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DECISIONS OF THE QUEENSTOWN LAKES DISTRICT COUNCIL  

 
NOTIFICATION UNDER s95 AND DETERMINATION UNDER s104  

 
RESOURCE MANAGEMENT ACT 1991  

 
 
Applicant: Arrowsouth Properties Limited 
 
RM reference: RM161093 
 
Application: Application under Section 88 of the Resource Management Act 1991 

(RMA) to subdivide an existing allotment into 25 allotments consisting of 
20 residential freehold titles, one road, and one stormwater allotment to 
be vested in Council and three private open space allotments (the 
balance of the site) to establish a separate title for each unit, and 
undertake earthworks.  

   
Location: McDonnell Road, Arrowtown 
 
Legal Description: Lot 29 Deposited Plan 369201 held in Computer Freehold Register 

281292 
 
Zoning: Arrowtown South Special Zone  
 
Activity Status: Restricted Discretionary  
 
Decision Date: 5 July 2017 
 
Re-issue date 3 August 2017 
 
 
 

SUMMARY OF DECISIONS 
 
1. Pursuant to sections 95A-95F of the RMA the application will be processed on a non-notified 

basis given the findings of Section 6.0 of this report. This decision is made by, Blair Devlin, 
Manager Planning Practice, on 5 July 2017 under delegated authority pursuant to Section 34A 
of the RMA. 

 
2. Pursuant to Section 104 of the RMA, consent is GRANTED SUBJECT TO CONDITIONS 

outlined in Appendix 1 (Land Use and Subdivision Conditions) of this decision imposed pursuant 
to Sections 108 and 220 of the RMA.. The consent only applies if the conditions outlined are 
met. To reach the decision to grant consent the application was considered (including the full 
and complete records available in Council’s electronic file and responses to any queries) by 
Blair Devlin, Manager Planning Practice, as delegate for the Council.  

 
3. Pursuant to section 133A of the RMA this consent is being re-issued due to minor errors found 

within the approved consent. These errors are considered minor mistakes or defects and 
therefore the consent can be re-issued pursuant to section 133A of the RMA. The decision was 
made and the re-issue authorised by Blair Devlin, Manager Planning Practice, as delegate for 
Council on 18 July. This re-issue is made 16 working days after the grant of the consent.  

 
4. Pursuant to section 133A of the RMA this consent is being re-issued due to minor errors found 

within the approved consent. These errors are considered minor mistakes or defects and 
therefore the consent can be re-issued pursuant to section 133A of the RMA. The decision was 
made and the re-issue authorised by Blair Devlin, Manager Planning Practice, as delegate for 
Council on 3 August 2017. This re-issue is made 16 working days after the grant of the consent. 
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1. PROPOSAL AND SITE DESCRIPTION 
 
Consent is sought to subdivide an existing allotment into 25 allotments consisting of 20 residential fee 
simple titles, one road and one stormwater allotment to be vested in Council, and three private open 
space allotments (the balance of the site), and to undertake associated earthworks. 
 
The applicant has provided a detailed description of the site and locality, and the proposal in Sections 1-
4 of the report entitled “Assessment of Effects on the Environment, Arrowsouth Properties Ltd”, dated 
31 October prepared by C Hughes and Associates Ltd and the addendum report entitled “Addendum to 
Application RM161093” dated 18 November 2016 by Campbell Hills of C Hughes and Associates Ltd, 
and submitted as part of the application (hereon referred to as the applicant’s AEE and attached as 
Appendix 3). This description is considered accurate and is adopted for the purpose of this report with 
the addition of the following comments: 
 
For ease of reference, the application involves the following main components: 
 
• The creation of 20 fee simple residential lots; 
• Three balance lots (proposed Lots 102, 103 and 104), to be maintained as “Private Open Space” 

and privately managed by Arrowsouth Properties Ltd or any successor in title; 
• To establish a “Private Open Space Management Plan”, and “Overarching Open Space 

Management Plan” (both prepared by Rough and Milne Landscape Architects), along with an 
associated management structure; one balance lot (proposed Lot 101) to be vested in Council for 
the purpose of stormwater;  

