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I, lan Wil

1.

liam Bayliss of Queenstown, swear:

My full name is lan William Bayliss. | am the Planning Policy Manager at the Queenstown
Lakes District Council (Council) and am authorised to make this affidavit on behalf of the

Council.

| make this affidavit in support of the Council's Notice of Motion to strike out parts of
certain Notices of Appeal and Section 274 Notices lodged in relation to the Council’s
decisions on Stage 1 of the Proposed District Plan (PDP), which relate to Topic 1: A
resilient Economy (Topic 1) and Topic 2: Rural Landscape (Topic 2).

| hold the degrees of Master of Planning Practice and Bachelor of Arts from the University
of Auckland. | have 16 years' experience in the field of town planning, infrastructure
planning and resource management. | am a full member of the New Zealand Planning

Institute.

| have been in my current role since January 2017. Before this | was employed as a
principal planner for the Auckland Council for approximately six years. Prior to that | was

employed as a senior planner at Rodney District Council for approximately five years.

| am responsible for the management of the Council's partial District Plan Review,
including the Council’s involvement in the appeals filed with the Environment Court

against the Council’s decisions on Stage 1 of the PDP.

| am familiar with the content of the Notices of Appeal and Section 274 Notices that are
the subject of the Council's Application (as recorded in Appendices 1, 2 and 3 to the

Notice of Motion).

Scope of affidavit

7.

7.1

In this affidavit I:

outline my understanding as to why the relief sought by Upper Clutha
Environmental Society Incorporated (UCESI), as recorded in Appendix 2 to the
Notice of Motion, is unrelated to any provision or matter associated with Stage 1 of
the PDP;

7.2 describe the content of the primary and further submissions made by the Appellants

listed in Appendix 1 to the Notice of Motion;
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7.3 provide reasons as to why | do not consider that the relief sought by the Appellants
relates to the provisions or matters that they submitted on in Stage 1 of the PDP;
7.4 describe the content of the primary and further submissions made by the Section
274 Parties listed in Appendix 3 to the Notice of Motion; and
7.5 provide reasons as to why | do not consider that the submissions made by the
Section 274 Parties listed in Appendix 3 to the Notice of Motion address the subject
matter of the relevant parts of the appeals that the Section 274 Parties now seek
to join.
Background
8. I understand that the Council’s Notice of Motion seeks to strike out parts of certain Notices
of Appeal and Section 274 Notices grouped with Topic 1 and Topic 2 of the appeals on
Stage 1 of the PDP.
9. In this part of my affidavit | provide background information relating to the Council hearing
phase and subsequent appeal phase on Stage 1 of the PDP.
10. The PDP as notified in Stage 1 contained 32 chapters. Those 32 chapters address the

following:

10.1 introductory matters (Chapter 1) and the definitions used throughout the PDP
(Chapter 2);

10.2 higher order provisions setting out the strategic direction for the District (Chapters
3,4, 5and 6);

10.3 a number of zone chapters (Chapters 7-17, 21-23 and 41-44);

10.4 provisions on a number of topics located in separate “district wide chapters,” that
are intended to apply to all areas of the District currently included in the PDP
(Chapters 26 - 28, 30 and 32 - 36),

10.5 designations that apply across all areas of the District — these are not limited to the

area of land currently included in the PDP (Chapter 37); and

10.6 plan maps for the land currently included in the PDP through Stage 1, which show

the zoning for land and various plan map annotations that apply to that land.
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11.

12

13.

14.

15.

16.

The geographic area covered by Stage 1 is generally limited to the area of PDP zones
notified on the plan maps for Stage 1, which covers approximately 90 percent of the
District.

Submissions on Stage 1 closed on 18 December 2015. In total, 1,206 _submissions
(raising 18,734 submission points) were lodged with the Council.

13 hearings were held on the submissions received on Stage 1. The general structure of
the hearings was as follows

13.1 Streams 01A and 01 B - Strategic matters;

13.2 Streams 02 Chapters - Rural zones and biodiversity matters;

13.3 Streams 03 — 05 - District wide matters;

13.4 Stream 06 and 06A — Residential Zones;

13.5 Stream 07 — Designations;

13.6 Stream 08 — Business Zones;

13.7 Stream 09 — Resort Zones;

13.8 Stream 10 — Definitions, Natural Hazards and Whole of Plan; and

13.9 Stream 11 — 13 — plan maps / rezoning requests (Ski Area Sub Zones, Upper

Clutha, and Queenstown respectively).

On 23 November 2017, the Council notified Stage 2 of the PDP. Whole chapters and
associated provisions relating to six topics form Stage 2. Some are ‘new’ Stage 2
provisions/chapters, while other parts required a variation to Stage 1 of the PDP and to

the plan maps.

A number of Stage 1 submissions on provisions were deemed to be submissions against
the variation (through clause 16B(1) of Schedule 1 of the RMA). Those varied provisions
do not form part of the Stage 1 decision, nor have decisions been made on those Stage

1 submission points that were deemed to be on the variation.

In addition, a number of Stage 1 submissions that sought changes to the zone shown on

the plan maps, were deemed to be submissions against the variation. Again, no decision
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17.

18.

19.

has been made at this time on those submissions and they are being considered as part
of the hearings on Stage 2 of the PDP.

Further, it is relevant that in Stage 1, a number of submissions were allocated to ‘Stream
14, Wakatipu Basin’. One of the Stage 2 variation topics was the ‘Wakatipu Basin’, which
included a new zone chapter, and associated zone-specific provisions such as in the
subdivision chapter, and a variation to the plan maps. The Wakatipu Basin variation to
the plan maps did not cover all of the land that had previously been allocated to the
‘Wakatipu Basin hearing 14’, back at the start of the Council hearings on Stage 1.
Therefore decisions on the submissions on the plan maps for this land (generally located
near Arrowtown and Lake Hayes / Ladies Mile), will be made in Stage 2, alongside the

Wakatipu Basin variation.

The Council appointed a Panel of Commissioners (Panel) to hear submissions and make
recommendations on Stage 1 of the PDP. The hearings were held between March 2016
and September 2017 and the Council’s decisions on the Panel's recommendations were
publicly notified on 7 May 2018.

| understand that 99 appeals and two other proceedings have been filed with the
Environment Court in relation to the Council’s decisions on Stage 1 of the PDP. This
affidavit addresses six of those appeals, parts of which | believe lack the necessary

jurisdiction.

The appeals and submissions made by the Appellants

Upper Clutha Environmental Society Incorporated (USECI)

20.

21,

22.

UCESI has filed a Notice of Appeal on Stage 1 of the PDP, a copy of the relevant part of

the Notice of Appeal is attached to this affidavit as Annexure A.
Paragraph 15 of the Notice of Appeal states:

15. The decision errs in proposing that the PDP Stage 2-Wakatipu variation (where
directive provisions relating to the control of the cumulative effects of subdivision and/or
development in RCL landscape in the Wakatipu Basin are proposed) should proceed
while no similar variation has been proposed by Council for the Upper Clutha Basin RCL
landscape. The decision errs in failing to recognise that the RCL landscape in the Upper
Clutha Basin requires similar protection from the cumulative effects of subdivision and
development. The decision errs in deciding that applying the PDP Stage 2 variation
provisions only to the Wakatipu Basin represents sustainable management.

The relief sought by paragraph 12 of the Notice of Appeal seeks:



23.

24,

12. That an Upper Clutha Basin Land Use Planning Study is commissioned by Council
as recommended by the PDP Hearing Panel'®. Following completion of this UCBLUPS,
that Council initiate a variation to incorporate any/all recommendations from this study
into the PDP in the same way that provisions relating to the control of the cumulative
effects of rural subdivision and/or development within RCL landscape contained in the
PDP Stage 2-Wakatipu variation (publicly notified in November 2017) are proposed to
be incorporated into the PDP.

[footnotes excluded]

The relief sought by UCESI would require a study to be commissioned and completed by
the Council that would constitute a piece of work outside the PDP. | understand that the
Council would be required to pass a resolution to approve the commissioning of such a
study, and that the resolution would be a decision that sits outside the Council’'s powers
under clause 10 of Schedule 1 of the RMA. Accordingly, it is my view that this relief
sought by UCESI does not relate to the Council’s decisions on Stage 1 of the PDP.

| have not attached the submission made by UCESI to this affidavit, as the content of that

submission is not at issue in light of the matters discussed above.

Universal Developments Limited

25,

26.

27.

28.

Universal Developments Limited made an original submission (attached as Annexure B)
and a further submission (attached as Annexure C) on Stage 1 of the PDP. | have

reviewed both documents.

Universal Developments Limited’s original submission was focused on the existence of
the Outstanding Natural Landscape line annotation over residential zones, the provisions

of Chapter 8 Medium Density Zone and Chapter 27 Subdivision.

Universal Developments Limited’s further submission was focused on retaining the
notified Medium Density Residential zoning of the land between State Highway 6 and the
Quail Rise Zone, the provisions of Chapter 8 Medium Density Zone, the status of
subdivision in Outstanding Natural Landscapes and Features and the activity status of

subdivision in the Medium Density Residential Zone.

Universal Developments Limited's notice of appeal (the relevant part of which is attached
as Annexure D) seeks relief that would amend Strategic Objective 3.2.1.3 and Strategic
Policy 3.3.6, to recognise and provide for mixed business use and residential
development in Frankton at a strategic level in the PDP. That relief does not reflect the
provisions or matters set out in the submissions made by Universal Developments
Limited on Stage 1 of the PDP.



Mt Christina Limited

29. Mt Christina Limited made an original submission (attached as Annexure E) and a further
submission (attached as Annexure F) on Stage 1 of the PDP. | have reviewed both

documents.

30. Mt Christina Limited’s original submission focuses on the zoning of the site legally
described as Lot 1 — 2 DP 395145 and Section 2 SO Plan 404113 and contained within
Computer Freehold Register 455423, and the objectives, policies and rules of Chapter
22 Rural Residential and Rural Lifestyle Zone and Chapter 27 Subdivision.

31. The original submission states the following at paragraph 9:

This submission does not seek to address any of the higher order provisions of the
PDP or any of the district wide chapters, including Chapter 3 Strategic Directions,
Chapter 6 Landscapes or Chapter 27 Subdivision. Submissions on these chapters
are being advanced through the separate submission lodged by Darby Planning
LP, an entity related to the MCL.

32. | have identified that Mt Christina Limited’s further submission is focused on the
provisions contained in Chapter 22 Rural Residential and Rural Lifestyle, Chapter 27

Subdivision, and two rezonings proposed by other submitters.

33. Mt Christina Limited's notice of appeal (the relevant part of which is attached as
Annexure G) seeks relief that would amend and make additions to Chapter 3 Strategic
Direction and Chapter 6 Landscapes and Rural Character as they relate to the Rural
Zone, rural living zones, special character zones and the Wakatipu Basin. That relief does
not reflect the provisions or matters set out in the submissions made by Mt Christina
Limited on Stage 1 of the PDP.

Halfway Bay Lands Limited

34, Halfway Bay Lands Limited made an original submission (attached as Annexure H) on

the PDP. | have reviewed the original submission.

35. From my review | have identified that Halfway Bay Lands Limited’s original submission
focused on the zoning of a site situated at Halfway Bay, Queenstown and requested that

it be rezoned to a Rural Visitor Zone.

36. Halfway Bay Lands Limited’s notice of appeal (the relevant part of which is attached as

Annexure ) seeks relief that would amend Chapter 3 Strategic Direction and Chapter 6

"



Landscapes and Rural Character to provide for the significant benefits of tourism and
associated industry. That relief does not reflect the provisions or matters set out in the

original submission by Halfway Bay Lands Limited on Stage 1 of the PDP.

Slopehill Properties Limited

37.

38.

39.

40.

Slopehill Properties Limited made an original submission (attached as Annexure J) on

the PDP. | have reviewed the original submission.
From my review | have identified that Slopehill Properties Limited’s original submission:

38.1 requested that all land accessed from Slopehill Road and not contained in an

Outstanding Natural Feature be rezoned to a rural lifestyle zone; and

38.2 proposed a new strategic objective or policy to enable residential units to be
constructed outside, and in addition to, approved residential building platforms

where the primary use is to accommodate family.

Slopehill Properties Limited’s notice of appeal (the relevant part of which is attached as

Annexure K) seeks:

39.1 amendments to strategic objective 3.2.5.2 and strategic policy 3.3.32 to provide for
a generally more permissive regime for subdivision and development in the Rural

Zone; and

39.2 to introduce a range of new strategic objectives and policies to ensure that rural
living opportunities are provided for in the Rural Zone outside Outstanding Natural

Landscapes and Features.

Aside from Slopehill Properties Limited's request in its original submission that residential
units be enabled to provide for family accommodation, no other part of the original
submission by Slopehill Properties Limited addresses the matters recorded at paragraph
39 above.

Coneburn Preserve Holdings Limited & Ors (Jack’s Point)

41,

Conebumn Preserve Holdings Limited & Ors made two original submissions on Stage 1 of
the PDP (attached as Annexures L and M, respectively) and a further submission on

Stage 1 of the PDP (attached as Annexure N). | have reviewed all documents.



42, The original submissions lodged by Jacks Point focus on the provisions in Chapter 41
Jacks Point Zone, Chapter 27 Subdivision, and Chapter 36 Noise. In particular, the
original submission dated 23 October 2015 states at paragraph 9 that:

This submission does not seek to address any of the higher order provisions of the
PDP or any of the district wide chapters, including Chapter 3 Strategic Directions,
Chapter 6 Landscapes or Chapter 27 Subdivision. Submissions on these chapters
are being advanced through the separate submission lodged by Darby Planning
LP, an entity related to the MCL.

43. Jacks Point’s further submission likewise focuses on the provisions in Chapter 41 Jacks
Point Zone and Chapter 27 Subdivision. Jacks Point’s further submission does oppose
an original submission by RCL Queenstown Pty Limited, RCL Henley Downs Limited,
RCL Jacks Point (RCL)! (attached as Annexure O) on 3.2.5 Goal 5 and 6.3 Objectives
and Policies (notified PDP numbering). However, that opposition is limited to the extent
that RCL’s submission may have inadvertently opposed the Jacks Point Zone as notified

or was inconsistent with Jacks Point’s original submissions.

44, Jacks Point's appeal (the relevant part of which is attached as Annexure P) seeks relief

that would:

441 amend Chapter 3 Strategic Direction to introduce new strategic objectives and
policies ,and amendments to existing policies to recognise the key functions of the

Jacks Point Village; and
44.2 amend policy 6.3.3 that relates to rural lifestyle development.

45. That relief does not reflect the provisions or matters set out in the submissions by Jacks
Point on Stage 1 of the PDP.

The submissions made by the Section 274 Parties

Coneburn Preserve Holdings Limited & Ors (Jacks Point)

46. | described the content of Jacks Point's submissions at paragraphs 41 to 43 above in this
affidavit.
47. Jacks Point has filed three section 274 notices that are subject to the Council's

Application, as recorded in Appendix 3 to the Notice of Motion. These section 274 notices

were lodged in relation to the following appeals:

1 Submission 632.
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48.

49.

471 Queenstown Airport Corporation Limited (ENV-2018-CHC-093) (the relevant

section 274 notice is appended at Annexure Q);

47.2 Remarkables Park Limited (ENV-2018-CHC-126) (the relevant section 274

notice is appended at Annexure R); and

47.3 Queenstown Park Limited (ENV-2018-CHC-127) (the relevant section 274

notice is appended at Annexure S).

The section 274 notices lodged by Jacks Point state that they have been filed on the
basis that Jacks Point is a person who made a submission on the subject matter of the

proceedings.

Jacks Point's section 274 notice on the Queenstown Airport Corporation appeal states

that Jacks Point has an interest in the following part of the appeal:

Chapter 3: Strategic Direction

(a) The amendments and provisions sought in respect of regionally significant
infrastructure.

Chapter 3: Strategic Direction

(a) Amend Policy 3.2.2.1 to include a subparagraph that seeks to restrict development
to areas that avoid reverse sensitivity effects unless those effects can be adequately
managed

Chapter 4: Urban Development

(a) The amendments and provisions sought in respect of regionally significant
infrastructure;

Chapter 6: Landscapes and Rural Character
(a) Amend policies 6.3.12, 6.3.17, 6.3.18, 6.3.19, 6.3.24, 6.3.25, 6.3.26 to:

(i) (a) better recognise the hierarchy and terminology set out in Part 2 of the Act; and
(i) (b) give effect to the Proposed Regional Policy Statement and more specifically, the

land use management framework established for Regionally Significant Infrastructure.

Chapter 21: Rural Zone

(a) Amend assessment matter 21.21.1 to:



(i) better recognise the hierarchy and terminology set out in Part 2 of the Act; and

(il) (b) give effect to the Proposed Regional Policy Statement and more specifically, the
land use management framework established for Regionally Significant Infrastructure.

50. Jacks Point’'s section 274 notice on the Remarkables Park Limited appeal states that

Jacks Point has an interest in the following part of the appeal:

Chapter 4 Urban Development

(a) Jacks Point supports amendments to provisions of Chapter 4 to expressly
provide for exemptions to the restrictions on urban development outside of the
urban growth boundary and/or acknowledgement of the appropriateness of urban
components to development in rural areas in supported as a sustainable and
appropriate outcome in some instances to satisfy the objectives of the Plan and
Part 2 of the Act.

Chapter 6 Landscapes

(b) Jacks Point supports the relief seeking additional policies expressly recognising
tourism and commercial development and the benefits of diversification are
supported as being appropriate for the sustainable management of the District's
rural land resource.

51. Jacks Point's section 274 notice on the Remarkables Park Limited appeal states that

Jacks Point has an interest in the following part of the appeal:

6 Chapter 6 Landscapes

(a) Add a new policy “Tourism and associated activities may need to be located
within Outstanding Natural Landscapes for functional reasons”...

52. The matters of interest referred to above do not reflect the subject matter of the

submissions by Jacks Point on Stage 1 of the PDP.
Glendhu Bay Trustees Limited

93. Glendhu Bay Trustees Limited (Glendhu Bay) made an original submission on Stage 1
of the PDP (attached as Annexure T). Glendhu Bay’'s submission was focused on the
zoning of the land known as Glendhu Station near Wanaka and consequential changes

to the objectives, policies and rules of Chapter 27 Subdivision.

54. Glendhu Bay has filed three section 274 notices that are subject to the Council's
Application, as recorded in Appendix 3 to the Notice of Motion. These section 274 notices

were lodged in relation to the following appeals:
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55.

56.

57.

54.1

54.2

54.3

UCESI (ENV-2018-CHC-056) (the relevant section 274 notice is appended at

Annexure U);

Remarkables Park Limited (ENV-2018-CHC-126) (the relevant section 274

notice is appended at Annexure V); and

Queenstown Park Limited (ENV-2018-CHC-127) (the relevant section 274

notice is appended at Annexure W).

The section 274 notices lodged by Glendhu Bay state that they have been filed on the

basis that Glendhu Bay is a person who made a submission on the subject matter of the

proceedings.

Glendhu Bay's section 274 notice on UCESI's appeal states that Glendhu Bay has an

interest in the following parts of the appeal:

Chapter 21 Rural Zone / Chapter 27 Subdivision
(a) All objectives, policies, assessment matters and rules and other provisions that

relate to subdivision and/or development from the Operative District Plan Rural General
zone are rolled over and included in the Stage One Proposed District Plan

Chapter 21 Rural Zone

(b) Rules 21.4.9 and 9a and Rules 21.4.10 and 10a

Planning Maps

(c) The landscape lines shown on the Operative District Plan maps are rolledover in
their current form into the Stage One Proposed District Plan.

Glendhu Bay's section 274 notice on Remarkables Park Limited’s appeal states that

Glendhu Bay has an interest in the following parts of the appeal:

Chapter 4 Urban Development

(a) GBT supports amendments to provisions of Chapter 4 to expressly provide for
exemptions to the restrictions on urban development outside of the urban growth
boundary and/or acknowledgement of the appropriateness of urban components to
development in rural areas is supported as a sustainable and appropriate outcome in
some instances to satisfy the objectives of the Plan and Part 2 of the Act.

