Submissions on the
Proposed Amendments to the Policy
on Development Contributions

To be heard on Friday 2 December
2016 commencing at 9.00am

SUBMISSION ON PUBLICLY NOTIFIED REVISED POLICY ON
DEVELOPMENT CONTRIBUTIONS DATED OCTOBER 2016

To

DC Policy Submission
Queenstown Lakes District Council
Private Bag 50072
Queenstown 9348

Submitter: Queenstown Airport Corporation (QAC)

Address Queenstown Airport Corporation
C/- Mitchell Daysh Limited
Dunedin 9054

1.

This is a submission on the publicly notified revised policy on development contributions,
dated October 2016.

2.

QAC’s submission is:
Queenstown Airport Corporation
(a) QAC operates the regionally and nationally significant Queenstown Airport.
(b) Queenstown Airport is the main airport in the Queenstown Lakes District and is the
primary take-off and landing point for much of the aircraft activity in the District. The
Airport accommodates aircraft movements associated with scheduled, general
aviation and helicopter operations. The Airport acts as an essential gateway to the
Queenstown Lakes District and facilitates access to the District and economic activity
in the local and regional economies. It is also a provider of emergency services and is
a lifeline utility under the Civil Defence Emergency Management Act 2002 (CDEM
2002).
(c) QAC is a significant landowner in the Frankton Flats area. For the most part, the use of
QAC’s landholdings is for aerodrome purposes and activities that generally facilitate
rather than generate the movement of people and goods through the district and
wider region. QAC also owns land to the north of the Airport in the area commonly
described as “Frankton Flats B”. QAC’s Frankton Flats B landholdings are within the
primary EAR contributions levy area (identified in Appendix A to the DC Policy).
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Revised Development Contribution Policy
(d) The revised Policy on Development Contributions (DC Policy) prepared by the
Queenstown Lakes District Council (QLDC/Council) and notified on Council’s website
seeks to recover 49% of the capital costs associated with construction of the Eastern
Access Road on Frankton Flats (EAR).
(e) In summary, the DC Policy provides for cost recovery through a two-tiered approach
to development contributions. Requirements for contributions will apply to
applications for resource consent, building consent or service connections lodged on
or after 10 October 2016. Most costs will be recovered from landowners in the
immediate vicinity of the EAR1, while the wider district will be allocated a minor share
of the costs. The DC Policy will apportion development contribution requirements
relating to construction of the EAR as follows:
a.

Development contributions levied on owners of properties in the Frankton Flats
area will recoup 91.8% of the development costs owed by QLDC ($6,724,809). The
affected properties are shown in Appendix A to the DC Policy;

b. An adjustment of the development contributions apportioned to the wider Wakatipu
Ward will recoup 6.6% of EAR capital costs owed by QLDC ($480,553); and,
c.
(f)

The remaining 1.6% ($120,138) of the cost will be recouped through general rates 2.
QAC submits that the revised development contributions appropriately apportions
costs on Frankton Flats. The approach is also consistent with QAC’s view that
Queenstown Airport facilitates rather than generates the demand for Council’s
services.

(g) Notwithstanding the above, QAC submits however, that some amendments to the
development contributions policy may be required to allow the Queenstown Lakes
District Council to accept an advanced lump sum payment of development
contributions, when volunteered by the developer. While this situation is not expressly
precluded from occurring under the current development contributions policy, it is
also not expressly enabled. The notified DC Policy should therefore clearly express
whether and under what circumstances such payments would be accepted.
(h) QAC also notes that a portion of the airside facilities have been included in the area of
land subject to the Council’s traffic modelling and thus targeted development
contribution rate. This area of land (located to the south east of the cross-wind
runway) is not publicly accessible and is within the airside security fencing at
Queenstown Airport. It is therefore unclear why this land was included in the traffic
modelling and QAC submits that this area of land should be removed from the
targeted area shown in Appendix A of the DC Policy.
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Shown on the map at Appendix A to the DC Policy.
Set out in Table 3 to the Statement of Proposal accompanying the DC Policy.
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(i)
3.

Subject to the amendment described in paragraphs (f)to (h), QAC supports the
proposed DC Policy as notified and without any further substantive amendments.

QAC wishes to be heard in support of its submission.

Date:

7 November 2016

Signature:

Rachel Tregidga
General Manager Property, Queenstown Airport Corporation

Address for Service:

Mitchell Daysh Limited
Dunedin 9054

Telephone:
Email:
Contact person:

Kirsty O’Sullivan
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Queenstown Lakes District Council
Proposed Amendments to the Policy on Development Contributions
(Section 104(4)(b) Local Government Act)
Submission by Queenstown Central Limited (QCL) and Queenstown Central E2 Limited (QCL E2)
1.