• One balance (proposed Lot 100) to be vested in Council for the purpose of roading; 
• Crossing points to lots from the internal road network are detailed by the application as concrete 

crossings in similar sections to the swales to provide continuity of roadside drainage;  
• To establish a public walk/cycle trail to be vested in Council; 

 
Earthworks 
 
The earthworks component relates to the creation of the roads, service installations, stormwater 
detention pond and public walk/cycle trail only. Earthworks are proposed within some of the lots to 
establish the road. Information submitted with the application outlines that up to 7,375 m3 of soil would 
be disturbed in association with these activities. It is intended that future individual Lot owners will carry 
out their own earthworks on their lot for the establishment of a residential unit.  
 
Residential lots 
 
Lots 1, 4 - 6 and Lot 20 include an area designated as “Roadside Planting Strip” known as R-RPS as 
per the structure plan for this zone. This area is proposed to be maintained by each individual lot owner 
as per the draft consent notice. 
 
Lot 104 is an area designated as “Private Open Space” known as POS-E1 (major escarpment) as per 
the structure plan for this zone that is a ‘no build area’. This area is to be revegetated and maintained by 
the applicant for the first 3 growing seasons and thereafter managed collectively by way of an Owners 
Group consisting of the 12 owners of Lots 7 – 18 in accordance with the provisions of a Private Open 
Space Management Covenant. Lots 5 to 7 have easements over them relating to the right to convey 
sewage and water. 
 
Residential lot dimensions are as follows: 
 

• Lot 1 – 778m²    * Lot 11 – 615m² 
• Lot 2 – 653m²    * Lot 12 – 615m² 
• Lot 3 – 635m²    * Lot 13 – 615m²  
• Lot 4 – 969m²    * Lot 14 – 615m² 
• Lot 5 – 880m²    * Lot 15 – 615m² 
• Lot 6 – 1073m²    * Lot 16 – 615m² 
• Lot 7 – 957m²    * Lot 17 – 628m² 
• Lot 8 – 641m²    * Lot 18 – 680m² 
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• Lot 9 – 615m²    * Lot 19 – 600m² 
• Lot 10 – 615m²    * Lot 20 – 639m² 

 
Balance Lots 
 

• Lot 100 (vested road being 3992m² in area) 
• Lot 101 (stormwater asset being a wetland area of 3044m²)  
• Lot 102 (private open space of 1503m²) 
• Lot 103 (private open space) 

o includes public walk/cycle trail easement  
o is a 4.559ha balance lot 
o is overlaid with four designated areas in relation to the structure plan for this zone 

being: POS-E1 (major escarpment), POS-W1(water course), POS-E5 (rock outcrop) 
and POS-P3 (pastoral areas). 

• Lot 104 (private open space) 
o is a 1.125ha lot 
o is overlaid with the designated area POS-E1 (major escarpment) identified within the 

structure plan for this zone 
 
2. ACTIVITY STATUS 
 
2.1 THE DISTRICT PLAN  
 
The subject site is zoned Arrowtown South Special Zone and the proposed activity requires resource 
consent for the following reasons: 
 
Land Use: 
 
• A controlled activity resource consent pursuant to Rule 12.32.3.2(i) for a subdivision including 

Overarching Open Space Management Plan prior to any development. The report entitled 
“Arrowtown South Special Zone: Overarching Open Space Management Plan” prepared by Rough 
& Milne Landscape Architects, updated March 2017 is proposed. Council’s control is with respect 
to:  

 
a. The appropriateness of the overarching vision statement for, and proposed methods to 

ensure, ecological restoration of all Private Open Space (POS) Activity Areas within the 
Arrowtown South Special Zone, including: 
 
1. The identification of key issues and target species for weed management. 
2. The types of habitat and species envisaged to be restored. 
3. The appropriateness of the proposed rabbit control programme. 
4. Evidence of the establishment of a body corporate appropriate for governing the 

ongoing programmes of revegetation, rabbit control and weed and management 
throughout the Zone.  