Chapter 6 Landscapes
(b) GBT supports the relief seeking additional policies expressly recognising tourism

and commercial development and the benefits of diversification are supported as being
appropriate for the sustainable management of the District's rural land resource.



58. Glendhu Bay’s section 274 notice on Queenstown Park Limited's appeal states that

Glendhu Bay has an interest in the following parts of the appeal:

Chapter 6 Landscapes

(a) The addition of new provisions that enable diversification of activities in the Rural
Zone

Chapter 6 Landscapes

(a) Add a new policy “Tourism and associated activities may need to be located within
Outstanding Natural Landscapes for functional reasons”.

Chapter 21 Rural Zone —

(a) Amendments to policy 21.2.1.10

Chapter 21 Rural Zone ~

(a) Amendments to policy 21.2.1.15

Chapter 21 Rural Zone - Rules 21.4 Table 1

(a) Add a new rule to Table 1 “Commercial activities linked to the natural and physical
resources of the rural area”

Chapter 21 Rural Zone - Rule 24.1 Table 1

(a) Add a new rule to Table 1 “Restaurant/Café” and apply “controlled” activity status.

Chapter 33 Indigenous Vegetation and Biodiversity - New Policies

(a) Addition of new policies;

Chapter 33 Indigenous Vegetation and Biodiversity - Policy 33.2.2.2

(a) Amend to read “Allow the clearance of indigenous vegetation within Significant
Natural Areas where that clearance is undertaken in a manner that retains the
indigenous biodiversity values”.

Chapter 33 Indigenous Vegetation and Biodiversity - Rules 33.5.1.1, 33.5.1.2,
33.5.2.1 and 33.5.2.2 — Indigenous vegetation clearance thresholds.

59. The matters of interest referred to above do not reflect the subject matter of the

submissions by Glendhu Bay on Stage 1 of the PDP.









protect for future generations the Outstanding Natural Landscape (ONL} and Outstanding
Natural Feature (ONF) landscapes of the district from inappropriate subdivision and/or
development.

e The PDP does not adequately have particular regard to matters in s.7 of the Resource
Management Act and in particular s.7 (b) (c), (), and (g). The PDP does not adequately
protect for future generations the Rural Character Landscapes (RCL) from random,
sporadic and incremental subdivision and/or development that is in the process of
cumulatively degrading existing bucolic and pastoral values.

e The PDP will not result in the efficient use and development of natural and physical
resources nor will it maintain or enhance the quality of the environment nor will it
maintain or enhance amenity values.

3. The decision errs in failing to recognise that Operative District Plan (ODP) provisions rolled-
over into PDP Stage 1 in the manner shown in Appendices A-D (or very similar) better achieve the
purpose of the Act than the provisions in the PDP Stage 1 decision. The decision errs in failing to
recognise that the rural provisions in the ODP have been held to be complete, that there is no
inconsistency in these rural provisions with higher order planning documents nor is there any
uncertainty in their meaning.

4. The decision errs in failing to give sufficient weight to the Council decisions, public
submissions, appeals and Environment Court decisions that wrote the rural objectives, policies,
assessment matters, rules and other rural provisions in the ODP. The decision errs in failing to
fully recognise that these essentially addressed the same rural issues under the same Act as
those addressed in the PDP Stage 1 decision.

In particular the following Environment Court decisions that modified or wrote the ODP are given
insufficient weight:

C180/1999, C74/2000, C186/2000, C75/2001, C100/2001, C129/2001, C92/2001,
C162/2001, C73/2002, C89/2005.

5. The decision errs in failing to give sufficient weight and recognition to expert economic
evidence! presented at the PDP District Plan Review hearings highlighting the critical importance
of protecting landscape values to the economy of the Queenstown Lakes District and New
Zealand. The decision errs in failing to include sufficient specific provisions in the ODP that
expressly spell-out the critical role landscape values play in contributing to the social, cultural
and economic wellbeing of the Queenstown Lakes District and the wider NZ economy.

6. The decision errs in failing to give sufficient weight and recognition to expert evidence
presented at to the PDP Hearing Panel in relation to residential growth projections and zoned
dwelling capacity?.

7. The decision errs in failing to give sufficient weight to the expert evidence of the Society’s
witness, landscape architect Diane Lucas, in regard to the ODP and PDP rural objectives, policies,
assessment matters and rules and their relative effectiveness and efficiency in controlling adverse
effects on landscape values3.

' Osbome economic evidence 6" April 2016

2 Osbome dwelling capacity evidence Upper Clutha 1% May 2017 and Osbome dwelling capacity evidence Queenstown and
Wakatipu 19% June 2017. Banks dwelling capacity evidence 19" June 2017. Clarke growth projections evidence 19 June 2017.
3 Ms. Lucas's evidence on rural Objectives, Policies, Assessment Matters and rules is not mentioned at all in Report 4A Chapter
21 Rural Zone.



8. The decision errs in failing to recommend that the PDP s.32 Evaluation Report Landscape®,
Rural Zone and Gibbston Character Zone be partially rewritten in order to discuss the issue of
whether subdivision and/or development within ONL and ONF’s.should be-non-complying®.

9. The decision errs in deciding that subdivision within ONL and ONF’s should be discretionary
rather than non-complying®. The decision errs in deciding that the Society’s submissions and
further submissions do not give scope for subdivision within ONL and ONF’s to be non-
complying. The decision errs in deciding that a change from discretionary to non-complying
status for subdivision within ONL and ONF’s represents a “highly significant change””.

10. The decision errs.in deciding that the Landscape Lines delineating ONL, ONF’s and Rural
Character Landscape in the maps in the PDP Stage 1 decision are credible. The decision errs in
failing to recognise that the process behind identifying these Landscape Lines is flawed. The
decision errs in deciding that there is “an adequate evidential foundation for identifying ONL and
ONF lines”®. The decision errs in deciding that, as delineated, these Landscape Lines will be
efficient and effective in categorising landscapes and in implementing the objectives, policies,
assessment matters and rules attached to such categorisations. The decision errs in giving
limited weight to the expert landscape evidence of Diane Lucas in relation to the ONL/ONF/RCL
Landscape Lines?.

11. The decision errs in failing to recognise that the Society’s submissions and evidence provide
scope for the Court to decide the position of the Landscape Lines in the Dublin Bay/Mount
Brown and Waterfall Hill/Waterfall Creek areas?°.

12. The decision errs in failing to give adequate weight to the Glentarn decision!! and the
potential adverse effects on landscape values as a result of this decision.

13. The decision errs in explicitly favouring farming for the development of rural based
commercial recreation and tourism activities per Objective 21.2.9.3 and in other places in the
PDP. The decision errs in failing to give exactly the same consideration to any applicant proposing
rural based commercial recreation and tourism activities.

14. The decision errs in deciding that different policies Managing Rural Landscapes should apply
to the RCL landscapes of the Wakatipu Basin and the Upper Clutha Basin per PDP policies 6.3.27
and 6.3.2812 and in other places in the Plan.

15. The decision errs in proposing that the PDP Stage 2-Wakatipu variation (where directive
provisions relating to the control of the cumulative effects of subdivision and/or development in
RCL landscape in the Wakatipu Basin are proposed) should proceed while no similar variation
has been proposed by Council for the Upper Clutha Basin RCL landscape. The decision errs in
failing to recognise that the RCL landscape in the Upper Clutha Basin requires similar protection
from the cumulative effects of subdivision and development. The decision errs in deciding that
applying the PDP Stage 2 variation provisions only to the Wakatipu Basin represents sustainable
management.

4 Undated but approximately August 2015

5 The s.32 report is deficient in that it does not address this issue at all.
6 Stage 1 Decision Report 7 4A-paragraphs 30-76

7 Stage 1 Decision Report 7 4A-paragraph 56

8 Stage 1 Decision Report 16.1 paragraphs 39 and 40

9 Stage 1 Decision Report 16 Upper Clutha Mapping paragraph 10.

10 Stage 1 Decision Report 16.1 paragraph 50

1 C10/2009 Glentarmn Group Ltd. V. Queenstown Lakes District Council
12 Stage 1 Decision Report 3 paragraphs 1340-1347



16. The decision errs in deciding that the wording of part 1.7.5 Building Outline of the PDP is
appropriate. The decision errs in failing to recognise that such wording significantly weakens the
PDP provisions compared with those in.the ODP.

17. The decision errs in deciding in PDP part 21.14.2 that it is appropriate for buildings as large
as 500m?2 to have permitted activity status.

The Society seeks the following relief:

1. That many of the objectives, policies, assessment matters and rules and other provisions that
relate to subdivision and/or development in the Rural General Zone in the ODP (Rural Zone in
the PDP) particularly those that relate to cumulative effects and over-domestication of rural
landscapes, are rolled-over and included in PDP Stage 1. For clarity, a possible though non-
definitive amended PDP Chapters 1, 3, 6 and 21 consistent with and reflecting most (but not
necessarily all) of the amendments sought in this appeal is attached as Appendices A-D.

2. That other amendments different or additional to those shown in Appendices A-D arising from
the Society’s expert landscape and resource management evidence to be prepared for mediation
and PDP Court hearings are incorporated into the PDP.

3. That amendments to the PDP Stage 1’s text and maps consistent with the issues listed below
are incorporated into the PDP where they are additional to those detailed in Appendices A-D and
paragraphs 1 and 2 above.

4. That the PDP includes more overt and explicit Rural Zone objectives, policies, assessment
matters and rules that reflect the critical role that landscape values and their protection play in
maintaining and developing the Queenstown Lakes District and national economy, consistent
with the economic and landscape evidence presented to Council’s PDP Review Hearing Panel.

5. That the PDP reflects in its provisions that there is sufficient land zoned in the Queenstown
Lakes District for residential purposes to satisfy population growth until at least 2048 without the
need to grant consent for any additional residential capacity in the Rural Zone.

6. That rural subdivision and/or development within ONL and ONF landscapes becomes a non-
complying activity in the PDP!3. That Council initiates a variation that changes the activity status
of subdivision and/or development within ONL/ONF from discretionary to non-complying, as
recommended by the PDP Hearing Panell4. That Council partially rewrites its PDP s.32 Evaluation
Report Landscape, Rural Zone and Gibbston Character Zone to address the issue of whether
subdivision and/or development within ONL/ONF should be discretionary or non-complying.

7. That the Landscape Lines shown on the ODP maps are rolled-over in their exact current form.
That the Landscape Lines additional to those contained on the ODP maps, shown on the PDP
Stage 1 maps, are included in the PDP as dotted lines (with the exception of the two locations at
Dublin Bay/Mount Brown, Waterfall Hill/Waterfall Creek described below) with the following
attendant text shown on all maps where these dotted lines appear:

Boundary between two different landscape categories. The solid lines represent landscape
categories determined by the Court and are not subject to change. The dotted lines have
been determined under a broad-brush analysis as part of the District Plan process but have
not yet been through a detailed analysis of specific physical circumstances of each site in
the Environment Court to determine their exact location and so are not definitive. The dotted

13 Appendix D Rules 21.4.9 and 9a and Rules 21.4.10 and 10a
14 Stage 1 Decision Report 7 Paragraph 76



lines are purely indicative until their exact location has been determined through the
Environment Court process.

8. That in the two areas where the Society will give landscape evidence in the Court (Dublin
Bay/Mount Brown, Waterfall Hill/ Waterfall Creek) the Court holds where the Landscape Lines
should be situated, and that these lines then appear as solid lines in the PDP.

9. That PDP Stage 1 is amended in order to address issues arising from the Glentarn decision?5,
per Policy 6.3.8 in Appendix D.

10. That Objective 21.2.9.3 is deleted from the PDP along with all other provisions that favour
farming as opposed to any other applicant in the development of rural based commercial
recreation and/or visitor accommodation.

11. That the PDP policies Managing Rural Landscapes should apply equally to RCL landscapes of
both the Wakatipu Basin and the Upper Clutha Basin per the amendment made to PDP policies
6.3.27 and 6.3.28 in Appendix C (renumbered 6.3.32 and 6.3.33 in Appendix C).

12. That an Upper Clutha Basin Land Use Planning Study is commissioned by Council as
recommended by the PDP Hearing Panel!s. Following completion of this UCBLUPS, that Council
initiate a variation to incorporate any/all recommendations from this study into the PDP in the
same way that provisions relating to the control of the cumulative effects of rural subdivision
and/or development within RCL landscape contained in the PDP Stage 2-Wakatipu variation
(publicly notified in November 2017) are proposed to be incorporated into the PDP.

13. That the text in Part 2.1.7 of the ODP that relates to the identification of the bulk of proposed
buildings to be erected as part of rural resource consent applications is rolled-over and included
in Chapter 1 per the amendment to part 1.7.5 in Appendix A.

14. That the standard in PDP Part 21.14.2 for the size of buildings having permitted activity
status is reduced from S00m2 to 350m2 as shown in Appendix D.

The Society attaches the following documents to this notice in order to enable an adequate
understanding of this appeall?:

(@) Two copies of PDP Stage 1 Chapters 1, 3, 6, and 21.

(b) Two copies of Appendices A-D. These form part of this appeal and consist of an amended
version of the PDP Stage 1 (part or all) of Chapters 1, 3, 6, and 21. These indicate the outcome
sought by the Society as a result of this appeal, but subject to the caveats described above.

(c) Two copies of the Society’s PDP submissions and further submissions

(d) A list of submitter numbers and matching email addresses to be served with a copy of this
notice of appeal!s,

Signature of Appellant:

Date:

15 C10/2009 Glentam Group Ltd. V. QLDC

'8 Stage 1 Decision Report 16.13 Paragraph 37

17 Al of the documents related to this appeal are publicly available on the QLDC website.
'8 See waiver applied for in covering letter



Address for Service of the Appellant:

Upper Clutha Environmental Society (Inc.)
PO Box 443, Wanaka

Tel: 0211368238

uces@xtra.co.nz

Contact Person;

Julian Haworth

Secretary/Treasurer

Upper Clutha Environmental Society (Inc.)
245 Hawea Back Road

Wanaka 9382

Tel: 034431813

julianh@xtra.co.nz







6.

(¢

dispersal approaches and avoids impact on the State Highway
network. Such a prescriptive policy limits the choice of stormwater
design/innovation/options. All stormwater should be available to a
developer of land, subject to a chosen option being approved by
Council.

(iii) Universal opposes that part of Policy 8.2.13.1, which proposes that
new or altered residential and other noise sensitive buildings within
80m of the State Highways should be designed to meet internal sound
levels of AS/NZ 2107:2000. This distance is not supported by robust
assessment.

Subdivision

Universal opposes the Discretionary Activity status for subdivision. This
creates uncertainty for those wishing to develop land, with significant potential
costs that are not outweighed by associated benefits. It is an open-ended
process that could result in inconsistent decision-making across Council with
no sure improvement of urban/ residential design outcomes. If urban design
concerns are at the heart of Council’'s proposal to make changes to the
activity status for subdivision, Universal suggests those concerns be
addressed more clearly through the plan controls for Controlled or Restricted
Discretionary activities.

Qutstanding Landscape Lines

(d)

Part 6.2 of the proposed plan records that “Landscapes have been
categorised into three classifications within the Rural Zone". Policy 6.3.1.1
records that the District’'s Outstanding Natural Landscapes and Outstanding
Natural Features are identified on the planning maps. However, the ONL
lines illustrated in the proposed district planning maps not only feature in the
Rural zone but also Residential and other zones. The existence of the ONL
lines within areas of zoning that is not rural is inconsistent with the overall
thrust of the objectives and policies of Chapter 6, which direct the recognition
of landscape classifications in the Rural zone.

Universal seeks the following decision from the local authority:

(a)

(b)

(¢

(d)

Confirm the existing Medium Density Residential zone provisions and zones
identified on the planning maps, subject to the following changes:

0] Delete Policy 8.2.11.1.

(i) Delete Policy 8.2.11.2.

(iii) Amend Policy 8.2.13.1, so that “80m” is replaced by “15m”.

Amend Rule 27.4.1 and its associated objectives and policies so that
subdivision is a Controlled Activity or a Restricted Discretionary Activity and, if
deemed necessary, add design controls to the Controlled or Restricted

Discretionary Activity rules that will ensure good urban design outcomes.

Amend the proposed district planning maps so that ONL lines are only shown
on land that is to be zoned Rural.

Any additional or consequential relief to give effect to this submission.

Universal does wish to be heard in support of its submission.

\'\ -151020 Submission Qidc Final
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7. If others make a similar submission Universal would be prepared to consider
presenting a joint case with them at any hearing.

Andrew Lovelock, solicitor and agent for submitters

DATED Z()  October 2015

Address for service of person making submission:

Andrew Lovelock
Gallaway Cook Allan

PO Box 450

Wanaka 9343
Telephone: 03 443 0044
Facsimile: 03 443 6651

Email: andrew.lovelock@gallawaycookallan.co.nz
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(b) Submission 145;
(i) The particular parts opposed are;

)] Those parts that seek subdivision in Outstanding Natural
Landscapes and Outstanding Natural Features have a Non-
Complying Activity status rather than a Discretionary Activity
status.

(2) An activity status change to non-complying is unduly restrictive
for land within the Medium Density Zone.

(3) The submission suggests non-complying activity status is more
appropriate for subdivision and development within
Outstanding Natural Landscapes and Outstanding Natural
Features. It requests that the Section 32 Landscape Valuation
Report is rewritten to discuss the costs and benefits associated
with the option of residential subdivision and development
becoming non-complying versus discretionary. A non-
complying activity status in the ONL and ONF areas is not
appropriate nor necessary.

(ii) Universal seeks those parts of the submission described above be
disallowed:

(c) Submission 408:
Q) The particular parts opposed are:

(1 Those parts that seek amendments to Policies 8.2.11.1 and
8.2.11.2.

(2) Universal's original submission sought both policies were
deleted from the Plan. It considers Policy 8.2.11.1 serves no
useful purpose and that Policy 8.2.11.2 is unduly restrictive.
This position remains. Consequently neither policy needs to
be amended and both policies should be deleted.

(ii) Universal seeks that those parts of the submission described above
be disallowed:

(d) Submission 717
(i The entire submission is opposed.

(1) The submission and its Annexure B seek the rezoning of land
adjacent to SH6 as Business Mixed Use Zone or Industrial.
This is strongly opposed by Universal who consider the most
appropriate zoning for the land is the Medium Density
Residential Zone in the Proposed Pian.

(2) The submission seeks alternative relief to provide more mixed
use activity in the Medium Density Residential Zone than is
currently provided for. Relief is also sought to protect the
submitters lawfully established business from reverse

G:\Client Data\30971\1\further submissions.docx
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sensitivity effects, primarily noise and nuisance effects. All
provisions are opposed.

(3) Itis noted that specific amendment is sought to Policy
8.2.13.1. The submission seeks that the words “100 metres
from Non-Residential Activities” is inserted into the policy.
Universal does not see why this is required nor why it should
apply to buildings within 100 metres of Non-Residential
Activities. There is no analysis to support this figure.

(ii) Universal seeks that the entire submission be disallowed:
(e) Submission 847:
(i) The particular parts opposed are:
(1 Those parts that seek amendment to Policy 8.2.13.1.

(2) We note that the relief sought in relation to Policy 8.2.13.1 is
the same as Submission 717. The relief sought in relation to
that submission is opposed for the reasons already given.

(ii) Universal seeks that those parts of the submission described above
be disallowed:

2. Universal supports the following submissions:
(a) Submission 221:
0] The particular parts supported are:

(1) Those parts that seek the removal of Outstanding Natural
Landscape lines from residential areas and Medium Density
Zones.