This is a submission by Queenstown Central Limited and Queenstown Central E2 Limited (QCL)
on the amendments to the Policy on Development Contributions released for consultation on
10 October 2016 (“the proposed Policy”). QCL collectively own 22 hectares of land in Frankton
Flats within the Contributing Area shown in Appendix B of the consultation document.

2.

The proposed Policy sets out how the $14.95m capital cost of the Eastern Access Road is to be
recovered. NZTA will fund 51% of the works whilst the majority of the remainder is proposed to
be recovered from local landowners by way of a targeted development contribution. The
contribution is proposed to be set at $613 per Dwelling Equivalent (DE).

3.

QCL accepts that it is reasonable for the landowners who stand to benefit from the construction
of the EAR to contribute towards its cost. QCL considers, however, that the proposed Policy as
drafted is unreasonable and inequitable for the following reasons:
a. The proposed Policy is based on an assumption that 92% of the trips have a direct
benefit to the immediate landowners whilst only 8% of the trips have a wider benefit.
QCL disagrees with this split and considers that the proportion of trips with a wider
benefit is higher. Further, QCL has concerns with respect to the methodology that has
been applied to the traffic model. Consequently, QCL considers that a greater
proportion of the works should be funded by contributions sourced from outside of
the Contributing Area.
b. There are a number of developments that have already been carried out within
Frankton Flats, including the recently constructed Mitre 10 and Pak ‘n Save that will
significantly benefit from the construction of the EAR. Despite this, the proposed
Policy does not recognise these existing developments and therefore the owners of
undeveloped land will be required to fund a disproportionate share of the costs of the
EAR. QCL recognises that it is not possible to retrospectively levy contributions against
previous developments, however, QCL considers that their share of the costs should
be accounted for in a more equitable manner (either through rates or an increase in
the general transportation contribution).

c. Relative to their overall landholdings, QCL has relatively little land that fronts the EAR
and the land that does front the EAR is unlikely to be particularly intensively
developed. The remainder of the land requires additional roading connections to be
developed to provide access from the EAR (in particular Road 5 and Road 8).
Additionally, A significant proportion of trips to the QCL land will be accessed via Grant
Road and the northern portion of the EAR which are already constructed and which
QCL have already made significant contributions towards.
4.

Given the above issues in respect of the proposed Policy, QCL considers that a more reasonable
and equitable way of determining their contribution to the EAR is through a private developer
agreement (or similar method). QCL has already had ongoing discussions with QLDC in respect
of their contributions and therefore suggests that the proposed amendment to the Policy be
put on hold to allow more time for those discussions to be concluded.

5.

In the event that Council does not accept that the process be put on hold, QCL requests that
more time be provided between the close of submissions (7 November 2016) and the hearing
of submissions (mid-November 2016). Whilst QCL has been in discussions with Council for some
time, QCL were not directly served a copy of the proposed Policy (despite being identified as
one of a small number of directly affected landowners). QCL only become aware of the
proposed Policy on Thursday 3 November 2016 (three working days before submissions were
due to close). QCL considers that they have had insufficient time for their specialist advisors to
properly consider the proposed Policy and provide advice. QCL further considers that one week
is insufficient time to properly prepare for a hearing. It is requested therefore that any hearings
on the submissions not be scheduled until mid-December 2016 at the earliest.

6.

QCL wish to speak to this submission and would be prepared to consider a joint case if other
submitters raise similar concerns.

Gerard Thompson
Barker & Associates Limited
7 November 2016

Subject:

Development Contributions

From: w berry [mailto:
]
Sent: Wednesday, 9 November 2016 5:48 PM
To: Stewart Burns
Subject: Development Contributions

ATTENTION Mr. S BURNS
Stewart,
We have just arrived back in Australia, after our annual sojourn to the U.S. ; and picked up your letter of 21 October
2016 regarding Development Contribution amendments.
We submit that our property at 61 Grant Road is a residential property purchased several years ago expressly for
the purpose of retaining a residence at that address with the capability of construction of an adjoining barn for the
storage of personal possessions. There is no benefit whatsoever to us (commercially or otherwise) for the
development of an Eastern Access Road on Frankton Flats.
It is interesting that your letter has consultation dates well before the date at which you mailed your letter. You
should also be aware that the typical time that it takes for an airmailed letter to travel between Queenstown and
Australia (and vice versa) is one to three weeks; hence the reason for this email.
Your sincerely
Wayne R. Berry
Pexton Holdings Ltd

AUSTRALIA
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