5. The appropriateness of a structural tree planting plan which covers Activity Areas R, 
RL-1, RL-3, RL-4, RL-6, RL-7, POS-EI, POS-E2, POS-E3, POS-E4, POS-E5, POS-E6 
and POS-P1, POS-P2 and POS-P3 

6. The location of a proposed trail as shown indicatively on the Structure Plan.  
 
• A controlled activity resource consent pursuant to Rule 12.32.3.2(ii) for a subdivision including  

Private Open Space Management Plans for a combination of, or an entire Private Open Space 
Activity Area POS-E1, POS-E2, POS-E3, POS-E4, POS-E5, POS-E6, POS-W1, POS-W2 and 
POS-W3 prior to any development. The report entitled “Arrowsouth Properties Ltd: Private Open 
Space Management Plan” prepared by Rough & Milne Landscape Architects, updated March 2017 
is proposed. Council’s control is with respect to:  

 
a. Consistency with the approved Overarching Open Space Management Plan (as approved 

under rule 12.32.3.2 (i))  

3



V3_08/08/14    RM161093 

b. The protection and enhancement of visual amenity values of the adjoining Private Open 
Space, Residential and Rural Living Activity Areas, including through the integration of 
landscaping and natural character. 

 
c. A programme of revegetation including: 

1. Species to be planted and where 
2. Planting densities 
3. Timeframes and sequencing of works including ongoing tasks 
4. Allocation of responsibility for undertaking the work 
5. Indicative costs and budgets  

d. A programme for weed control including: 

1. Target weed species 
2. Methods of control 
3. Timeframes for work to be undertaken and regularity of ongoing weed control 
4. Allocation of responsibility for undertaking the work 
5. Indicative costs and budgets  

e. Integration of revegetation and weed management programmes with programmes 
approved for other Private Open Space Activity Areas and with the vision statement 
approved in the Overarching Open Space Management Plan.  

 
f. The implementation of the trail shown on the structure plan and confirmed through the 

Overarching Open Space Management Plan, and provision for public access through an 
easement in gross. 

 
g. Landscaping proposed to mitigate the visual effects arising from earthworks associated 

with the trail shown on the Structure Plan. 
 
h. Consistency of format with other Private Open Space Management Plans in the zone 
 
i. A fencing plan for Private Open Space Watercourse areas to separate stock from the 

stream.  
 
j. The provision for the on-going protection of the features in E5 and E6 
 
k. Provision and retention of a viewshaft to the Muter Homestead from McDonnell Road. 

 
• A controlled activity resource consent pursuant to Rule 12.32.3.2(iii) for a subdivision including 

Private Open Space Management Plans – Roadside Planting Strip, prior to any development. 
Methods for achieving the Roadside Planting Strip are proposed within the report entitled 
“Arrowsouth Properties Ltd: Private Open Space Management Plan” prepared by Rough & Milne 
Landscape Architects, updated March 2017. Council’s control is with respect to:  
 

a. Appropriateness of species,  
b. The location, density and consistency of planting 
c. Effectiveness in mitigating the visibility of development when viewed from sites to the south 

of McDonnell Road 
d. The location of driveways 
e. Controls to limit fencing  

 
• A restricted discretionary activity resource consent pursuant to Rule 12.32.3.3 for earthworks 

which do not comply with those standards set out within Rule 12.32.5.1(vii). In particular, the 
proposal would involve more than 200m3 of earthworks and more than 20m3 would be disturbed 
within 7 m of a waterway.  
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Subdivision: 
 
• A controlled activity resource consent pursuant to Rule 15.2.3.2 for subdivision of land which 

complies with all site and zone standards. Council’s control is with respect to:  
 
- Lot sizes and dimensions 
- Subdivision design 
- Property access 
- Natural and other hazards 
- Water supply,storm water disposal sewerage treatment and disposal,  trade waste disposal, 

energy supply and telecommunications 
- Open space and recreation 
- Vegetation and landscaping 
- Easements  

 
Overall, the combined subdivision and land use application is considered to be a restricted 
discretionary activity. 
 