(2) In its original submission Universal stated that the existence of
ONL lines in zoned areas that are not Rural is inconsistent with
the overall thrust and objectives of Chapter 6. That chapter
directs recognition of landscape classifications in the Rural
Zone. In accordance with this direction ONL lines should only
be shown on land that is zoned Rural. The lines are not
compatible with residential areas and Medium Density Zones
as promoted. Nor are they consistent with the intention for
those zones. ONL overlay within Residential Zones is
inconsistent with the objectives for those zones and creates
unnecessary restriction on residential development which is
what the zones seek to facilitate. The ONL should be removed
from residential areas and Medium Density Zones.

(i) Universal seeks that those parts of the submission described above
be allowed:

G:\Client Data\309719\1\further submissions.docx
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(b) Submission 395;
(i The particular parts supported are:

1 Those parts that seek subdivision as a controlled activity in the
Medium Density Residential Zone.

(2) Universal opposes subdivision being discretionary. It creates
uncertainty and inconsistency for future development.
Subdivision of land zoned Medium Density Residential should
be a controlled activity.

(i) Universal seeks that the part of the submission described above be
allowed.

(c) Submission 399:
(i) The particular parts supported are:

(1) Those parts that seek subdivision should be a controlled
activity on Medium Density Residential Zone land.

(2) The reasons for support are the same as those outlined under
Submission 395.

(ii) Universal seeks that those parts of the submission described above
be allowed:

(d) Submission 423:
(i The particular parts supported are:
(1) Those parts seeking the removal of Qutstanding Natural
Landscape lines from areas that are Medium Density

Residential Zones.

(2) The reasons for support are the same as those outlined under
Submission 221,

(ii) Universal seeks those parts of the submission described above be
allowed:

(e) Submission 512:
(i) The particular parts supported are:

(1) Those parts that propose a draft controlled activity rule for
27.4.1 as:

“1. Amend Rule 27.4.1, as follows:

All subdivision activities are diseretionary controlled
activities, except as otherwise stated:

G:\Client Data\309719\1\further submissions.docx
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Council’s control is limited to:

o Lot sizes, averages and dimensions

o Subdivision design

o Property access

e Esplanade provision

e Natural hazards

e Fire fighting water supply

o Water supply

o Stormwater disposal

e Sewage treatment and disposal

Energy supply and telecommunications

Open space and recreation

Easements

The nature, scale and adequacy of environmental
protection measures associated with earthworks

o ® @ ©

All subdivision activities in the Rural Zone are
Discretionary activities.

2. Amend the relevant subdivision objectives and policies
as appropriate so that they inform and achieve the
controlled activity status subdivision described above.”

(2) Itis considered the proposed rule is appropriate for subdivision
activity. The Rule achieves a balance between enabling
development while at the same time providing a framework for
appropriate matters to be addressed as part of consent.

(i) Universal seeks those parts of the submission described above be

allowed:
3. Universal wishes to be heard in support of this submission.
4, Universal considers presenting a joint case with others presenting similar
submissions.

cc.
Submitter Contact Email
Stephen Spence stev0s@yahoo.co.nz
Upper Clutha Environmental Society (inc) uces@xtra.co.nz

(Julian Haworth)
Otago Foundation Trust Board (Amy Wilson- amyw@brownandcompany.co.nz
White)

G:\Client Data\309719\1\further submissions.docx
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The Jandel Trust (Brett Giddens)

brett@townplanning.co.nz

Fll Holdings Limited (Brett Giddens)

brett@townplanning.co.nz

Susan Cleaver

suecleaver2000@gmail.com

Trustees of the Gordon Family Trust (Sam
Buchan)

sam@gtoddiaw.com

Peter and Margaret Arnott (Sam Buchan)

sam@gtoddlaw.com

Caro! Bunn

carolbunn.winemaker@gmail.com

The Estate of Norma Kreft (Vanessa Robb)

vanessa.robb@andersonlloyd.co.nz
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To

7

The Registrar
Environment Court
Christchurch

Universal Developments Limited (Universal) appeals against part of the decisicn
of Queenstown Lakes District Council on the proposed Queenstown Lakes
District Pian (PDP).

Universal made a submission (#177) and further submission (#1029) on the PDP.

Universal is not a trade competitor for the purpose of section 308D Resource
Management Act 1991 (RMA).

Universal received notice of the decision on 7 May 2018.

The decision was made by Queenstown Lakes District Council (QLDC).
The parts of the decisions appealed relate to:

(a) Chapter 3 Strategic Direction;

(b)  Chapter 4 Urban Development;

(c) Chapter 8 Medium Density Residential;

(d)  Chapter 9 High Density Residential;

(e) Chapter 16 Mixed Business Use;

1)) Chapter 27 Subdivision;

(g) Planning Map 31a.

Reasons for appeal

Frankton North Specific Issues

Universal Developments owns land legally described as Lot 2 DP 497316, heid in
CFR 764774 (Site), adjacent to SH6 Frankton-Ladies Mile Highway. The Site
was notified as medium density Residential Zoning (MDR) through the PDP, and
has been retained as such in the Council's Decisions. Universal submitted
generally on the notified zoning of its Site and on submissions which sought
alternative zonings (#717, #751, #847, #399).

A broad range of submissions were lodged to the PDP seeking alternative zoning
outcomes for the Site and adjacent land, within the Urban Growth Boundary and
zoned MBU / MDR to the north of SH6 (collectively referred to as Frankton

1901122 | 3591879



10

11

12

13

North) as indicated coloured orange and dark red in Appendix B. Those
submissions sought a range of outcomes from Rural Zone, to alternative zoning
which provides for residential, light industry, service activities, trade based
suppliers, and storage, through any mixture of Low, Medium, or High Density

Residential, Industrial, Mixed Business Use, or Local Shopping Centre Zones.

In the course of hearings on the Frankton North Land, Universal worked
constructively with adjacent landholder submitters to present a joint proposal to
Council which involved a comprehensive site-specific set of provisions for Mixed
Business Use Zoning, including structure plan access and specific subdivision
rules. Universal has broad standing in respect of seeking or supporting notified
and alternative zonings of its site and the Frankton North land, if that is
considered necessary or appropriate.

The Council's Decision in part accepted this relief, however the Universal Site has
not been rezoned from MDR as originally notified. This Decision is contrary to the
Council's expert evidence presented in the course of the hearings, seeking High
Density Residential Zone over the Site, and contrary to the Submitter's expert
evidence produced, seeking a specific Frankton North Mixed Business Use Zone.
The Council's Decision is considered to be an inefficient and ineffective use of the
Site as it does not provide for higher density residential opportunities and mixed
commercial activities, for which there is a current and projected shortfall of zoning
across the District.

The Council's reasoning for not rezoning the Site as HDR (despite Council's
planning experts recommending that status) included the following:

The balance of the sites, which are outside the OCB should remain MDRZ in our
opinion, rather than HDRZ recommended by Ms K Banks. This is for two reasons.
Firstly, MDRZ would provide a better transition to the Rural land which would
commence at the property boundaries slightly above the bottom of Ferry Hill.
Secondly we do not think that the site would not really provide good alternative
access to nearby commercial and employment centres by pedestrians, cyclists and
public transport, as the zone purpose for HDRZ suggests, even after the installation
of safe crossing points. Further, the nearest centre, which is Five Mile, does not

provide a full range of commercial, community and social facilities in any case'.

This reasoning is not justifiable given that a transition to rural Jand can be
perceived as being provided for within the rural land, and the Site is within
walking distance to the wider Frankton area including five mile, which once
developed will be a full service centre. The consequence of the MDR provisions
applicable to the Site also results in confusion as to whether future development
within the Site must provide direct access to SH6, or whether access can be

! Para 99, Council Decision Report 17-6
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15

16

17

18

facilitated through alternative routes to the Site. The Site currently has frontage to
SH6, and potential access to the Highway (in the instance of future upgrading)
however also has access options though Ferry Hill Drive and Tucker Beach.
Appendix A further sets out detailed relief in respect of providing for these

alternative access options.

Among other concerns, the Council's Decision referred to a concern for rezoning
the Frankton North land Mixed Business Use as undermining the viability and
functioning of the Frankton Commercial areas. Mechanisms to address these
concerns can be included in any subsequent rezoning of the Frankton North land,
such as by including limitations on ground floor areas so as to reduce impacts on
other large format retail in Frankton.

The Council's PDP Decision fails to adequately provide for the higher order
provisions of the PDP, the operative and proposed RPS, Part 2 of the Act, and
therefore is not the most effective and efficient zoning having regard to the
requisite section 32 assessment.

Without derogating from the generality of the issues identified above, Universal
now seeks the following outcomes in the PDP:

(a) Rezoning of the Site and surrounding Frankton North land to enable higher
density residential and / or mixed commercial and activities, through either
a combination or a rezoning of the following: High Density Residential, or
Mixed Business Use, or other zoning which would achieve similar
outcomes; and

(b)  Consequential amendments to the provisions of the above zone chapters
to provide a site-specific regime for the Site and the Frankton North land,
including by way of structure plan and associated subdivision rules; and

(c) Consequential amendments to any strategic and higher order provisions of
the PDP so as to support and give effect to the ultimate Frankton North
zoning; and

The particulars of the relief sought by Universal are further set out in Appendices
A, B, and C to this Appeal.

The rezoning relief as set out in this Appeal is considered to provide for a more
efficient and effective development regime for the Frankton north land, which will
positively contribute to the District's projected shortfall in commercial zoned land
and current housing affordability and supply issues. This relief better achieves:

(a)  The higher order provisions of the PDP, proposed and operative Regional
Policy Statements;

1901122 | 3591879
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(b)  Section 32 of the Act;

(c) Part2 of the Act.

General Medium Density Residential.Issues

19

20

Universal also has interests in land elsewhere in the District, and which is
affected by Chapters 3, 4, and 8 (MDR) of the PDP. Universal seeks general
amendments to those chapters to facilitate a more efficient and effective planning
regime for residential development in residential zoned areas. Universal
considers it important that the residential zones, in particular the MDR Zone,
enable residential development unconstrained by unnecessary subdivision and
land use rules which otherwise inhibit the ability for those zones to achieve their
purpose. Broader activities, such as community and commercial activities, are
also important to facilitate in the MDR Zone, where this contributes to an
integrated outcome for mixed residential communities.

The particular relief set out in respect of these Chapters, applicable to areas other
than the Frankton North land, is set out in Appendix A to this Appeal.

Chapter 3 Strategic Direction

21

22

23

24

Chapter 3 provides for the overarching strategic direction for resource
management in the Queenstown Lakes District. The nature of Chapter 3 applying
as higher order provisions to all other provisions of the PDP means that Universal
interests are affected by Chapter 3.

Significant changes to the content and structure of Chapter 3 have occurred
between the notified PDP version and the decisions version. Universal therefore
considers that its appeal on this chapter is significantly broad and not limited in
scope to original policies and objectives listed.

Universal opposes those provisions of Chapter 3 which do not provide for efficient
and effective urban development, and which do not provide sufficiently for the
social, economic, and cultural wellbeing of people and communities.

The specific provisions of Chapter 3 and the relief sought by Universal are set out
in Appendix A to this Appeal.

Chapter 4 Urban Development

25

Chapter 4 provides for 'hard' urban edges by ensuring a transition to adjacent
rural zones is provided for within a UGB. This is opposed on the basis that land
zoned for development within a UGB should be used for that purpose and not
unnecessarily constrained.

1901122 | 3591879
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26  The specific provisions of Chapter 4 and the relief sought by Universal are set out
in Appendix A to this Appeal.

Chapter 27 Subdivision

27  Universal is in particular concerned with the removal of a controlled activity
subdivision status for residential and business zoned land. Controlled activity
status is critical to the successful development and completion of subdivision
within developable zones (including Mixed Business Use, Township, Special, and
Residential). These are zones which are anticipated for further subdivision and
development, and therefore subdivision should be enabled to achieve the
purpose as land use change is expected. These are zones in which the
anticipated level of effects for the Zone have been considered and accepted at a
Jocal and District Wide level.

28  The specific provisions of Chapter 27 and the relief sought by Universal are set
out in Appendix A to this Appeal.

Further and consequential relief sought

29  Universal seeks alternative, consequential, or additional relief to that set out in
this appeal necessary to give effect to the matters raised generally in this appeal
and Universal's PDP submission and further submission.

1901122 | 3591879
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Attachments
The following documents are attached to this notice:
Appendix A — Relief sought
Appendix B — Location of Frankton North Land
Appendix C — Proposed Frankton North Structure Plan
Appendix D - A copy of the Appellant's submission and further submission;
Appendix E - A copy of the relevant parts of the decision; and

Appendix F - A list of names and addresses of persons to be served with this
notice.

Dated this 19" day of June 2018

Maree Baker-Galloway/Rosie Hill

Counsel for the Appellant

1901122 | 3591879 page 6



Address for service of the Appellants

Anderson Lloyd

Level 2, 13 Camp Street

PO Box 201

Queenstown 9300

Phone: 03 450 0700 Fax: 03 450 0799

Email: maree.baker-galloway@al.nz | rosie.hill@al.nz

Contact persons: Maree Baker-Galloway | Rosie Hill
Advice to recipients of copy of notice of appeal
How to become party to proceedings

You may be a party to the appeal if you made a submission or a further submission on
the matter of this appeal.

To become a party to the appeal, you must,—

° within 15 working days after the period for lodging a notice of appeal ends, lodge
a notice of your wish to be a party to the proceedings (in form 33) with the
Environment Court and serve copies of your notice on the relevant local authority
and the Appellant; and

° within 20 working days after the period for lodging a notice of appeal ends, serve
copies of your notice on all other parties.

Your right to be a party to the proceedings in the court may be limited by the trade
competition provisions in section 274(1) and Part 11A of the Resource Management Act
1991.

You may apply to the Environment Court under section 281 of the Resource
Management Act 1991 for a waiver of the above timing or service requirements (see
form 38).

Advice

If you have any questions about this notice, contact the Environment Court in
Christchurch.
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OUTLINE OF SUBMISSION

This submission has been structured under the following headings:

Section A: Overview

Section B: Reasons for, and matters raised, in the Submission

Section C: Specific Submissions to the Proposed Queenstown Lakes District Plan
SECTION A: OVERVIEW

1. Mount Christina Ltd owns land alongside the Glenorchy - Paradise Road, approximately 440 m
south of Lovers Leap Road and 12 km north of Glenorchy Township. lts land has been
identified within the Rural Residential and Rural General Zone under the Proposed Queenstown
Lakes District Plan (“PDP”). It has the same zoning under the operative District Plan.

2. The purpose of this submission to the PDP is to realign the shape and area of the rural land as
Rural Residential to better match with the topography of the site. The submission also seeks to
make some minor amendments to the rules, policies and objectives for the rural residential zone
to achieve a better alignment between the relevant objectives of the PDP and the proposed
methods.

SECTION B: REASONS FOR, AND MATTERS RAISED, IN THE SUBMISSION

Description of the Site

3. The site is an area of land forming part of the Earnslaw Station, located below the north western
flanks of Camp Hill to the south of the Earnslaw Burn and a short distance from the boundary of
the Aspiring National Park. The Dart River passes the site a few kilometres to the west and the
entrance to the Rees Valley to the south east.

4. The land to which the submission relates to land contained within a single title, legally described
as Lot 1 — 2 DP 395145 and Section 2 SO Plan 404113, being 28.86 hectares in area and
contained within Computer Freehold Register 455423,

Resource Consent History

5. MCL holds an approved resource consents for the subdivision of the site into 26 rural living
allotments located within the rural residential zone and partly within the rural general zone. That
original subdivision consent RM050144 has been since varied and implemented in part with an
extension given to the lapsing date, to now lapse on 9 May 2017.

6. As is recorded within the decision of the Commissioner on RM050144, the zoning of the rural
residential part of the site does not follow existing topography and has “slipped” to the west with
the result that a large space has been created between the zones eastern edge and the base of
Camp Hill. The Council Commissioner for that resource consent accepted that “the majority of
the proposal would fall within the more logical topographical area described by Messrs Kirkland
and Hohneck as the intended extent of the Rural Residential Zone™.

7. As part of this proposal two large areas of land located within the Rural General Zone
(operative District Plan) were identified for view protection purposes. Within these areas it is

' Para 12, Page 3, Decision on RM050144 Commissioner Michael Parker (9 Nov 2005)
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10.

11.

12.

13.

14,
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proposed to prevent the erection of any buildings or other structures and for their maintenance
in natural pasture in perpetuity.

The rural area surrounding this zone falls within an outstanding natural landscape. Below is an
extract of PDP Planning Map 9 (Glenorchy Rural, Lake Wakatipu) showing the area of the MCL
land and surrounding zoning.

Planning Map 9 (Glenorchy Rural, Lake Wakatipu)

A1an

Proposed Relief

This submission does not seek to address any of the higher order provisions of the PDP or any
of the district wide chapters, including Chapter 3 Strategic Directions, Chapter 6 Landscapes or
Chapter 27 Subdivision. Submissions on these chapters are being advanced through the
separate submission lodged by Darby Planning LP, an entity related to the MCL.

A number of small changes are sought to the objectives, policies and rules of Chapter 22 Rural
Residential and Rural Lifestyle. These changes are proposed in order to improve the
effectiveness and efficiency of the methods in achieving the relevant objectives of the plan and
to also remove any unnecessary restrictions.

The proposal is adjust the rural residential zone across the MCL land described above to
logically match with topography. The nature of the proposed adjustment is illustrated on the
map of the proposed rural residential zone attached to and forms a part of this submission
within Appendix 1. The primary relief sought by MCL is to replace the rural residential zone
shown on Planning Map 9 with that shown on the plan attached within Appendix 1.

The specific changes sought to the PDP provisions are detailed within Section C of this
submission.

Subdivision

Whilst the district wide submission by Darby Planning LP addresses the subdivision chapter
generally, MCL seek to specially address the elevation in the default status of all subdivision
from controlled activities to discretionary activities (unrestricted).

MCL challenges the veracity of the Council .32 assessment of the proposed changes sought to
the subdivision chapter and considers that this assessment has not adequately considered:
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16.

17.

18.

19.

20.

21.
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(@) The commercial impacts of the lack of certainty to landowners and investors;

(b)  The flow on effects that this uncertainty will create in terms of being able to deliver
affordable housing and provide security over the mechanisms to create separate land
tenure;

(c)  The transaction and administrative costs and inefficiencies of administering a
discretionary regime. The Council has sought to reduce uncertainty through the
introduction of rules relating to non-notification of consent, but this fails to adequately
address the lack of certainty relating to the merits of any particular proposal, including
proposals that meet all of the other standards including minimum lot size for subdivision;
and

(d)  Minor applications for boundary adjustment have been also removed from the subdivision
chapter and this creates further uncertainty over proposal with typically very little to no
adverse effects on the environment.

For these reasons, MCL seek to have the provisions of the subdivision chapter withdrawn and
replaced with the operative plan provisions from Chapter 15. Controlled activity status for
subdivision together with appropriate standards relating to lot sizes and servicing infrastructure
is considered this the most appropriate method to implement the objectives of the PDP having
regard to their effectiveness and efficiency.

Section 32AA Evaluation

The following summary evaluation has been prepared under section 32AA of the Act to
supplement the proposed changes sought to the rural residential zone. S.32AA requires that a
further evaluation under sections 32(1) to (4) is necessary for any changes that have been
made to the proposal since the evaluation report for the proposal was completed.

In accordance with s.32AA(1)(c) this evaluation has been undertaken at a level of detail which
corresponds to the scale and significance of the changes.

Proposed District Plan Policy Framework
The relevant objectives from the PDP are outlined below.

Chapter 3 Strategic Directions

Objective 3.2.5.1 Protect the natural character of Outstanding Natural Landscapes
and Quistanding Natural Features from subdivision, use and development.

The site falls within an area of Outstanding Natural Landscape in terms of the mapping included
within the PDP, although the landscape classifications are not intended to apply to the rural
lifestyle of rural residential zones. The nature of the proposed relief to adjust the existing rural
residential zone to better match with the underlying landform and as approved by the Council in
terms of resource consent RM050144.

