-clause

LI The vibrancy of the Village Activity Area

[I[lLocation, scale and external appearance of buildings.

(111 Setback from roads.

[1[1Setback from internal boundaries.

[0 Traffic generation.

L OInfrastructure capacity

[I1[1Vehicle access, street layout and car parking.

L1 Street scene including landscaping.

[IL1Enhancement of ecological and natural values.

LI Provision for walkways, cycle ways and pedestrian

linkages.

[1[1Scale of the activity.

[1l1Noise.

[I[1Hours of operation.

State Highway Mitigation in the locations shown on the Structure
Plan

Rule 41.5.8.1 Density [Note — the changes to the highlighted rows previously tracked by
Mr Ferguson have been removed so as to revert this rule to the Notified DPR position]

The average density of residential units within each of the Residential
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Activity Areas shall be as follows:
R(JP) -1 13.83 — 1819.74 per Ha
R(JP) — 2A 13—33 11.04 — 27.02 per Ha

R(JP) — 2B
R(JIP) -3
R(IP-SH) — 1
R(JP-SH) - 2
R(JP-SH) - 3
R(JP-SH) — 4
R(HD-SH) — 1
R(HD-SH) — 2
R(HD-SH) - 3
R(HD) - A
R(HD) - B
R(HD) - C
R(HD) - D
R(HD) - E
R(HD) - FA
R(HD) - FB
R(HD) - G

2660743

14.25 -— 15.07 per Ha
14.18 per Ha
40611.00 per Ha
910.20 per Ha
511.85 per Ha
5—127.24 -18.10 per Ha
12 - 22 per Ha

2 -10 per Ha

12 — 22 per Ha

17 — 26 per Ha

17 — 26 per Ha

15 - 22 per Ha

17 — 26 per Ha

25 — 45 per Ha
2—10 17 - 24 per Ha
2 per Ha

22 - 10 per Ha
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Appendix E — On the basis of the withdrawal of the above extracts from experts for
Jack's Point, and Mike Coburn for JPROA, the below extracts of Legal Submissions of
Ms Baker-Galloway dated 10 February 2017 are also withdrawn:

Withdrawn extracts from Legal Submissions dated 10 February 2017:

Visitor Accommodation in all activity areas

50 Within all of the other activity areas visitor accommodation a fully discretionary
activity, areas (through a breach of the structure plan rule).

R{HDB)-E-activity-area

71. Key to the success of the Village is its immediate surroundings;—which-is-primarily-R
{HB)>-E. As noted by Mr Thomson at para 37, "a successful commercially viable and
compact Village can only be achieved if Village 'activities' are contained in the Village

area”, including for example visitor accommodation.-High-density-{increased-and-very
i i) R and /A in R (HD) area /—and icy v R (HD iIs—contrary

2660743 page 10



77. An additional concern that has arisen through consideration of the potential for high
density development in-R-{(HB)-E in particular relates to the management of stormwater
from what will be a potentially significant area of hard surfaces.11-The nearby Lake
Tewa and Wetland are important community and natural resources, and water quality is
to be protected. Currently subdivision (if controlled when in accordance with a Structure
Plan, as recommended in Councils right of reply to Chapter 27) reserves as a matter of
control "stormwater design and disposal". Also, if a subdivision proposal breaches
prescribed densities, or is for lots of 380m2 or less, subdivision becomes discretionary,
enabling full consideration of issues including stormwater. These provisions along with
the integrated management by Otago Regional Council through its rules relating to
damming, diversion and discharge, are required to give effect to the NPS Freshwater
Management, ensuring no reduction in water quality.
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Appendix G —revised Structure Plan
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FIGURE 1

Jacks Point Zone

Jacks Point/JPROA Preferred Structure Plan
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R(JP) Residential Jacks Point

R(JP-SH) Residential Jacks Point - State Highway
V(JP) Village Jacks Point

R(HD) Residential Hanley Downs

R(HD-SH) Residential Hanley Downs - State Highway
L Lodge

HS Preserve Homesites

w Wetland

0SG Open Space Golf

OSL Open Space Landscape Protection / Farming
OSA Open Space Residential Amenity

V(HB) Village Homestead Bay

OSH Open Space Horticulture

OSR Open Space Residential

OSF Open Space Foreshore

FBA Farm Buildings and Craft Activity Area
BFA Boating Facilities Area

——— Activity Area

i Public Access Route (location indicative)
Secondary Road Access (location indicative)
Primary Road Access (location indicative)
— Key Road Connections (location indicative)

V4 Open Space

OVERLAYS

Highway Landscape Protection Area

Peninsula Hill Landscape Protection Area

Lake Shore Landscape Protection Area
AN State Highway Mitigation

Tablelands (includes Homesites and
Wetlands within Tablelands area)
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