An assessment of the landscape effects of subdivision or development within the small area of
ONL located beyond the rural residential zone was provided at the time of the original
application in evidence of Mr Ben Espie and a separate report prepared by the Council by Mr R
Girvan.

The changes proposed to the boundary of the rural residential zone, involved shifting its location
off a prominent escarpment in that zone and onto rural land located on an elevated terrace
towards the base of Camp Hill. The impact of this change in landscape terms wili be to
“significantly reduce the prominence of residential development within the rural residential zone
compared with that approved in eth underlying subdivision”. In this regard the change to the
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23.

24.

25.

26.

27.

28.
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zones location as proposed by MCL will result in less effect on landscape values than if the
existing zone was implemented.

Taken together the changes are considered to provide greater protection of the natural
character of the ONL than under the status quo and is therefore consistent with Objective
3.25.1.

Objective 3.2.5.3 Direct new subdivision, use or development to occur in those
areas which have potential to absorb change without detracting from landscape
and visual amenity values.

The MCL land is located with a part of the landscape that has been approved for subdivision
under the provision of the rural residential zone and part rural general zone. The changes
proposed to the zone boundary, as described above, will ensure that future subdivision and
development will be located within a part of the landscape which has greater potential to absorb
change.

Objective 3.2.5.4 Recognise there is a finite capacity for residential activity in rural
areas if the qualities of our landscape are to be maintained.

Retaining the MCL within the rural residential zone positively implements Objective 3.2.5.4 by
maximising the lifestyle living opportunities within the area of the available land.

Objective 3.2.6.2 Ensure a mix of housing opportunities

Rural living is a form of housing at the low end of the density spectrum and will therefore help to
ensure a mix of housing opportunities are provide across the District.

Chapter 6 Landscapes

6.3.1 Objective - The District contains and values Outstanding Natural Features,
Outstanding Natural Landscapes, and Rural Landscapes that require protection
from inappropriate subdivision and development.

As above, the proposed changes to the boundary of the rural residential zone into an area of
ONL is a trade off involving extending development into a small area of ONL that has capacity
to absorb change and the avoidance of development on a prominent escarpment included
within the zone. The net change in landscape effects is considered positive. On this basis, the
change to the zone boundary achieve Objective 6.3.1.

6.3.2 Objective - Avoid adverse cumulative effects on landscape character and
amenity values caused by incremental subdivision and development.

The proposed relief seeks to achieve greater definition of the zone boundary, which is based on
topography and landscape inputs. If the proposed boundary has greater landscape logic and
can be more readily understood on the ground there is less potential to incremental growth and
the creation of adverse cumulative effects.

6.3.4 Objective - Protect, maintain or enhance the District’s Outstanding Natural
Landscapes (ONL).

This objective is very similar to Objective 3.2.5.1, discussed above. The net change resuiting
from the change to the boundary of the zone will offer greater protection of a prominent
landscape feature in favour of development within an area of landscape less visible. On this
basis the proposed relief will achieve Objective 6.3.4.
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Evaluation

Identification of other reasonably practicable options for achieving the objectives
s.32(1)(b)(i)

The reasonably practicable options available to MCL to provide for the use and development of
its land under the PDP includes:

(a) Retention of the status quo with no change to rural residential zone and implementation
of subdivision and development through resource consent.

(b)  Amend the boundary of the existing rural residential zone to follow a more logical
landscape boundary, based on topography and landscape character.

Retention of the status quo relies on the implementation of the current consent and in particular
the provision of restrictive covenants to manage the effects of subdivision and development on
landscape values.

Aligning the zone boundary to better follow topography and the landscape values of the site
would avoid the need to secure protections through consent and create a more enduring form of
management of the natural and physical resources of this area.

The current zone zones aligns with Objective 3.2.5.4, to recognise the finite capacity for
residential activity in rural areas. The proposed zone would carry the same benefit, but have the
additional benefit of protecting the outstanding natural landscape from inappropriate
subdivision, use or development.

Assessment of efficiency and effectiveness of provisions s.32(1)(b)ii) and s.32(2)(a)

(a) Effectiveness:

The proposed methods are an appropriate basis for achieving Objective 3.2.5.4, because
it enables the efficient use the available land use, included established roading access
without compromising the qualities of the landscape.

(b)  Efficiency

764

Benefits Costs

Environmental Economic

Overdevelopment of the area would lead to a
loss of landscape amenity values and
therefore a reduction of visitors to the area.

The removal of rural residential zoning fro,
the prominent terrace escarpment. This
change to this part of the land will provide for

greater certainty over the effects of Social & Cultural
development within the landscape and also
protection of open space. Insensitive development would negatively

impact on landscape amenity and the
character of the area.

Parts of the site contain prominent landforms
that could negatively impact on the quality of
the landscape and the amenity values of this
area if not protected.




Summary of reasons for proposed provisions s.32(1)(b)(iii)

33. The changes sought to the boundaries of the Rural Residential Zone provides the most
appropriate way of achieving the relevant objectives of the PDP. because it will- result in-a-net
positive change to the effects of future development on the landscape.

Consequential and Further Changes
34. MCL seeks to make any similar, alternative and/or consequential relief that may be necessary

or appropriate to address the matters raised in this submission or the specific relief requested in
this submission.
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To

The Registrar
Environment Court
Christchurch

Mt Christina Limited (MCL) appeals against part of the decision of Queenstown
Lakes District Council on the proposed Queenstown Lakes District Plan (PDP).

2 MCL made a submission (#764) and further submission (#1325) on the PDP.

3 MCL is not a trade competitor for the purpose of section 308D Resource
Management Act 1991 (RMA).

4 MCL received notice of the decision on 7 May 2018.

5 The decision was made by Queenstown Lakes District Council (QLDC).

6 The parts of the decisions appealed relate to:
(@) Chapter 3 Strategic Direction;
(b)  Chapter 6 Landscapes;
(c¢) Chapter 22 Rural Residential / Lifestyle;
(d) Chapter 27 Subdivision

7 Reasons for appeal

Background

8 Mount Christina Ltd owns land alongside the Glenorchy - Paradise Road,
approximately 440 m south of Lovers Leap Road and 12 km north of Glenorchy
Township. Its land has been identified within the Rural Residential and Rural
General Zone under the PDP. It has the same zoning under the operative District
Plan.

9 The MCL submission sought to amend extend the notified Rural Lifestyle zoning

over the boundary of the MCL site and provide for site specific provisions within
that site recognising the development potential in that area. The submission was
successful in seeking a revised rezoning over the Site, however further
amendments are required to the PDP provisions to ensure that rural lifestyle
development can occur on this site as an efficient and effective use of resources.

Chapter 3 Strategic Direction

10

Chapter 3 provides for the overarching strategic direction for resource
management in the Queenstown Lakes District. The nature of Chapter 3 applying

18001613 | 35692070



as higher order provisions to all other provisions of the PDP means that MCL
interests are affected by Chapter 3.

11 Significant changes to content and structure of Chapter 3 have occurred between
the notified PDP version and the decisions version. MCL therefore considers that
its appeal on this chapter is significantly broad and not limited in scope to original
policies and objectives listed.

12  Amendments to chapter 3 provisions are sought so as to ensure that appropriate
rural living and development can be undertaken in accordance with the
underlying provisions applicable to a particular zone. New policies are also
sought to recognise the benefits rural living and development. Post EDS v King
Salmon, there is a risk of incompleteness to a planning instrument where matters
are not sufficiently covered and which are otherwise provided for in the Act. The
benefits of rural living and associated economic wellbeing, amenity, employment
and enjoyment of landscapes are not otherwise provided for within the Strategic
Direction Chapter.

13 The specific provisions of Chapter 3 and the relief sought by MCL are set out in
Appendix A to this Appeal.

Chapter 6 Landscapes

14  MCL opposes those provisions which provide a presumption that further
subdivision and development in the ONL will be generally inappropriate. This is
inconsistent with the effects based approach envisaged under the RMA, and with
the identification of rural living zones which are within the ONL (such as Mt
Christina), the purpose of which is to provide for rural living subdivision.

15  Clarification is sought to the application of the ONL category to rural living zones.
LHL opposes the inclusion of those zones into the ONL category as this does not
provide for the recognition of the importance and benefits of rural living to be
carried out in those areas identified as having capacity to absorb such
development.

16  The specific provisions of Chapter 6 and the relief sought by MCL are set out in
Appendix A to this Appeal.

Chapter 22 Rural Lifestyle and Rural Residential

17  Amendments to visitor accommodation are sought so as to provide for this as a
restricted discretionary rather than discretionary activity.

18  The specific provisions of Chapter 22 and the relief sought by MCL are set out in
Appendix A to this Appeal.
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Chapter 27 Subdivision and Development

19 Subdivision is sought to be a controlled activity and processed non-notified in
rural living zones. These zones are specifically recognised for the ability to
provide for further rural living and development and therefore a controlled and
non-notified activity status is most appropriate to achieve this purpose.

20  The specific provisions of Chapter 27 and the relief sought by MCL are set out in
Appendix A to this Appeal.

Further and consequential relief sought

21 MCL opposes any further provisions and seeks alternative, consequential, or
necessary additional relief to that set out in this appeal and to give effect to the
matters raised generally in this appeal and MCL's PDP submissions.

Attachments
22  The following documents are attached to this notice:
(a) Appendix A —relief sought

(b) Appendix B - A copy of the Appellants’ submission and further
submissions;

(c) Appendix C - A copy of the relevant parts of the decision; and

(d) Appendix D - A list of names and addresses of persons to be served with
this notice.

Dated this 19" day of June 2018

Maree Baker-Galloway/Rosie Hill
Counsel for the Appellant
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Address for service of the Appellants

Anderson Lloyd

Level 2, 13 Camp Street

PO Box 201

Queenstown 9300

Phone: 03 450 0700 Fax: 03 450 0799

Email: maree.baker-galloway@al.nz | rosie.hill@al.nz

Contact persons: Maree Baker-Galloway | Rosie Hill
Advice to recipients of copy of notice of appeal
How to become party to proceedings

You may be a party to the appeal if you made a submission or a further submission on
the matter of this appeal.

To become a party to the appeal, you must,—

° within 15 working days after the period for lodging a notice of appeal ends, lodge
a notice of your wish to be a party to the proceedings (in form 33) with the
Environment Court and serve copies of your notice on the relevant local authority
and the Appellant; and

° within 20 working days after the period for lodging a notice of appeal ends, serve
copies of your notice on all other parties.

Your right to be a party to the proceedings in the court may be limited by the trade
competition provisions in section 274(1) and Part 11A of the Resource Management Act
1991.

You may apply to the Environment Court under section 281 of the Resource
Management Act 1991 for a waiver of the above timing or service requirements (see
form 38).

Advice

If you have any questions about this notice, contact the Environment Court in
Christchurch
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Appendix A - Relief sought

3.3.24

3.3.32

New policy 3.3.2x

18001813 | 3582070

This policy seeks to control cumulative effects of rural lifestyle
development where this results in the area becoming 'no longer rural
in character'. Ensure this policy is not applicable to rural living zones
or the WB Precinct as this would otherwise undermine the purpose of

those zones

Ensure this policy is not applicable to rural living zones or the WB
Precinct as this would otherwise undermine the purpose of those

zones

The current policy 3.3.22 recognises the need to ‘provide for
rural living opportunities in appropriate locations’. This is the only

positive policy which acknowledges the existence and benefits of

rural fiving development. in light of the new objective and policy suite
sought in Chapter 24, which further recognises the benefits of rural
living development, it is important that this is also recognised at the
strategic level. The specifics of these provisions are to be addressed
further in Stage 2, however given the uncertainties of the Council's

approach to staging the District Plan, also form part of this appeal

page 1

Clarify strategic policy 3.3.24 does not apply to rural living

zones or the WB Precinct, including the Site.

Clarify strategic policy 3.3.32 does not apply to rural living
zones, or the WB Precinct or otherwise amend the policy to

better enabie rural living and subdivision.

3.3.2.xx New Policy —

Recognise and provide for the amenity, social, cultural, and

economic benefits of rural living development




Chapter 6 rm:nvmmumm

Values 6.2

6.3.3 Provide a separate regulatory regime for the
Gibbston Valley (identified as the Gibbston Character
Zone), Rural Residential Zone, Rural Lifestyle Zone and
the Special Zones within which the Outstanding Natural
Feature, Outstanding Natural Landscape and Rural
Character Landscape categories and the policies of this
chapter related to those categories do not apply unless
(3.2.1.1, 3.217, 3.2.1.8, 3.252,

otherwise stated.

3.3.20-24, 3.3.32).

Policies 6.3.19 — 6.3.29 (managing activities in Rural

18001813 | 3592070

The open character of rural land is a key element of the landscape
character that can be vulnerable to degradation from subdivision,
development and non-farming activities. The prevalence of large
farms and landholdings contributes to the open space and rural
working character of the landscape. The predominance of open
space over housing and related domestic elements is a strong

determinant of the character of the District's ruraf landscapes.

Clarify that landscape categories do not apply to RR, RLZ, Wakatipu
Basin Lifestyle Precinct and special zones as those are areas which

have been identified as suitable for further development. Clarify

whether 'special zones' is useful terminology specifically refer to other
resort zones. There is no logical basis for the inclusion of rural living
zones, including the Wakatipu Basin Lifestyle Precinct in the RCL
overlay as this provides for an unnecessary layer of landscape
planning assessment over an area which has been specifically
further

identified as suitable for rural i

ing subdivision and

development

Clarify that rural living zones are excluded from assessment against

Amend to recognise that _diversification of rural land use

beyond historical agricultural use can provide for positive social

cultural _and _environmental benefits. _(strategic _objective

3.218

6.3.3 Provide a separate regulatory regime for the Gibbston
Valley (identified as the Gibbston Character Zone), Rural
Residential Zone, Rural Lifestyle Zone and the Special Zones
within which the Outstanding Natural Feature, Qutstanding
Natural Landscape and Rural Character Landscape categories
and the policies of this chapter related to those categories do
3.21.38,

not apply unless—othernise—stated: (3.2.1.1, 3.2.1.7,

3.2.5.2,3.3.20-24, 3.3.32).

Clarify that rural living zones and the WB Precinct are excluded



character Landscapes)

these policies, or otherwise amend to enable rural living development
to occur within those rural living zones or the WB Precinct, and in

particular, the Site.

from assessment against 6.3.19 -6.3.29, or otherwise amend

those policies to ensure an efficient rural living development

regime for Chapter 22 is achieved.

_ Chapter 22 Rural Residential and Rural Lifestyle

Policy 22.2.1.4

Rule 22.4.11 Visitor Accommodation

Rule 22.5.12 Residential Density: Rural Lifestyle Zone

18001813 | 3592070

This policy is an unnecessary repetition of provisions included in
Chapter 6 and is uncertain in its application as to what development
constitutes being 'near' ONL / ONFs. The policy should be limited to

adverse effects on views to ONLs / ONFs if it is to be retained.

The Councils decision is to make visitor accommodation a

discretionary activity and has not accepted the submissions seeking

this to be a RD Activity.

Note that stage 2 visitor accommodation only deals with short term
stays through the new definitions and rules relating to residential
visitor accommodation and homestays. The decisions on Chapter 22
remain relevant for visitor accommodation generally i.e. for stays

beyond 90 days.

There is no justification for the limitation of one unit per building

platiorm, where in most instances building platforms are large

page 3

Delete policy 22.2.1.4 or otherwise amend to clarify what is

near an ONL / ONF

Amend Rule 22.4.11 to provide for visitor accommodation as a
restricted discretionary activity, where Councils discretion is
restricted to:

- Impacts on the amenity values of neighbouring
properties

- Traffic generation, access and parking

- Noise

- Signs and lighting
The external appearance, bulk and scale of building

Amend Rule 22.5.12.1 to provide for two residential units per

buitding platform




(1000m?) and through innovative design can lead to better outcomes

in terms of provision of greater housing opportunities and a mix of
housing types in the District. The specifics of these provisions are to
be addressed further in Stage 2, however given the uncertainties of
the Council's approach to staging the District Plan, also form part of

this appeal

_Chapter 27 Subdivision and Development

Rule 27.5.8 all subdivision within the RR and RL zones —

as a restricted discretionary activity

Provision 27.10 - Non-Notification

18001813 | 35692070

Wide discretion created within the RL zone relating to the location
and size of building platforms, in respect to visibility, landscape and
amenity effects. The scope of this discretion is considered to
undermine the realisation of yield under the min and average lot

sizes, which may not be attainable under this discretion.

Subdivision within rural living zones should be non-notified on the
basis that those areas are identified as capable of absorbing effects

of further rural living subdivision and development

page 4

Amend Rule 27.5.8 to provide for a controlled activity status in

rural living zones

include rural

subdivision

living zones

in 27.10 non

notification of







vivian+espie

resource management and landscape planning

Planning Map 13 and 15 as it relates to objectives, policies, and rules and associated

with zonings and landscape categorisation of Halfway Bay on the western shoreline

of the southern arm of Lake Wakatipu.

QOur submission is:

()

(i)

We are the owners of Halfway Bay on the western shoreline of the southern
arm Lake Wakatipu. The property is held in two titles. The property under
valuation number 2913103200 is owned by Review 17 Limited and comprises
172 hectares in area. This property is confined to the flat land on the floor of
Halfway Bay. The property under valuation number 2913103100 is owned by
Lake Wakatipu Station Limited and comprises 14,305 hectares in area
extending down to Fairlight (in the Southland District).  Both properties are

managed as one by Rimanui Farms Limited.

We oppose the proposed Rural Zoning of our land on the flat land at Halfway
Bay. We submit that an area of this flat land should be zoned to enable
diversification (including tourism) of the station, similar to what the Council has
enabled with the Rural Visitor Zones located at Cecil Peak and Walter Peak

Stations.

We understand that changing the zoning from Rural to Rural Visitor excludes
that part of the property from the Outstanding Natural Landscape classification.

We support that exclusion.

We submit that a change in zoning as sought achieves the purpose of the
Resource Management Act — the sustainable management of natural and

physical resources. The proposed zoning does not.

'We seek the following decision from the local authority:

(i)

(ii)

Adopt a Rural Visitor Zone over the flat land at Halfway Bay as shown on the

plan attached to this submission.

Retain the balance of the Station as Rural zoning within the QLDC boundaries.

2|Page
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7. We wish to be heard in support of our submission.

with them at a hearing.

Signature of submitter
(or person authorised to sign

on behalf of submitter)

vivian+espie

tesource management and kandscape planning

If others make a similar submission, we will consider presenting a joint case

J|Page
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To

The Registrar
Environment Court
Christchurch

Halfway Bay Lands Limited (HBL) appeals against part of the decision of Queenstown
Lakes District Council on the proposed Queenstown Lakes District Plan (PDP).

HBL made a submission (#478) on the PDP.

HBL is not a trade competitor for the purpose of section 308D Resource Management
Act 1991 (RMA).

HBL received notice of the decision on 7 May 2018 (Decision).
The Decision was made by Queenstown Lakes District Council (QLDC).

The parts of the Decision appealed relate to Planning Map 13, specifically the decision
not to rezone land within Halfway Bay Station Rural Visitor Zone and in particular the

recommendations made at paragraphs 17(a) and (b) of the Decision.

Relief Sought

7

10

Amend the Proposed District Plan Map 13 to rezone the area of land identified in Figure

1 below (Site) from “Rural General” to “Rural Visitor”.
Adopt the operative Rural Visitor Zone provisions for the land.

Amend the Strategic Direction objectives and policies in Chapters 3 and 6, if required, to
facilitate the introduction of the operative Rural Visitor Zone (and operative provisions)

into the structure of the Proposed District Plan.

Amend the Strategic Direction objectives and policies in Chapters 3 and 6 to recognise
and provide for the significant benefits of tourism and associated industry in the

Strategic Direction/higher order provisions.

Appeal by Halfway Bay Lands Limited on the QLDC PDP Stage 1 page 1



Figure 1 Area of land (in red) sought to be rezoned from Rural General to Rural Visitor

Reasons

11 Rezoning the land to Rural Visitor is more appropriate than retaining the Rural General

Zoning. The proposed Rural Zone provisions do not satisfactorily provide for the

efficient or effective management of the subject land. Chapter 21, coupled with the

higher order provisions in Chapters 3 and 6 contain various provisions which discourage

and unreasonably restrict land use change. Without the rezoning or significant

amendment to the provisions, the appellant faces considerable and unnecessary costs

and risks associated with the resource consent process that will be required to facilitate

more efficient land uses associated with the visitor industry.

12 The appellant has engaged a suite of independent experts to confirm the suitability of

the land for diversification into visitor related activities including visitor

accommodation. The rezoning will facilitate diversification of the land from agricultural

to visitor/tourism related activities without creating significant adverse effects on the

environment. Rezoning the land will incentivise innovative and appropriate tourism

opportunities. In addition rezoning the land will allow more efficient and effective land

use management, and will more appropriately support the sustainable management of

the subject resources compared to retention of the Rural Zone.

Alternative Relief

13 HBL sought extensions to the existing Rural Visitor Zoning at Halfway Bay Station,

including confirmation of that zoning through Stage 1 of the PDP. HBL acknowledges

that the Rural Visitor Zone is yet to be reviewed as part of stage 3 of the PDP, however

as per the Hearing Panel's directions in respect of Stage 1 hearings, a submitter has the

ability to seek any zoning / provisions applicable to their land which is notified as part of

the Review through submissions. To this end, HBL acknowledges that there may be

further amendments to the current Rural Visitor Zone provisions which will have an

impact on the Site,

Appeal by Halfway Bay Lands Limited on the QLDC PDP Stage 1 page 2



14

15

HBL therefore seeks:

(8)  Any consequential, alternative or other amendments necessary to the Rural
Visitor Zone prior to its review through Stage 3 of the PDP and which will better

achievé the PDP scheme and purpose, and / or site specific issues; or

(b)  Thatthe area of land as indicated in Figure 1 be rezoned an interim zoning, which
provides for a similar outcome to that achieved through a Rural Visitor Zone, for

example one of the notified residential zones; or

(¢)  That the Council confirm it will re-notify the Site as part of any Stage 3 Rural
Visitor Zone review, so as to enable HBL to pursue that relief through another

stage of the district plan review.

HBL considers it is not reasonable to make landowners wait until a future stage of the
PDP review in order to seek relief in respect of their land which is available for rezoning
now. The delay of a review of the Rural Visitor Zones is also an inefficient and ad-hoc

planning exercise.

Further and consequential relief

16 HBL opposes any further provisions and seeks alternative, consequential, or necessary
additional relief to that set out in this appeal and to give effect to the matters raised
generally in this appeal and HBL’s PDP submissions.

17 HBL also reserves its right to seek costs in respect of the resolution of its appeal.

Attachments

18  The following documents are attached to this notice:

a) Appendix A - A copy of the Appellants' submission;
b) Appendix B - A copy of the relevant parts of the Decision; and

¢) Appendix C - Alist of names and addresses of persons to be served with this notice.

Dated this 19™ day of June 2018

Ben Farrell

Planning Consultant for Halfway Bay Lands Limited

Appeal by Halfway Bay Lands Limited on the QLDC PDP Stage 1 page 3



Address for service of the Appellants
Ben Farrell

C/- John Edmonds and Associates
Level 2, 36 Shotover Street

PO Box 95

Queenstown g300

Phone: 021767622

Email: ben@®jea.co.nz

Advice to recipients of copy of notice of appeal
How to become party to proceedings

You may be a party to the appeal if you made a submission or a further submission on the

matter of this appeal.
To become a party to the appeal, you must,—

° within 15 working days after the period for lodging a notice of appeal ends, lodge a
notice of your wish to be a party to the proceedings (in form 33) with the Environment
Court and serve copies of your notice on the relevant local authority and the Appellant;

and

° within 20 working days after the period for lodging a notice of appeal ends, serve copies

of your notice on all other parties.

Your right to be a party to the proceedings in the court may be limited by the trade

competition provisions in section 274(1) and Part 11A of the Resource Management Act 1991.

You may apply to the Environment Court under section 281 of the Resource Management Act

1991 for a waiver of the above timing or service requirements (see form 38).
Advice

If you have any questions about this notice, contact the Environment Court in Christchurch.

Appeal by Halfway Bay Lands Limited on the QLDC PDP Stage 1 page 4
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To

The Registrar
Environment Court
Christchurch

Slopehill Properties appeal against part of the decision of Queenstown Lakes District

Council on the proposed Queenstown Lakes District Plan (PDP).
Slopehill Properties made a submission (#854) on the PDP.

Slopehill Properties is not a trade competitor for the purpose of section 308D Resource

Management Act 1991 (RMA).
Slopehill Properties received notice of the decision on 7 May 2018.
The decision was made by Queenstown Lakes District Council (QLDQ).

The parts of the decisions appealed relate to:
a) Chapter 3 Strategic Direction;

b) Chapter 6 Landscapes;

c) Chapter21Rural;

d) Chapter 27 Subdivision;

Relief sought

7

Slopehill Properties request that parts of the PDP be amended, as listed in Appendix A.

Further relief

Slopehill Properties opposes any further provisions and seeks alternative,
consequential, or necessary additional relief to that set out in this appeal and to give
effect to the matters raised generally in this appeal and Slopehill Properties PDP

submissions.

Slopehill Properties also reserves its right to seek costs in respect of the resolution of its

appeal.

Background and reasons for the appeal

10

Slopehill Properties owns Lots 2 & 3 DP 407786, consisting around 8 Ha on the northern
side of Slopehill Road. The director of Slopehill Properties, Mr Philip Dunstan, has
provided significant investment into the land over the past 20 years including
construction of wetlands and substantial indigenous biodiversity restoration. The
grounds are extremely well maintained and the site in general enhances rural qualities

and amenity values of Slopehill Road.

Appeal by Slopehill Properties on the QLDC PDP Stage 1

page 1



11

12

13

Two building platforms are provided on the land, which Mr Dunstan has set aside for his
children. In 2015 Mr Dunstan applied for resource consent to construct a small cottage
(granny flat) on the property so that he could stay on the property and spend more time
with his children (and grandchiidren). Even though the proposal was supported by the
two landscape experts involved 'in thé resource consent application process QLDC
refused the application because of adverse effects (“over-domestication”) on the
existing rural character. This outcome, coupled with the costs associated with the
resource consent process, is not appropriate for the Slopehill Road environs which has a
strong rural living character and which can absorb more rural living development

without creating inappropriate adverse effects on the environment.

Slopehill Properties made submissions on both Stage 1 and Stage 2 of the District Plan

Review.

Slopehill Properties seek the relief set out in Appendix A, because:

(@) It supports the provision of more rural living opportunities in the Wakatipu Basin.
In particular its property (and the immediately surrounding area) is suitable for
more rural living development. However, the strategic provisions do not

adequately recognise and provide for the benefits of rural living opportunities.

(b) It is not necessary or appropriate to “protect” the particular landscape values
associated with landscapes which are not afforded “protection” under s.6 of the
RMA. Rather, it is more appropriate for the district plan to seek to "maintain and

enhance” the particular landscape and amenity values.

() There should be policy support in the district plan to enable carefully designed
additional (ancillary) residential units to be constructed on a site in addition to
primary dwelilings, to encourage use by family members and to enable families to

stay on the same site together.

(d) It is appropriate that the district plan lends more weight to the benefits of rural
living opportunities, particularly where investment from rural living enhances

environmental quality or nature conservation values.

Attachments

The following documents are attached to this notice:

a) Appendix A - Specific relief sought
b) Appendix B - A copy of the Appellants’ submission and further submissions;
c) Appendix C - A copy of the relevant parts of the decision; and

d) Appendix D - A list of names and addresses of persons to be served with this

notice.

Appeal by Slopehilt Properties on the QLDC PDP Stage 1



Dated this 19" day of June 2018

Ben Farrell

Planning Consultant for the Appellant

Address for service of the Appellants

Ben Farrell

C/- John Edmonds and Associates
Level 2, 36 Shotover Street

PO Box g5

Queenstown g300

Phone: 021767622

Email: ben@jea.co.nz

Advice to recipients of copy of notice of appeal

How to become party to proceedings

You may be a party to the appeal if you made a submission or a further submission on the

matter of this appeal.

To become a party to the appeal, you must,—

o within 15 working days after the period for lodging a notice of appeal ends, lodge a
notice of your wish to be a party to the proceedings (in form 33) with the Environment
Court and serve copies of your notice on the relevant local authority and the Appeliant;
and

o within 20 working days after the period for lodging a notice of appeal ends, serve copies
of your notice on all other parties.

Your right to be a party to the proceedings in the court may be limited by the trade

competition provisions in section 274(1) and Part 12A of the Resource Management Act 1991.

You may apply to the Environment Court under section 282 of the Resource Management Act

1991 for a waiver of the above timing or service requirements (see form 38).

Advice

If you have any questions about this notice, contact the Environment Court in Christchurch.

Appeal by Slopehili Properties on the QLDC PDP Stage 1 page 3
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OUTLINE OF SUBMISSION

This submission has been structured under the following headings:

Section A: Overview

Section B: Reasons for, and Matters Raised, in the submission

Section C: Specific Submissions to the Proposed Queenstown Lakes District Plan
SECTION A: OVERVIEW

1. Jacks Point are owners, developers and proponents of the masterplanned community in the
area known as the Jacks Point Resort Zone under the operative District Plan. That zone forms
three distinct components: Jacks Point, Henley Downs and Homestead Bay, which are part of
the wider Coneburn Area.

2. Since its creation, development within the zone has been mostly restricted to the land located
within the Jacks Point part of the Zone. This has included establishing several residential
neighbourhoods, the Golf Course, Club House and investing significantly in the formation of
vehicle access, water supply, wastewater treatment and stormwater infrastructure. In addition
the emerging settlement includes large areas of open space that have been established to
provide areas of private amenity, native vegetation enhancement, public trails and landscape
protection.

3. Further changes are planned for the Henley Down land, promoted through private plan change
44. PC 44 proposes to increase the diversity and density of housing choice, provide for new
areas of low density and rural residential development and the establishment of an area for
education and innovation, along with a new primary road connection onto State Highway 6 at
Woolshed Road.

4, Jacks Point has worked together with the Council on the formulation of a new Jacks Point Zone,
including the design of a single structure plan for the wider Jacks Point area, drafting new and
updated provisions, section 32 reports, specialist landscape reports, consultation and other
background investigations.

5. This submission to the PDP is in general support of the Jacks Point Zone, the single structure
plan and related provisions that seek to support an integrated settlement at Jacks Point.

6. In addition this submission seeks to make a small number of minor amendments to the structure
plan and related provisions. The nature of these are detailed in the attached table.

SECTION B: REASONS FOR, AND MATTERS RAISED IN, SUBMISSION
Overview of relief sought

7. This submission does not seek to address any of the higher order provisions of the PDP or any
of the district wide chapters, including Chapter 3 Strategic Directions, Chapter 6 Landscapes or
Chapter 27 Subdivision. Submissions on these chapters are being advanced through the
separate submission lodged by Darby Planning LP, an entity related to Jacks Point.

8. A number of small changes are sought to the objectives, policies and rules of Chapter 41 Jacks
Point Zone and Chapter 27 Subdivision. These changes are proposed in order to improve the
effectiveness and efficiency of the methods in achieving the relevant objectives of the plan and
to also address internal inconsistencies.

C15100_005b_Jacks_Point_Zone_Submission_ FINAL_20151023.docx 2
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10.

11.

12.

13.

14.

15.

C151 OO~005b‘_Jacks_Poinl_Zone__Submission_ FINAL_20151023.docx

The specific changes sought to the PDP provisions are detailed within Section C of this
submission.

Jacks Point seeks amendments to the plan provisions to achieve the following objectives:

(a) Toamend the default status of subdivision undertaken within the Jacks Point Zone, which
complies within the relevant standards and location specific provisions, to be controlled.

(b)  Toamend the structure plan to refine the areas of particular activity areas in a manner
that better reflects established land use activities, topography and landscape and amenity
values.

(c)  Tomake a number of minor corrections, edits, deletions or insertions as necessary to
clarify the status of activities, cross references to related rules or intended meaning.

(d)  To provide a consistent approach to methods developed for the management of access
to the State Highway under Plan Change 44.

Jacks Point supports the following general changes proposed within the Jacks Point Zone:

(@)  The formulation of a single structure plan to provide an integrated basis for the spatial
layout of development across the wider Coneburn area together with the removal of the
requirement to prepare and implement Outline Development Plans.

(b)  The addition of new and amended activity areas on the structure plan, including the
Education Innovation Campus and Education Activity Areas, the new residential activities
areas, the areas of farm preserve and conservation lots.

(c)  The additional and redrafted objective and policies for the zone seeking to provide
greater clarity on the outcomes expected from the Zone and the measures to integrate
management of its natural and physical resources.

(d)  The removal of controlled activity status across all building and introduction of new rules
controlling the bulk and location of buildings.

(e)  The introduction of a new density rule controlling average density within the residential
activity areas, to provide greater certainty and as a replacement to the density master
plan and outline development plan.

Subdivision

Whilst the district wide submission by Darby Planning LP addresses the subdivision chapter
generally, Jacks Point seeks to specially address status of subdivision within the Jacks Point
Zone as this departs from the default discretionary activity status adopted by the PDP.

The status of subdivision within the Jacks Point Zone defaults to a restricted discretionary
activity under Rule 27.4.3 because subdivision needs to be undertake in accordance with a
structure plan or spatial layout plan identified in the District Plan.

Under the operative District Plan, the default status for subdivision is controlled, provided
relevant standards are met. Jacks Point submits that the default status for subdivision within the
Jacks Point Zone should remain as controtled and not restricted discretionary, as proposed.

The general reasons for seeking this relief, are as follows:

(a) There has been no demonstrable need for a change from the status quo. The Councif's
section 32 has failed to establish the resource management issue that requires an
elevation in status to restricted discretionary.
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(b)  Controlled activity status certainty for landowners, residents, developers and purchasers
that resource consent will be granted, subject to the achieving appropriate standards of
design, servicing, access, etc.

(¢)  The existing structure provides additional site and zone standards that elevate status to
restricted discretionary and non-complying (respectively) for any particular aspect of
subdivision activities failing to meet those standards. This framework of listed activities
with tiers of standards is an effective and efficient framework providing targeted
assessment of the relevant issues.

(d) In addition, the proposed subdivision provision have failed to provide for minor forms of
subdivision, including boundary adjustment have been also removed from the subdivision
chapter and this creates further uncertainty over proposal with typically very fittle to no
adverse effects on the environment.

For these reasons, Jacks Point seeks to have the provisions of the subdivision chapter
withdrawn and replaced with the operative plan provisions from Chapter 15.

Alternatively, Jacks Point seeks to modify the rules contained within Chapter 27 Subdivision and
Development of the PDP to modify Rule 27 4.1 in the manner described within Section C, so
that the status of subdivision which complies with the relevant standards is a controlied activity,
rather than discretionary (unrestricted).

Controlled activity status for subdivision together with appropriate standards relating to lot sizes
and servicing infrastructure is considered this the most appropriate method to implement the
objectives of the PDP having regard to their effectiveness and efficiency.

Structure Plan changes

Two minor changes are proposed to the Structure Plan. These changes are to madify the
boundaries of Activity Area R(JP)-2A and V(JP). For the Village, the boundary of the Activity
Area has been modified to better line up with land tenure and for Activity Area R(JP)-2A the
boundary of this pod has been amended to better relate to the adjoining R(HD)-E Activity Area.

Further and Consequential Relief
Jacks Point seeks to make any similar, alternative and/or consequential refief that may be

necessary or appropriate to address the matters raised in this submission or the specific relief
requested in this submission.
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OUTLINE OF SUBMISSION
Background

1. Jacks Point lodged a primary submission to the PDP, dated 23 October 2015 addressing various
matters relating to the subdivision, use and development of the land within the Jacks Point Zone.

2. Following lodgement of this submission, Jacks Point has reviewed the operation of Rule 41.5.8
Density, which it seeks to have corrected through this late submission. The original (23 October
2015) submission did not submit seeking changes to this rule.

3. The relief sought through this submission affects only the Jacks Point area of the Jacks Point
Zone.

Relief sought

4. The specific changes sought to the PDP provisions are detailed below.
(a) Amend Rule 41.5.8 Density, as foliows:

41.5.8.1 The average density of residential units within each of the Residential Activity
Areas shall be as follows:

R(JP) -1 13-18-13.08 — 18.67 per Ha
R(JP) — 2A 1333 13.62 - 33.33 per Ha
R(JP) — 2B 1415 14.04 — 14.85 per Ha
R(JP) — 3 14-14.18 per Ha

R(JP-SH) -1 10 9.64 per Ha

R(JP-SH) — 2 9 8.85 per Ha

R(JP-SH) -3 54.62 per Ha

R(JP-SH) — 4 5—124.85 - 26.61 per Ha
R(HD-SH) — 1 12 - 22 per Ha

R(HD-SH) - 2 2 - 10 per Ha

R(HD) - A 17 — 26 per Ha

R(HD) - B 17 — 26 per Ha

R(HD) - C 15— 22 per Ha

R(HD) - D 17 — 26 per Ha

R(HD) - E 25— 45 per Ha

R(HD) - F 2- 10 per Ha

R(HD) - G 2-— 10 per Ha

Density shall be calculated on the net area of land available for development and
excludes land vested or held as reserve, open space, public access routes or roading
and excludes sites used for non-residential activities. Within the Residential Areas of
Henley Downs, if part of an Activity Area is to be developed or subdivided, compliance
must be achieved within that part and measured cumulatively with any preceding
subdivision or development which has occurred with that Activity Area. Within the Jacks
Point Residential Activity Areas, density shall be calculated and applied to the net area
of land across the whole Activity Area.
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Reasons for and matters raised in the submission

5, The background to the creation of the density rule is from the broader move away from the use
of the Outline Development Plan to a more specific suite of rules to control the use of land in a
more effective and efficient way.

6. The principles used to formulate the density figures in Rule 41.5.8 were:

(a) To reflect the density of development already approved within the existing Jacks Point
Residential Areas through the current version of the Density Master Plan (part of the ODP),
with the exception of the following:

0] Any adjustments needed to density arising from areas of land proposed for the
expansion of an existing residential activity area; and

(i)  The deliberate increase in densities proposed for the current undeveloped
neighbourhoods of R(JP) ~ 2A and R{JP-SH) — 4.

(b)  Express density on the basis of net areas of land available for development, as opposed
to the operative District Plan’s use of gross density across all Residential Activity Areas (10
— 12 hectares).

7. In the process of converting the gross density figures from the operative Density Master Plan,
three calculation errors occurred that require remedying:

a. The notified version of the Density Rule rounded the average density to the nearest whole
number. This has resulted in more and less development than anticipated for with all of the
Jacks Point Residential Activity Areas. To correct this, it is proposed to specify density to
the nearest two decimal places.

b. Within Neighbourhood 7 (R(JP-SH) — 4) density was incorrectly calculated on the basis of
the entire (gross) area of land within this pod which would provide for a much lower density
of development than intended (12.13 units/ha). Calculating density on the basis of the net
area of land, excluding roads and reserves, the maximum density would be 26.61 units per
hectare. This change will bring the density in line with the current approved version of the
Density Master Plan.

C. In capturing the capacity for development within the existing residential activity areas, any
“Comprehensive” (multiple unit development) sites that contained one existing unit were
counted as only one unit. This is also incorrect as Comprehensive development under the
operative ODP provided for two residential units and the figures have been updated to
reflect this. This has resulted in changes to the upper density range for R(JP) - 1.

Further and Consequential Relief

8. Jacks Point seeks to make any similar, alternative and/or consequential relief that may be
necessary or appropriate to address the matters raised in this submission or the specific relief
requested in this submission.
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1275

762 and 856 in order to improve the efficiency and effectiveness of the methods used
to achieve relevant objectives and policies, and to address internal inconsistencies.

(i)  To the extent that the submissions listed below are consistent with submissions 762
and 856 they are supported. To the extent they are inconsistent with submissions
762 -and 856 they are opposed-on the basis-they will not-assist the development of
the JPZ in an efficient and effective manner.

5. A copy of this submission has been served on all submitters identified.
6. | wish to be heard in support of my submission.
7. | will consider presenting a joint case with others presenting similar submissions.

A0
i 39—

i
By its duly auth&ri§gd agent
Chris Ferguson\

For and behalf of:

Jacks Point Residential No. 2 Limited
Jacks Point Village Holdings Limited
Jacks Point Developments Limited
Jacks Point Land Limited

Jacks Point Land No. 2 Limited
Jacks Point management Limited
Henley Downs Land Holdings Ltd
Henley Downs Farm Holdings Ltd
Coneburn Preserve Holdings Limited
Willow Pond Farm Limited

18th day of December 2015
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To

The Registrar
Environment Court
Christchurch

Jacks Point Residential No.2 Ltd, Jacks Point Village Holdings Ltd, Jacks Point
Developments Limited, Jacks Point Land Limited, Jacks Point Land No. 2
Limited, Jacks Point Management Limited, Henley Downs Land Holdings Ltd,
Henley Downs Farms Holdings Ltd, Coneburn Preserve Holdings Limited,
Willow Pond Farm Limited (Jacks Point) appeals against part of the decision of
Queenstown Lakes District Council on the proposed Queenstown Lakes District
Plan (PDP).

Jacks Point made submissions (#762) (#856) and further submission (#1275)
on the PDP.

Jacks Point is not a trade competitor for the purpose of section 308D Resource
Management Act 1991 (RMA).

Jacks Point received notice of the decision on 7 May 2018.
The decision was made by Queenstown Lakes District Council (QLDC).
The parts of the decisions appealed relate to:

(a) Chapter 3 Strategic Direction;

(b)  Chapter 4 Urban Growth;

(c)  Chapter 6 Landscapes;

(d)  Chapter 27 Subdivision;

(e) Chapter 41 Jacks Point,

)] Map 13 and chapter 44 (rezoning requests).

Reasons for appeal and relief sought

Background

Jacks Point are owners, developers and proponents of the masterplanned
community in the area known as the Jacks Point Resort Zone under the
operative District Plan. That zone forms three distinct components: Jacks Point,
Henley Downs and Homestead Bay, which are part of the wider Coneburn Area.

Since its creation, development within the zone has been mostly restricted to
the land located within the Jacks Point part of the Zone. This has included

18004213 | 3593279
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10

11

12

establishing several residential neighbourhoods, the Golf Course, Club House
and investing significantly in the formation of vehicle access, water supply,
wastewater treatment and stormwater infrastructure. In addition the emerging
settlement includes large areas of open space that have been established to
provide areas of private amenity, native vegetation enhancement, public trails
and landscape protection.

Jacks Point has worked together with the Council on the formulation of a new
Jacks Point Zone, including the design of a single structure plan for the wider
Jacks Point area, drafting new and updated provisions, section 32 reports,
specialist landscape reports, consultation and other background investigations.

Jacks Point opposes those parts of the PDP relevant to the Jacks Point Zone
(JPZ) which are contrary to the JPZ purpose and philosophy and will not
achieve Part 2 of the RMA, particularly in facilitating efficient use, development
and protection of resources.

An overview of those parts of the PDP are summarised below with reasons for
appeal given and description of scope of relief sought. The specific provisions of
the PDP and the relief sought by Jacks Point are set out in Appendix A to this
Appeal.

Specific relief sought in respect of Chapter 41, and the JPZ Structure Plan are
included in Appendix B fo this Appeal.

Chapter 3 Strategic Direction

13

14

Chapter 3 provides for the overarching strategic direction for resource
management in the Queenstown Lakes District. The nature of Chapter 3
applying as higher order provisions to all other provisions of the PDP means
that Jacks Point interests are affected by Chapter 3.

The reasons for appealing, and description of the scope of the relief sought are:

(a) Jacks Point has strategic significance as a mixed use resource zone for the
wider District. Accordingly, the JPZ should be specifically recognised at the
strategic level Chapter 3 in similar as other specific resort and commercial /
community zones are (including Frankton and Three Parks).

(b) The primacy given to farming over other land uses, and associated
protection of the character of the landscape is misplaced and
inappropriate.

(c) The direction in respect of new urban development's integration with
existing and planned future infrastructure is unclear. Development of
private infrastructure should not be discouraged.

18004213 | 3593279
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15

The emphasis for quality built environment is too narrow in only focusing
on the character of individual communities' historic heritage values.
Integration with the surrounding environment should be referenced at the
Strategic Objective level also.

Rather than simple reference to protection of Outstanding Natural
Landscapes and Outstanding Natural Features, the focus should be on
protecting the specific values and features of ONLs and ONFs from
inappropriate development.

The blunt classification of anything that is "more than minor and/or not
temporary in duration" as an inappropriate activity on an ONL/ONF is
unnecessarily restrictive, as depending on the specific character of the
ONL/ONF, and the wider context, there are other uses that are not
inappropriate.

The specific provisions of Chapter 3 and the relief sought by Jacks Point are set

out in Appendix A to this Appeal.

Chapter 4 Urban Growth

16

The reasons for appealing, and description of the scope of the relief sought are:

(@)

The provisions of the PDP seek to play a much greater role in the
management of urban growth. The relevant new objectives and policies
seek to introduce controls on Urban Development in particular through the
creation of Urban Growth Boundaries. The focus of the policies is on the
concentration of urban development within existing urban areas and
related settlements together with the introduction of stronger policies to
avoid urban development within rural areas.

If urban growth boundaries are to be retained, Jacks Point seeks a clearer
and more efficient regime for their future amendments to account for the
Queenstown Lakes District as a High Growth Area under the National
Policy Statement Urban Development 2016.

The provisions of Chapter 4 should also be amended to ensure that urban
growth within those urban growth boundaries are not unnecessarily
restricted, and are not used as buffers for adjacent urban development
occurring in areas not within an urban growth boundary.

Specific recognition needs to be made for the relationship between UGBs
and ONF / ONLs where those are overlapping, such as is the case for
parts of the JPZ. Development within the UGB and ONL in such

18004213 | 3593279
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circumstances should not be unnecessarily restricted where this will
otherwise achieve the protection of ONFls from inappropriate development.

17 The specific provisions of Chapter 4 and the relief sought by Jacks Point are set
out'in"Appendix A to this Appeal.

Chapter 6 Landscapes
18 The reasons for appealing, and description of the scope of the relief sought are:

(a) Jacks Point opposes those landscape provisions which establish a more
than minor threshold or transience of effects into the determination of what
is appropriate development in a landscape. This is a higher standard than
that which is provided for in section 6(b) of the Act and is unjustified where
the legislature has provided that such landscapes are only required to be
protected from '‘inappropriate’ development. What is appropriate or
inappropriate in a particular landscape, and based on a particular proposal
may be a broader question than simply a more than minor effects
assessment.

(b)  Jacks Point considers that the PDP is fundamentally flawed in recognising
that over 87% of the District is classified as a section 6(b) landscape and
requests that landscape mapping be undertaken from a first principles
landscape basis, applying the criterion that such landscapes to qualify
must be ‘outstanding or preeminent within the District'.

(c) It is inappropriate that the classifications ONL and ONF and associated
provisions as now decided, should apply to a Special Zone within the UGB.

(d)  There is insufficient recognition of the need to assess any development
against the specific values, characteristics and features of the landscape,
and the potential benefits of subdivision and development where the
landscape is such that it has capacity to absorb.

19 The specific provisions of Chapter 6 and the relief sought by Jacks Point are set
out in Appendix A to this Appeal.

Chapter 27 Subdivision and Development

20 Rule 27.6.1 is opposed to the extent that the relationship between the
subdivision rule and the density standards in chapter 41 is unclear. The specific
relief sought by Jacks Point is set out in Appendix A to this Appeal.

18004213 | 3593279 page 4



Chapter 41 Jacks Point Zone and Structure Plan

Policies opposed

21 The reasons for appealing, and description of the scope of the relief sought are:

(a)

Changes are sought to the policies of Chapter 41 to provide for the
purpose of the Zone, which is to provide for residential, rural living,
commercial, community and visitor accommodation in a high quality
sustainable environment comprising residential areas, two mixed use
villages and a variety of recreation opportunities and community benefits
including access to public open space and amenities.

The overall framework of the JPZ better should more specifically provide
for the character, values and features of the JPZ landscape rather than
leaving matters not specified.

The structure plan approach to planning the development of JPS is central
to the integrated development philosophy of JPZ. Amendments to require
activities to be located in accordance with a structure plan' rather than the
policy directing 'use of a structure plan' unnecessarily restrictive. (See
amendments to policy 41.2.1.1).

The Comprehensive Development Plan approach relevant to future
subdivision and development of the village activity areas has been
fundamentally misunderstood and the resulting policy 41.2.1.19 is
potentially ultra vires and unworkable.

Policies in respect of the Village require amendment in order to support
and enable commercial, community, visitor accommodation and residential
activities within the Village as permitted activities, in accordance with a
comprehensive development plan framework.

Policies restricting the anticipated use of the Education Activity area, to just
education and day care facilities, represent an unnecessary restriction on
the use of land adjacent to the village. The optimum outcome is a Village
activity area integrated with the Education Activity Area, incorporating a
range of activities and services vital to a vibrant, sustainable, diverse
community including health care.

Amendments to open space provisions seeking to avoid buildings and
recognise the contribution of open space to amenity and residential outlook
are opposed. These amendments duplicate specific landscape provisions
already included within the JPZ and do not match the associated

18004213 | 3593279
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23

discretionary activity status for development in OSG and OSA activity
areas. (See amendments to policy 41.2.1.21 and 41.2.1.22).

Amendments to the policy in respect of mining have the effect of
constraining the enablement of mining activities solely within the OSG
Activity Area which is an efficient use of a site specific/site constrained
resource.(Policy 41.2.1.24)

Amendments to the policy in respect of native revegetation are required to
provide clearer direction as to location and extent of anticipated
revegetation (Policy 41.2.1.28).

The specific provisions of Chapter 41 and the relief sought by Jacks Point are

set out in Appendix A to this Appeal, and alternative relief as referenced in

Appendix C.

Structure plan and activity areas opposed

The reasons for appealing, and description of the scope of the relief sought are:

(a)

The Structure Plan Legend is incorrect. The polygon shading that has
been used on the Jacks Point Structure Plan to depict the extents of the
various Landscape Protection Areas does not align with the correct
notation of these areas in the Structure Plan Legend.

The Outstanding Natural Landscape Line and boundary of the Peninsula
Hill Landscape Protection Area (PHLPA) is incorrect and not in accordance
with the boundary agreed by all the experts at the hearing. In addition,
Jacks Point seeks a change to policy 6.6.3 seeking a separate regulatory
regime for the Jacks Point Zone and excluding the Zone from the ONL
category and associated objectives and policies. The line should either be
deleted from the Structure Plan and Map 41, or corrected as per the
attached Appendix B.

The classification of the entire Peninsula Hill Open Space Landscape
Activity Area as the PHLPA is incorrect and inconsistent with the expert
evidence and updated Coneburn Resources Study for the purpose of the
Structure Plan, namely identifying areas capable of absorbing appropriate
development.

The refusal to show a portion of the Public Access Route through the OSL
area on Peninsula Hill results in a reduction of certainty for provision of
public access and improved trail network. The route for Public Access
through R(HD)E is also incorrect.

18004213 | 3593279
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The refusal to include Preserve Homesites HS57 and 58 is contrary to
expert evidence that those sites have the ability to absorb development
and the corresponding planning framework that will ensure sufficient
control is in place to protect the particular values and characteristics of
those sites. These are sought to be included as shown on Appendix B, or
in the alternative provisions amended to enable dwellings on Peninsula Hill
in areas capable of absorbing development.

The deletion of any activity area on the site notified as EIC, and through
the hearing amended to R(HD-SH)3 is opposed and represents an
inefficient classification of land the Decision itself stated was suitable for
residential development. This is sought to be reinstated in a form and with
associated provisions either as notified (as Education Innovation Campus
Activity Area) or as R(HD-SH)3 or similar.

The deletion of an area of OSA Activity Area along both sides of Woolshed
Road and inclusion with Activity Area R(HD) — A is unjustified and should
be reinstated.

Inclusion of a new Rural Living Activity Area (and associated provisions) in
place of the old R(HD) — F and G Activity Areas is opposed as the expert
evidence supported the Activity Areas and associated provisions as
enabled an appropriate nature and scale of development. It is sought that
the F and G Activity Areas and associated provisions be reinstated, or
other changes made to ensure development is enabled to a similar degree
as that notified.

The rezoning the area of OSL alongside the State Highway and
wastewater disposal area as OSG is opposed as that classification would
enable inappropriate activities for those sites.

The rezoning of a part of the OSL between the State Highway Landscape
Protection Area and the Residential Jacks Point State Highway Activity
Area 1 — 4 as OSA is opposed as that classification would enable
inappropriate activities for this area.

The Jacks Point entities sought that the Education Activity Area shown on
the Structure Plan as notified be removed and replaced with an extension
of the Jacks Point Village (V(JP)-B). The Council decision retained the
extent of the Village and Education Activity Areas as notified. The
Appellant seeks to delete the E activity area and replace it with the
extended V(JP)-B as shown in Appendix B.

Amending the boundary of the OSG west of the Village to follow the bottom
of the Tablelands overlay results in a large area of former OSG located

18004213 | 3593278



between the new OSG and the Village that is not labelled as being within
any activity area and therefore technically subject to no provisions. This
obvious error requires amendment by reinserting OSG as shown in
Appendix B.

(m) Amending the boundary of the Tablelands Overiay to follow the northern
side of the Jacks Point landform and not over the area of OSL (incorrectly
shown as OSG).

(n)  The northern end of the Willow Pond land where the boundary of the OSG
has been lifted uphill to follow the tablelands overlay and left an area west
of Activity Area R(HD) — E not labelled as being within any activity area.
This area should be reinstated as OSG as shown in Appendix C.

(o) Deletion of existing (operative and notified) Homesite 36 is opposed and
obviously an error, as no submitter sought its deletion. Para 286 of the
Decision indicates support for retention of HS 36 in its operative site,
therefore its complete deletion appears to be in a mapping error. The
proposed HS 36 site is located in an area capable of absorbing the change
and provide for ecological and landscape enhancement benefits and
should be reinserted onto the Structure Plan as shown on Appendix C

(p)  The deletion of proposed new Homesites, 37, 39, 40 is opposed. These
proposed homesites are located in areas of the landscape capable of
absorbing such change and provide for ecological and landscape
enhancement benefits and should be inserted as shown on Appendix C.
In the alternative the Activity Area FP-1 and associated provisions as
notified should be put in place for the Tablelands and directly adjacent to
Willow Pond (outside of the Tablelands).

(@) New L(3) activity area is beyond scope as it was only sought for parking. It
should be reclassified and the Structure Plan and provisions amended
accordingly.

()  The R(HD)B area has been incorrectly extended into the OSA Areas that
separate R(JP)3 and R(HD)B.

Activity tables and status opposed

24 The reasons for appealing the activity rules and standards are related to the
following matters generally, set out in detail in: Appendix A, along with detailed
relief sought:

(a) Classification of residential activities in Rural Living Areas (41.4.1.3);
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(b)  Treatment of medium density residential in R(JP)1-3 and R{JP-SH)4
(41.4.1.6);

(c)  Treatment of visitor accommodation in R(HD)E (41.4.1.8);

(d) Amended controlled activity rule 41.4.2.1 requires that development of the
Village activity areas must be in accordance with a Comprehensive
Development Plan 'incorporated into the District Plan'. The intention of a
CPD approach in a controlled activity framework was to ensure this was
an information requirement to support a resource consent application made
under this rule, the recommendations version now requires that CDP to be
incorporated into the District Plan (presume via way of private plan change)
which is uncertain, onerous, and potentially ultra vires.

(e) The activities anticipated within the Lodge Activity Area (3) is inconsistent
with that as sought at the hearing (41.4.3.1);

) Provision for ancillary buildings, mining, utilities, infrastructure and vehicle
access in OSG (41.4.4.1,41.44.3, 41.4.4.4);

(g) Provision for activities in the OSL (41.4.4.5, 41.44.641.4.4.7);

(h)  Treatment of activities in OSA (41.4.4.8, 41.4.4.10);

(i Classification of residential activity in Homesite activity areas (41.4.4.7);
0 Informal airports (41.4.5.3);

(k)  Treatment of density requirements throughout the residential activity areas
(41.5.1.1);

0] Inconsistent application of recession plane requirements (41.5.1.4);

(m) Restrictions on medium density residential activity generally, and building
coverage for medium density housing in the Henley Downs Activity Areas
(41.4.1.5 and 41.5.15.2);

(n)  The error in applying the cap on commercial areas which as notified
applied to R(HD) A — E, but as decided applied to just R(HD)A with no cap
on the remaining areas (41.5.9.3);

(0)  Scale of commercial activities (41.5.2.1);

(p) Lack of clarity as to application of the building coverage standard for the
Village (41.5.2.3);
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(q) Imposition of a restriction to 3 storeys for buildings in the Jacks Point
Village (41.5.2.4);

()  Boundaries of Open Space Areas (41.5.4.1);
(s)  Farm buildings in the Open Space Landscape Protection Area (41.5.4.9);

9] Planting and cultivation in the Landscape Protection and Tablelands Areas
(41.5.4.10);

(u)  Open Space Wetlands (41.4.4.16 and 41.5.4.15);
(v)  Servicing for Homesite Activity Areas (41.5.5.10);
Provisions supported

25 Jacks Point specifically supports the following amendments to the PDP, and
none of the relief sought is intended to impact the below:

(a8) Consolidation of the open space activity areas

(b)  Expansion to R(JP)-1 Activity Area boundary to include recently consented,
additional, residential development within Lot 400

(c)  Amendments to the boundaries of the R(JP) — 2a Activity Area
(d)  Amendments to the boundaries of the R(JP-SH) — 4 Activity Area

(e) Amendments to the Jacks Point Village Activity Area (expanded from
15.07ha — 18.7ha in area)

f) Creation of the new R(HD-SH) — 1 and 2 Activity Areas

26 Any opposition to these amendments through further appeals are opposed by
Jacks Point.

Planning Map 13 and rezoning proposals

27 Jacks Point further submitted on submissions to the PDP seeking alternative
zoning outcomes to that which was notified in the PDP and would potentially
undermine or be inconsistent with the JPZ.

28 Those rezoning proposals which Jacks Point appeals are set out in Appendix A
to this appeal, with specific reasons for the opposition to rezoning.

Further and consequential relief sought
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29 Jacks Point opposes any alternative provisions contrary to the outcomes sought
in this Appeal, and seeks alternative, consequential, or necessary additional
relief to that set out in this appeal and to give effect to the matters raised
generally in this appeal and Jacks Point's PDP submissions.

Attachments

30 The following documents are attached to this notice:
(@)  Appendix A - Primary relief sought to PDP chapters 3, 8, 27 and 41;
(b)  Appendix B — Relief sought to Planning Map and Structure Plan;

(¢) Appendix C - Versions of Chapters 41 as sought at the close of
Commissioner hearing, relevant to alternative relief.

(d) Appendix D ~ A copy of the Appellant's submission and further
submissions;

(e)  Appendix E - A copy of the relevant parts of the decision; and

0 Appendix F - A list of names and addresses of persons to be served with
this notice.

Dated this 19" day of June 2019

me /ﬁ//;{@c ;;jw 5,_,;/,,;

Maree Baker-Galloway/Rosie Hill
Counsel for the Appellant
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Address for service of the Appellants

Anderson Lloyd

Level 2, 13 Camp Street

PO Box 201

Queenstown 9300

Phone: 03 450 0700 Fax: 03 450 0799

Email: maree.baker-galloway@al.nz | rosie.hill@al.nz

Contact persons: Maree Baker-Galloway | Rosie Hill
Advice to recipients of copy of notice of appeal
How to become party to proceedings

You may be a party to the appeal if you made a submission or a further submission on
the matter of this appeal.

To become a party to the appeal, you must,—

° within 15 working days after the period for lodging a notice of appeal ends, lodge
a notice of your wish to be a party to the proceedings (in form 33) with the
Environment Court and serve copies of your notice on the relevant local authority
and the Appellant; and

° within 20 working days after the period for lodging a notice of appeal ends, serve
copies of your notice on all other parties.

Your right to be a party to the proceedings in the court may be limited by the trade
competition provisions in section 274(1) and Part 11A of the Resource Management Act
1991.

You may apply to the Environment Court under section 281 of the Resource
Management Act 1991 for a waiver of the above timing or service requirements (see
form 38).

Advice

If you have any questions about this notice, contact the Environment Court in
Christchurch.

18004213 | 3503279
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To:

The Registrar

Environment Court
Christchurch

Jacks Point Residential No.2 Ltd, Jacks Point Village Holdings Ltd, Jacks Point
Developments Limited, Jacks Point Land Limited, Jacks Point Land No. 2
Limited, Jacks Point Management Limited, Henley Downs Land Holdings Ltd,
Henley Downs Farms Holdings Ltd, Coneburn Preserve Holdings Limited, Willow
Pond Farm Limited (Jacks Point and others) wish to be a party pursuant to
section 274 of the RMA to the following proceedings:

Queenstown Airport Corporation v Queenstown Lakes District Council (ENV-
2018-CHC-000093) being an appeal against decisions of Queenstown Lakes
District Council on the proposed Queenstown Lakes District Plan (PDP).

Jacks Point and others is a person who made a submission about the subject
matter of the proceedings.

Jacks Point and others is not a trade competitor for the purposes of section 308C
or 308CA of the RMA.

Jacks Point and others is interested in all of the proceedings.

Without derogating from the generality of the above, Jacks Point and others is
interested in the following particular issues:

Chapter 3: Strategic Direction

(a) The amendments and provisions sought in respect of regionally significant
infrastructure.

(i) DPL opposes the relief sought because the effect of the provisions is
unclear and will elevate the importance of infrastructure over other
activities and values which may be adversely affected by the
operation or establishment of infrastructure in a manner that is
inconsistent with other objectives and policies in Chapter 3.

Chapter 3: Strategic Direction

(a) Amend Policy 3.2.2.1 to include a subparagraph that seeks to restrict
development to areas that avoid reverse sensitivity effects uniess those
effects can be adequately managed

O] Jacks Point and others opposes the relief sought because the term
‘reverse sensitivity' is not defined and there is the potential for it to

15001871 3647753
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be applied broadly potentially encompassing a number of activities
and locations. The term ‘regionally significant infrastructure’ is also
undefined. It is unclear how the proposed amendments to restrict the
development of land to-areas that avoid reverse sensitivity effects
would be applied or what activities they will apply to.

8 Chapter 4: Urban Development

(@) The amendments and provisions sought in respect of regionally significant

infrastructure;

(i)

(i)

(iif)

Jacks Point and others supports the relief in part because the role of
infrastructure in enabling the community to provide for its
socioeconomic wellbeing can be significant. However, it is unclear if
the proposed amendments to these provisions will achieve Objective
3.2.1 The development of a prosperous, resilient and equitable
economy in the District and other Strategic Objectives in Chapter 3.

The term ‘reverse sensitivity’ is not defined and there is the potential
for it to be applied broadly potentially encompassing a number of
activities and locations. The term ‘regionally significant
infrastructure’ is also undefined. It is unclear how the proposed
amendments to restrict the development of land to areas that avoid
reverse sensitivity effects would be applied or what activities they will

apply to.

The proposed changes elevate the importance of infrastructure over
other activities and values which may be adversely affected by the
operation or establishment of infrastructure in a manner that is
inconsistent with other objectives and policies in Chapter 3.
Infrastructure related reverse sensitivity issues for urban areas
should be addressed at the time of zoning.

9 Chapter 6: Landscapes and Rural Character

(a) Amend policies 6.3.12, 6.3.17, 6.3.18, 6.3.19, 6.3.24, 6.3.25, 6.3.26 to:

(i)

(if)

(a) better recognise the hierarchy and terminology set out in Part 2
of the Act; and

(b) give effect to the Proposed Regional Policy Statement and more
specifically, the land use management framework established for
Regionally Significant Infrastructure.

(b)  Jacks Point and others supports the relief in part because:
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(i) Ensuring that the policies of section 6 recognise the hierarchy of Part
2 of the Act and give effect to the Proposed Regional Policy
Statement is supported however is unclear to what extent changes
are required to ensure the overall objectives of Part 2 are achieved.

10  Chapter 21: Rural Zone
(a) Amend assessment matter 21.21.1 to:

0] better recognise the hierarchy and terminology set out in Part 2 of
the Act; and

(i)  (b) give effect to the Proposed Regional Policy Statement and more
specifically, the land use management framework established for
Regionally Significant Infrastructure.

(b)  Jacks Point and others supports the relief in part because:

0] Ensuring that the assessment matters in section 21.21.1 recognise
the hierarchy of Part 2 of the Act and give effect to the Proposed
Regional Policy Statement is supported, however is unclear to what
extent changes are required to ensure the overall objectives of Part
2 are achieved.

11 Jacks Point and others agrees to participate in mediation or other alternative

dispute resolution of the proceedings.

Dated this 10" day of July 2018

Mevie Bonr -Gl

Maree Baker-Galloway/Rosie Hill

Counsel for the section 274 party

Address for service of person wishing to be a party
Anderson Lloyd
Level 2, 13 Camp Street

PO Box 201

15001871] 3647753

paga 3



Queenstown 9300
Phone: 03 450 0700 Fax: 03 450 0799
Email: maree.baker-galioway@al.nz | rosie.hill@al.nz

Contact persons: Maree Baker-Galloway | Rosie Hill
Advice

If you have any questions about this notice, contact the Environment Court in
Christchurch.
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To:

The Registrar

Environment Court
Christchurch

Jacks Point Residential No.2 Ltd, Jacks Point Village Holdings Ltd, Jacks Point
Developments Limited, Jacks Point Land Limited, Jacks Point Land No. 2
Limited, Jacks Point Management Limited, Henley Downs Land Holdings Ltd,
Henley Downs Farms Holdings Ltd, Coneburn Preserve Holdings Limited, Willow
Pond Farm Limited (Jacks Point and others) wish to be a party pursuant to
section 274 of the RMA to the following proceedings:

Remarkables Park Limited v Queenstown Lakes District Council (ENV-2018-
CHC-000126) being an appeal against decisions of Queenstown Lakes District
Council on the proposed Queenstown Lakes District Plan (PDP).

Jacks Point and others is a person who made a submission about the subject
matter of the proceedings.

Jacks Point and others is not a trade competitor for the purposes of section 308C
or 308CA of the RMA.

Jacks Point and others is interested in all of the proceedings.

Without derogating from the generality of the above, Jacks Point and others is
interested in the following particular issues:

Chapter 4 Urban Development

(@) Jacks Point supports amendments to provisions of Chapter 4 to expressly
provide for exemptions to the restrictions on urban development outside of
the urban growth boundary and/or acknowledgement of the
appropriateness of urban components to development in rural areas in
supported as a sustainable and appropriate outcome in some instances to
satisfy the objectives of the Plan and Part 2 of the Act.

Chapter 6 Landscapes

(b) Jacks Point supports the relief seeking additional policies expressly
recognising tourism and commercial development and the benefits of
diversification are supported as being appropriate for the sustainable
management of the District’s rural land resource.

Jacks Point and others agrees to participate in mediation or other alternative
dispute resolution of the proceedings.
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Dated this 10" day of July 2018

e Gosnr -Gl

Maree Baker-Galloway/Rosie Hill

Counsel for the section 274 party

Address for service of person wishing to be a party
Anderson Lloyd

Level 2, 13 Camp Street

PO Box 201

Queenstown 9300

Phone: 03 450 0700 Fax: 03 450 0799

Email: maree.baker-galloway@al.nz | rosie.hill@al.nz

Contact persons: Maree Baker-Galloway | Rosie Hill

Advice

If you have any questions about this notice, contact the Environment Court in

Christchurch.

15001871} 3648914
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To: The Registrar
Environment Court
Christchurch

1 Jacks Point Residential No.2 Ltd, Jacks Point Village Holdings Lid, Jacks Point
Developments Limited, Jacks Point Land Limited, Jacks Point Land No. 2
Limited, Jacks Point Management Limited, Henley Downs Land Holdings Ltd,
Henley Downs Farms Holdings Ltd, Coneburn Preserve Holdings Limited, Willow
Pond Farm Limited (Jacks Point and others) wish to be a party pursuant to
section 274 of the RMA to the following proceedings:

Queenstown Park Limited v Queenstown Lakes District Council (ENV-2018-CHC-
000127) being an appeal against decisions of Queenstown Lakes District Council
on the proposed Queenstown Lakes District Plan (PDP).

2 Jacks Point and others is a person who made a submission about the subiject
matter of the proceedings.

3 Jacks Point and others is not a trade competitor for the purposes of section 308C
or 308CA of the RMA.

4 Jacks Point and others is interested in all of the proceedings.

5 Without derogating from the generality of the above, Jacks Point and others is
interested in the following particular issues:

6 Chapter 6 Landscapes

(a) Add a new policy “Tourism and associated activities may need to be
located within Outstanding Natural Landscapes for functional reasons”.

O] Jacks Point and others supports the relief sought because the
suggested policy provides an appropriate addition to the suite of
other policies relating to the management of Outstanding Natural
Landscapes.

7 Jacks Point and others agrees to participate in mediation or other alternative
dispute resolution of the proceedings.
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Dated this 10" day of July 2018

e Bosr -Gobloy

Maree Baker-Galloway/Rosie Hill
Counsel for the section 274 party

15001871 | 3647432



Address for service of person wishing to be a party
Anderson Lloyd

Level 2, 13 Camp Street

PO Box 201

Queenstown 9300

Phone: 03 450 0700 Fax: 03 450 0799

Email: maree.baker-galloway@al.nz | rosie.hill@al.nz

Contact persons: Maree Baker-Galloway | Rosie Hill
Advice

If you have any questions about this notice, contact the Environment Court in
Christchurch.
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OUTLINE OF SUBMISSION

This submission has been structured under the following headings:

Section A: Overview

Section B: Reasons for, and matters raised in, the Submission

Section C: Specific Submissions to the Proposed Queenstown Lakes District Plan
SECTION A: OVERVIEW

1. GBT owns land known as Glendhu Station near Wanaka. Its land has been identified within the
Rural Zone under the Proposed Queenstown Lakes District Plan (“PDP"). It has the same
zoning under the operative District Plan.

2. The purpose of this submission to the PDP is to rezone the land as a new Glendhu Station
Zone, to better reflect the nature of approved development, the character of the area and to
provide for the sustainable management of the land resource.

3. The reasons for this submission is outlined in Section B with the specific relief being contained
within Section C.

SECTION B: REASONS FOR SUBMISSION

Description of the Site

4. The site is located at 1215 Wanaka — Mount Aspiring Road, Wanaka and comprises the land
more generally known as Glendhu Station. The site extends around the western shores of Lake
Wanaka from Glendhu Bay, south along either side of Motatapu Road to the Motatapu River,
following its eastern bank to the confluence with the Matukituki River.

5. The land to which the submission relates is contained within four certificates of title, legally
described as:

(a) Lot 2, 9-11 Deposited Plan 457489, being 187.6434 ha in area and contained within
Computer Freehold Register identifier 602575, and owned by Glendhu Station Preserve
Ltd;

(b) Lot 1, 3 Deposited Plan 457489, being 15.5715 ha in area and contained within
Computer Freehold Register identifier 602576, and owned by Glendhu Holdings Ltd

(c) Lot 4-5 Deposited Plan 457489, being 44.2105ha in area and contained within Computer
Freehold Register identifier 602577, and owned by Glendhu Holdings Ltd

(d) Lot 6-8 Deposited Plan 457489 and Section 1-2, 19, 18, 22-23 SO Plan 347712, being
2588.5685 ha in area and contained within Computer Freehold Register identifier
602578, and owned by Glendhu Holdings Ltd

6. The combined area of the land subject to this submission is approximately 2834 hectares.
Corridor Resource Study

7. Following tenure review, Glendhu Station and the neighbouring Cattle Flat Station, in
conjunction with Darby Partners, completed a resource study of an area of approximately
5,000ha called the Glendhu / Cattle Flat Corridor. The purpose of this study was to
comprehensively evaluate the landscape, ecological values and geographical constraints and

C15100_017¢_Parkins_Bay_Submission_DRAFT_20151023.docx 2
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opportunities within a corridor of land running across both Stations. This comprehensive
overview aimed to provide an informed platform for consideration of future land use
opportunities and to avoid piecemeal and uncoordinated planning decisions.

8. The study is primarily landscape based. It identifies 9 different landscape units or components
within the Corridor and assesses their ability to absorb change. In addition the study considered
geology, hydrology, ecology, planning and traffic elements.

9. In respect of Parkins Bay, the Corridor Study identified that the foreshore of Parkins Bay had
varied potential to absorb change with variable mitigation potential. The Glendhu Station flats
similarly had varied potential to absorb change with high mitigation potential in specific
locations. This reflects the variable topography and relief in the landscape and the potential this
offers to establish an activity in a location where effects on public views can be avoided or
mitigated. Further site survey and analysis of an area of approximately 180ha of the Glendhu
Station flats was undertaken to better understand the opportunities and constraints inherent in
the land. Visibility mapping of the topography was utilised to identify sites capable of absorbing
change and these formed the basis for the resulting design.

The Parkins Bay Preserve

10. Following the outcomes of initial tenure review and then the Corridor Resource Study, the
Parkins Bay Preserve emerged as a development proposal for 180 ha of the Glendhu Station
land and promoting development of a golf course and club house and visitor accommodation
and residences. Resource consent was lodged for the Parkins Bay development in November
2006.

11.  After an initial Council and then Environment Court hearing, in May 2012 the Environment Court
confirmed the grant of an application for resource consent to Parkins Bay Preserve Limited for
the construction, provision and use of:

- An 18 hole championship golf course located either side of the Mt Aspiring Road;
- A series of lakeside buildings, including:

(a) aclub house with restaurant and cafe;

(b)  ajetty to facilitate public access to the building from the water;

(c) twelve visitor accommodation units, spread over three buildings;

- 42 residences/visitor accommodation units, to be located on the rolling terrace to the
south of the golf course, each set on an area of land between 3,525 m2 and 8,719 m2 ;

- Ecological enhancement of approximately 65 hectares in accordance with a revegetation
strategy including planting of locally appropriate native plants in the golf course and
around the proposed houses;

- Covenanted areas from which stock are precluded to allow natural revegetation to occur;

- Enhanced public access to the site including provision of formed access from the Mt
Aspiring Road to the Parkins Bay foreshore, formed access from Glendhu Bay to Parkins
Bay and further along Parkins Bay, northwest of the Clubhouse to form a link to the
second underpass under Mt Aspiring Road; and

- Further public access in the form of a track along the Fern Burn to the existing Motatapu

Track, provision for mountain bike access to the Motatapu Track, a track to the high point
on Glendhu hill, and a track from Rocky Mountain to the existing Matukituki River track,
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12.

13.

14.

15.

16.

17.

18.

upon a set of terms and conditions set out in the decision and in accordance with the
plans and maps attached to that decision.

This landowner has proceeded to progress with the initial subdivision of Glendhu Station into
the main development titles necessary to facilitate the approved land use consent. This
resource consent has also resuited in the creation of the open space covenants and the
creation of each of the public access easements, as required through the environment court's
decision on the land use consent (RM120558).The current title structure outlined in the
description of the site (above) reflects the framework of titles created from this resource
consent.

Further preliminary consents have been also sought to amend conditions to adjust aspects of
the staging of the land use consent (RM140959) and also the layout of the golf course
(RM150567).

Proposed District Plan (2015)

Under the PDP the site is located within an area of Outstanding Natural Landscape and within
the Rural Zone. Below is an extract of PDP Planning Map 7 (West Wanaka, Lake Wanaka,
Upper Shotover) showing the area of the GBT land and surrounding zoning.

Planning Map 7 (West Wanaka, Lake Wanaka, Upper Shotover)

Summary of Proposed Relief

The proposal is to rezone the land subject to this submission as a new special zone to be
inserted into Part 6 of the PDP and called the Glendhu Station Zone. The area of the proposed
rezoning is illustrated on the map attached to and forming a part of this submission within
Appendix 1. The primary relief sought by GBT is to replace the rural zone shown on Planning
Map 30 with that shown on the plan attached within Appendix 1.

A number of small changes are sought to the objectives, policies and rules of Chapter 27
Subdivision. These changes are proposed in order for the subdivision provisions to integrate
with the land use provisions.

The specific changes sought to the PDP provisions are detailed within Section C of this
submission.

Some of the key features of the Glendhu Station Zone are described below.

C15100_017¢_Parkins_Bay_Submission_DRAFT_20151023.docx
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19.

20.

21.

22.

23.

Structure Plan

A structure plan is proposed to establish the spatial layout of development within the zone and
this provides for the identification of the following activity areas:

(@) The Golf Activity Area (G), designed to incorporate the golf course, maintenance and
operational facilities and underpass.

(b)  The Lakeside Activity Area (LS), designed to accommodate a series of buildings, including
12 visitor accommodation units, functions and events, a jetty to facilitate public access to
the activity area from Lake Wanaka, the golf course club house with restaurant and café
and associated vehicle access and parking.

(c) The Residences Activity Area (R) provides for 50 residences and/or visitor accommodation
units and areas of native revegetation.

(d)  The Lodge Activity Area (L) provides for a visitor and residential accommodation activities,
comprising a lodge and a small number of detached accommodation villas.

(e) The Campground Activity Area (C) provides for the expansion of the Glendhu Bay
campground across the Mount Aspiring Road, together with provision for a new road
access alignment, and providing for visitor accommodation activities.

1)) The Farm Homestead Activity Area (FH) provides for a mixture of small scale commercial
activities that are designed to complement and support the campground, visitor
accommodation, including farm stays, conferences, events and functions (e.g. weddings),
farm tours, staff accommodation, and a small scale abattoir, butcher, packing shed and
tannery.

(g) The Open Space Farm Preserve Activity Area (OS/F) provides for farming activities,
recreation activities, including public access trails, areas of ecological enhancement, small
scale eco-themed visitor accommodation, an airstrip and some limited provision for
residential accommodation.

Section 32AA Evaluation

The following summary evaluation has been prepared under section 32AA of the Act to
supplement the proposed rezoning sought for the Glendhu Station Zone. S.32AA requires that a
further evaluation under sections 32(1) to (4) is necessary for any changes that have been
made to the proposal since the evaluation report for the proposal was completed.

In accordance with s.32AA(1)(c) this evaluation has been undertaken at a level of detail which
corresponds to the scale and significance of the changes.

Proposed District Plan Policy Framework
The relevant objectives from the PDP are outlined below.

Chapter 3 Strategic Directions

Objective 3.2.1.2 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 in the District.

The Glendhu Station Zone seeks to provide for a range of small scale commercial activities with
the FH Activity Area, which are designed to service the high demand for convenience retail
during peak use of the campground. The proposal will provide greater recognition of the local
service and employment functions located on the Glendhu Station land and reinforce Objective
3.2.1.2.
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24.

25.

26.

27.

28.

29.

30.

Objective 3.2.5.1 Protect the natural character of Outstanding Natural Landscapes
and Outstanding Natural Features from subdivision, use and development.

The site falls within an area of Outstanding Natural Landscape in terms of the mapping included
within the PDP. Rezoning to the Glendhu Station Zone will provide additional use and
management opportunity, while enabling protection of the character of the area.

The land has been subject to a comprehensive assessment of its landscape character, visibility
and ability to absorb change initially through the Corridor Resource Study that identified nine
landscape units. The majority of the proposed new use or management that will be enabled
through the proposed Glendhu Station Zone Structure plan will be located within the two
landscape units of the Fern Burn (including the Residential Activity Area) and the Glendhu,
Parkins and Paddock Bays landscape unit (including the Golf, Lakeside, Farm Homestead and
Campground Activity Areas).

The Glendhu and Parkins Bay landscapes are dominated by Lake Wanaka and the tree-lined
(willows and poplars) foreshore. The Glendhu Bluff and the highly developed farmland on Roys
Peninsula provide a distinctive visual backdrop. The lakeshore area forms a well-defined
transition between the pastoral landscape to the south and Lake Wanaka. Even though the
natural character of the Glendhu Bay area is low compared to other surrounding landscapes (eg
the ice sculptured landform and the Harris Range) the aesthetic qualities of the landscape
around the Bay are still high. The willows and poplars along the lakeshore and on the Fern Burn
delta contrast with the natural character of the lake and Mountain Ranges and add visual
diversity.

Alluvial flats are found around the lower Fern Burn alongside the Motatapu Road south of
Glendhu Bay. They denote the old path of the Motatapu River, which now sweeps north towards
the Matukituki Valley before it enters the flats. Consequently, the Fern Burn Flats form the
entrance to the Motatapu Valley. The Motatapu Road follows this old course of the Motatapu
River alongside the current Fern Burn riverbed. Views from the road in this area are limited by
the hummocky topography of the adjacent land. Also the Fern Burn is willow lined upstream
from the Mount Aspiring Road Bridge. Further north the river has formed a fan into Lake
Wanaka and there are only a few trees. The fluvial terrace flats on the true right of Fern Burn
are intensively used for farming. Shelterbelts, hedges and small exotic conifer plantations are
features of this landscape unit. Alpha Burn enters the flats through an incised gorge in the
slopes below Mt Alpha. The willows along the riverbed of lower Alpha Burn are a distinct part of
the developed farmland in this area. The landform along the true left of the stream behind
Glendhu Bay has been shaped by moraine deposits, forming rough hillocky ground.

The basis of the structure plan is to enable limited amount of careful development within those
parts of the landscape with lower natural character and the protection of other areas with higher
natural character. A considerably proportion of the Structure Plan is identified within the Open
Space Farm Preserve Activity Area.

Through the structure plan and related rules relating to subdivision and development the natural
character of the outstanding natural landscape can be appropriately protected and achieve
Objective 3.2.5.1

Objective 3.2.5.3 Direct new subdivision, use or development to occur in those
areas which have potential to absorb change without detracting from landscape
and visual amenity values.

The land forms part of a complex landscape with varying topography and levels of human
development. The two main landscape units of the Fern Burn and the Glendhu, Parkins and
Paddock Bays are described above. The structure plan seeks to locate development within this
areas with highest potential to absorb change and these areas are concentrated around the
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31.

32.

33.

34.

35.

36.
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existing Glendhu Campground, the Glendhu Station homestead and the areas immediately
within and alongside the Golf Course either side of the Mount Aspiring Road.

Enabling use, management and development within these areas through the structure plan and
the Glendhu Station Zone would therefore appropriately direct new residential subdivision and
development to areas which have potential to absorb change without detracting from landscape
and amenity values to achieve Objective 3.2.5.3

Objective 3.2.6.2 Ensure a mix of housing opportunities

The Glendhu Station Zone provides opportunities for a limited number of houses that are likely
to be on sites typical of a rural living environment and are located within a rural setting. This
form of housing is a departure from the conventional suburban living opportunities within
Wanaka and wili therefore help to ensure a mix of housing opportunities are provide across the
District.

Chapter 6 Landscapes

6.3.1 Objective - The District contains and values Outstanding Natural Features,
Outstanding Natural Landscapes, and Rural Landscapes that require protection
from inappropriate subdivision and development.

As identified above, the sites is located within an outstanding natural landscape and subject to a
comprehensive assessment of landscape values through the Corridor Resource Study. A key
part of the Structure Plan is to identify areas of open space and to establish objectives, policies
and rules design to protect the sensitive parts of the landscape from inappropriate subdivision,
use or development. In this way the proposal achieves Objective 6.3.1.

6.3.2 Objective - Avoid adverse cumulative effects on landscape character and
amenity values caused by incremental subdivision and development.

As above, the proposal seeks to create a structure planned zone based on through and robust
landscape assessment. Through the addition of appropriate objectives, policies and rules
requiring compliance with the structure plan and through limitations on the overall number of
proposed units, the proposal seeks avoid the potential for adverse cumulative effects and will
achieve Objective 6.3.2.

6.3.8 Objective - Recognise the dependence of fourism on the District’s
landscapes.

The Glendhu Station Zone will enable the development of significant tourism infrastructure
through the creation of the proposed golf course, club house, within the extended area of
Glendhu Campground as well as the development of additional units for visitor accommodation.
Together these facilities will have a significant positive effect on tourism and a significant part of
its attraction for visitors is the overall landscape setting of Glendhu Station. For these reasons,
the proposal will, positively implement Objective 6.3.8.

Evaluation

ldentification of other reasonably practicable options for achieving the objectives
s.32(1)(b)(i)

The reasonably practicable options available to provide for the use and development of the site
under the PDP include:

(a) Retention of the status quo where all of the site is located within the Rural Zone;
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37.

38.

39.
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(b)  Rezone through a mixed zone approach, where parts of the fand are included in the Rural
Residential, Rural Residential or Business Zones; and

() Rezone all of the land through the creation of a new Special Zone.

Retaining the Rural General Zone would ensure those objectives of the PDP aimed at
managing the effects of subdivision, use, and development within rural landscapes are
achieved. However, uniike the Rural Residential zone, it would not assist in directing additional
rural lifestyle development to appropriate locations to maintain qualities of the wider rural
landscape, or assist to ensure mix of housing opportunities are provided. Retention of the status
quo also relies on managing the continued commercial activities through existing resource
consent conditions and any further development or changes through further resource consent
on an ad-hoc basis.

A mixed zone approach would direct new subdivision, use or development to an area of the
landscape with potential to absorb change without detracting from landscape values (Objective
3.2.5.3), and will be located within a part of the landscape with similar character and ensure a
mix of housing opportunities (Objective 3.2.6.2). The main limitation with this approach is that it
would fail to provide for a comprehensive set of provision to manage what are a diverse range
of activities occurring within this area.

The creation of a new Glendhu Station Zone and using a structure plan to coordinate the
management of natural and physical resources would carry all of the benefits of the other
options, but has the further advantage of consistent administration through a single zoning
framework.

Assessment of efficiency and effectiveness of provisions s.32(1)(b)(ii) and s.32(2)(a)
(a)  Effectiveness:

As outlined in the evaluation of the PDP objectives above, rezoning the site to create a
new Special Zone will be effective in that it will achieve the objectives of the PDP.

(b) Efficiency

583

Benefits Costs

Environmental Economic

Overdevelopment of the area would lead to a
loss of landscape amenity values and
therefore a reduction of visitors to the area.

The Glendhu Station Special Zone provides
for the protection of open space, areas of
ecological value Rural Residential zoning

over the land would allow additional Social & Cultural

residential development opportunities in an

area where visual change can be absorbed, | Insensitive development would negatively
thereby reducing pressure for development impact on landscape amenity and the

on other rural locations where there is a finite | character of the area.
capacity for residential activity.

Economic:

The addition of development and recreation
opportunities provided for by the zone will
signal a significant investment in tourism
tourist related infrastructure, which serves an
important employment function and
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contributes to the economic welibeing of the
District.

Social and cultural

Social and cultural benefits are derived from
the creation of an expanded array of outdoor
recreation opportunities including public
access tracks, a golf course and a jetty on
the shore of Lake Wanaka.

Enabling a small number of residencies
would also provide additional low density
housing opportunities.

40. Compared with retaining the Rural General zone, rezoning to create a new Glendhu Station
Zone covering the Glendhu Station land will be efficient as the benefits will outweigh any costs.
While rezoning would facilitate some loss of rural land, that economic cost is low because of the
relative small size of the land and the nature of the existing non-rural uses. Furthermore that
loss will be compensated by reducing pressure for residential development in other rural
locations and the better recognition of the use and development of tourism infrastructure on this

land.

Summary of reasons for proposed provisions s.32(1)(b)(iii)

41. The proposed Glendhu Station Zone provides the most appropriate way of achieving the
relevant objectives of the PDP because:

(a)

(b)

It provides for a range of tourism, recreation and visitor related facilities within an area
valued for that purpose

It provides additional low density rural living opportunities in an area where such
development would be consistent with the dominant character, and there is capacity to
absorb visual change without degrading landscape character or visual amenity values;
and

In so doing, it will reduce pressure for such development in other areas of the rural
environment where there is finite capacity for residential activity.

it will recognise and provide for the use, development and consolidation of commercial
activities on the land that is an important part of the tourist infrastructure and will provide
for the economic well being of the District.

Consequential and Further Changes

42. GBT seeks to make any similar, alternative and/or consequential relief that may be necessary
or appropriate to address the matters raised in this submission or the specific relief requested in
this submission.

C15100_017c_Parkins_Bay_Submission_DRAFT_20151023.docx
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To:

The Registrar
Environment Court
Christchurch

Glendhu Bay Trustees Limited (GBT) wish to be a party pursuant to section 274
of the RMA to the following proceedings:

Upper Clutha Environmental Society Inc v QLDC (ENV-2018-CHC-000056) being
an appeal against decisions of Queenstown Lakes District Council on the
proposed Queenstown Lakes District Plan (PDP).

GBT is a person who made a submission about the subject matter of the
proceedings.

GBT is not a trade competitor for the purposes of section 308C or 308CA of the
RMA.

GBT is interested in all of the proceedings.

Without derogating from the generality of the above, GBT is interested in the
following particular issue:

Chapter 21 Rural Zone / Chapter 27 Subdivision

(a)  All objectives, policies, assessment matters and rules and other provisions
that relate to subdivision and/or development from the Operative District
Plan Rural General zone are rolled over and included in the Stage One
Proposed District Plan

0 GBT opposes the relief sought because the proposed changes are
too broad to properly understand the nature and effect of the
proposed changes and they will, or could, fail to implement the
higher order objectives of the PDP.

Chapter 21 Rural Zone
(b) Rules 21.4.9 and 9a and Rules 21.4.10 and 10a

0 GBT opposes the relief sought because elevation of the status of
rural subdivision and/or development within the outstanding natural
landscapes and features from discretionary to non-complying fails to
appropriately recognise the benefits to the District of such activities
and to implement the higher order objectives of the PDP

Planning Maps

(¢)  The landscape lines shown on the Operative District Plan maps are rolled-
over in their current form into the Stage One Proposed District Plan.
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0 GBT opposes the relief sought because rolling over all of the
landscape lines from the operative District Plan fails to appropriately
recognise and provide for s 6(b) of the Act, and the extent to which
such lines have been the subject to further investigation,.including by
the Council through the preparation of the Proposed District Plan..

6 GBT agrees to participate in mediation or other alternative dispute resolution of
the proceedings.

Dated this 10" day of July 2018

e B -Gobloy

Maree Baker-Galloway/Rosie Hill

Counsel for the section 274 party

Address for service of person wishing to be a party
Anderson Lioyd

Level 2, 13 Camp Street

PO Box 201

Queenstown 9300

Phone: 03 450 0700 Fax: 03 450 0799

Email; maree.baker-galloway@al.nz | rosie.hill@al.nz

Contact persons: Maree Baker-Galloway | Rosie Hill

Advice

If you have any questions about this notice, contact the Environment Court in
Christchurch.
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To:

The Registrar

Environment Court
Christchurch

Glendhu Bay Trustees Limited (GBT) wish to be a party pursuant to section 274
of the RMA to the following proceedings:

Remarkables Park Limited v Queenstown Lakes District Council (ENV-2018-
CHC-000126) being an appeal against decisions of Queenstown Lakes District
Councii on the proposed Queenstown Lakes District Plan (PDP).

GBT is a person who made a submission about the subject matter of the
proceedings.

GBT is not a trade competitor for the purposes of section 308C or 308CA of the
RMA.

GBT is interested in all of the proceedings.

Without derogating from the generality of the above, GBT is interested in the
following particular issues:

Chapter 4 Urban Development

(a) GBT supports amendments to provisions of Chapter 4 to expressly provide
for exemptions to the restrictions on urban development outside of the
urban growth boundary and/or acknowledgement of the appropriateness of
urban components to development in rural areas is supported as a
sustainable and appropriate outcome in some instances to satisfy the
objectives of the Plan and Part 2 of the Act.

Chapter 6 Landscapes

(b)  GBT supports the relief seeking additional policies expressly recognising
tourism and commercial development and the benefits of diversification are
supported as being appropriate for the sustainable management of the
District's rural land resource.

GBT agrees to participate in mediation or other alternative dispute resolution of
the proceedings.
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Dated this 10" day of July 2018

Mavse Bt -Gl

Maree Baker-Galloway/Rosie Hill

Counsel for the section 274 party

Address for service of person wishing to be a party
Anderson Lioyd

Level 2, 13 Camp Street

PO Box 201

Queenstown 9300

Phone: 03 450 0700 Fax: 03 450 0799

Email: maree.baker-galloway@al.nz | rosie.hill@al.nz

Contact persons: Maree Baker-Galloway | Rosie Hill

Advice

If you have any questions about this notice, contact the Environment Court in

Christchurch.
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To:

The Registrar

Environment Court
Christchurch

7

Glendhu Bay trustees Limited (GBT) wish to be a party pursuant to section 274 of
the RMA to the following proceedings:

Queenstown Park Limited v Queenstown Lakes District Council (ENV-2018-CHC-
000127) being an appeal against decisions of Queenstown Lakes District Council
on the proposed Queenstown Lakes District Plan (PDP).

GBT is a person who made a submission about the subject matter of the
proceedings.

GBT is not a trade competitor for the purposes of section 308C or 308CA of the
RMA,

GBT is interested in all of the proceedings.

Without derogating from the generality of the above, GBT is interested in the
following particular issues:

Chapter 6 Landscapes

(a)  The addition of new provisions that enable diversification of activities in the
Rural Zone

(i) GBT supports the relief sought because additional policies expressly
recognising tourism and commercial development and the benefits
of diversification are being appropriate for the sustainable
management of the District's rural land resource.

Chapter 6 Landscapes

(a) Add a new policy “Tourism and associated activies may need to be
located within Qutstanding Natural Landscapes for functional reasons”.

(0 GBT supports the relief sought because the suggested policy
provides an appropriate addition to the suite of other policies relating
to the management of Qutstanding Natural Landscapes.
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To:

18001813

The Registrar
Environment Court
Christchurch

Mt Christina (MCL) wish to be a party pursuant to section 274 of the RMA to the
following proceedings:

Upper Clutha Environmental Society Inc v QLDC (ENV-2018-CHC-000056) being
an appeal against decisions of Queenstown Lakes District Council on the
proposed Queenstown Lakes District Plan (PDP).

MCL is a person who made a submission about the subject matter of the
proceedings.

MCL is not a trade competitor for the purposes of section 308C or 308CA of the
RMA.

MCL is interested in all of the proceedings.

Without derogating from the generality of the above, MCL is interested in the
following particular issue:

Chapter 21 Rural Zone / Chapter 27 Subdivision

(@)  All objectives, policies, assessment matters and rules and other provisions
that relate to subdivision and/or development from the Operative District
Plan Rural General zone are rolled over and included in the Stage One
Proposed District Plan.

(i) MCL opposes the relief sought because the proposed changes are
too broad to properly understand the nature and effect of the
proposed changes and they will, or could, fail to implement the
higher order objectives of the PDP.

Chapter 21 Rural Zone

(b) Rules 21.4.9 and 9a and Rules 21.4.10 and 10a.

(i) MCL opposes the relief sought because elevation of the status of
rural subdivision and/or development within the outstanding natural
landscapes and features from discretionary to non-complying fails to
appropriately recognise the benefits to the District of such activities
and to implement the higher order objectives of the PDP.
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Planning Maps

(c)  The landscape lines shown on the Operative District Plan maps are rolled-

over in their current form into the Stage One Proposed District Plan.

0] MCL opposes the relief sought because rolling over all of the

landscape lines from the operative District Plan fails to appropriately

recognise and provide for s 6(b) of the Act, and the extent to which

such lines have been the subject to further investigation, including by

the Council through the preparation of the Proposed District Plan.

MCL agrees to participate in mediation or other alternative dispute

resolution of the proceedings.

Dated this 10" day of July 2018

Movie Bt -Gobloey

Maree Baker-Galloway/Rosie Hill

Counsel for the section 274 party

Address for service of person wishing to be a party
Anderson Lloyd

Level 2, 13 Camp Street

PO Box 201

Queenstown 9300

Phone: 03 450 0700 Fax: 03 450 0799

Email; maree.baker-galloway@al.nz | rosie.hill@al.nz

Contact persons: Maree Baker-Galloway | Rosie Hill

Advice

If you have any questions about this notice, contact the Environment Court in
Christchurch.
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10

11

12

Chapter 21 Rural Zone ~
(@) Amendments to policy 21.2.1.10

(i) GBT supports the relief sought because the proposed amendments
to this policy are supported as being clearer and more direct.

Chapter 21 Rural Zone —
(@)  Amendments to policy 21.2.1.15

(i) GBT supports the relief sought because the proposed amendments
to this policy introduce a qualifier that is appropriate given the range
of other policies within the plan relating to amenity, traffic and
access.

Chapter 21 Rural Zone - Rules 21.4 Table 1

(@)  Add a new rule to Table 1 “Commercial activities linked to the natural and
physical resources of the rural area”

(i) GBT supports the relief sought because the suggested new rule in
an appropriate addition to the rules of the Rural zone.

Chapter 21 Rural Zone - Rule 24.1 Table 1

(@) Add anew rule to Table 1 “Restaurant/Café” and apply “controlled” activity
status.

0] GBT supports the relief sought because the addition of a new rule
enabling restaurants or cafes as a controlled activity is supported.

Chapter 33 Indigenous Vegetation and Biodiversity - New Policies
(a)  Addition of new policies;

(i GBT supports the relief sought in part to the extent they do not
compromise the higher order objectives recognising the significant
socioeconomic benefits of well-designed and appropriately located
visitor industry facilities.

18001833 | 3647454



13 Chapter 33 Indigenous Vegetation and Biodiversity - Policy 33.2.2.2

(@) Amend to read “Allow the clearance of indigenous vegetation within
Significant Natural Areas where that clearance is undertaken in a manner
that retains the indigenous biodiversity values”.

0] GBT supports the relief sought because the wording of the proposed
policy provides a more flexible policy basis for the management of
the biodiversity values of SNAs.

14 Chapter 33 Indigenous Vegetation and Biodiversity - Rules 33.5.1.1,
33.5.1.2, 33.5.2.1 and 33.5.2.2 — Indigenous vegetation clearance thresholds.

0] GBT supports the relief sought because increasing each of the
thresholds relating to indigenous vegetation clearance is supported.

15 GBT agrees to participate in mediation or other alternative dispute resolution of
the proceedings.

Dated this 10" day of July 2018

Merse Buter -Geblovye

Maree Baker-Galloway/Rosie Hill
Counsel for the section 274 party

Address for service of person wishing to be a party
Anderson Lloyd

Level 2, 13 Camp Street

PO Box 201

Queenstown 9300

Phone: 03 450 0700 Fax: 03 450 0799

Email: maree.baker-galloway@al.nz | rosie.hill@al.nz

Contact persons: Maree Baker-Galloway | Rosie Hill
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Advice

If you have any questions about this notice, contact the Environment Court in
Christchurch.
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