2.2 NATIONAL ENVIRONMENTAL STANDARD FOR ASSESSING AND MANAGING 

CONTAMINANTS IN SOIL TO PROTECT HUMAN HEALTH  
 
Based on the applicants’ review of Council records, the piece of land to which this application relates is 
unlikely to be a HAIL site, and therefore the proposal would be permitted under the NES. 

 
3. SECTION 95A NOTIFICATION 
 
The applicant has not requested public notification of the application (s95A(2)(b)).   
 
No rule or national environmental standard requires or precludes public notification of the application 
(s95A(2)(c)). 
 
The consent authority is not deciding to publicly notify the application using its discretion under s95A(1) 
and there are no special circumstances that exist in relation to the application that would require public 
notification (s95A(4)). 
 
A consent authority must publicly notify an application if it decides under s95D that the activity will have 
or is likely to have adverse effects on the environment that are more than minor (s95A(2)(a)).  
 
An assessment in this respect follows.  
 
4. ASSESSMENT OF EFFECTS ON THE ENVIRONMENT (s95D) 
 
4.1 MANDATORY EXCLUSIONS FROM ASSESSMENT (s95D) 
 
A: Effects on the owners or occupiers of land on which the activity will occur and on adjacent land 

(s95D(a)). 
 
B: The activity is a restricted discretionary activity, so that adverse effects which do not relate to a 

matter of discretion have been disregarded (s95D(c)). 
 
C: Trade competition and the effects of trade competition (s95D(d)). 
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D: The following persons have provided their written approval and as such adverse effects on 
these parties have been disregarded (s95D(e)).  

 
 
Person (owner/occupier) 

 
Address (location in respect of subject site) 
 

Roger Monk and Cook Adam 
Trustees Ltd* 

Sec 1 SO 24781 Lot 1 DP 25880 Pt Sec 104  Blk Vii Shotover 
SD - Sec 1 So 24781 Su BJ To Row (see figure 2) 

  * APA was provided in regard to the Overarching Open Space Management Plan (signed and attached to APA) as 
the landowner of the other subdividable land in the Arrowtown South Special Zone 

 
4.2 PERMITTED BASELINE (s95D(b)) 
 
The consent authority may disregard an adverse effect of the activity if a rule or national environmental 
standard permits an activity with that effect. In this case the construction of any building and subdivision 
in the Arrowtown South Special Zone requires a resource consent. Permitted activities include up to 
200m3 of earthworks in any 12 month period, planting of non-wilding species and fences of up to 2m in 
height. In this case the permitted baseline is of limited relevance and is not applied in the following 
assessment.  
 
4.3 ASSESSMENT: EFFECTS ON THE ENVIRONMENT  
 
Taking into account section 4.1 above, the following assessment determines whether the activity will 
have, or is likely to have, adverse effects on the environment that are more than minor. 
 
The relevant assessment matters are found in sections 12.32.6.2 (Arrowtown South Special Zone), and 
Part 15 (Subdivision, development and financial contributions) of the District Plan, and have been 
considered in the assessment below. 
 
The Assessment of Effects provided at section 7 of the applicant’s AEE addresses effects in regards to 
the assessment matters relating to the adequacy of the provided “Private Open Space Management 
Plan” (“POSMP”), “Overarching Open Space Management Plan” (“OOSMP”), and the “Roadside 
Planting Strip” (“RPS”). In addition, the Memorandum titled “RE: Response to Helen Mellsop’s Review 
of Arrowsouth Open Space Management Plan” dated 10 February 2017 also addresses the issues 
raised by Ms Mellsop in her review comments of the Open Space Management Plans. These 
assessments are accepted and are adopted for the purpose of this report. 
 
The following additional comments are also made which include input from Councils Resource 
Management Engineer Mr Michael Wardill who reviewed the engineering components of the application, 
Ms Helen Mellsop, Council’s consultant Landscape Architect who provided comment on the applicant’s 
Open Space Management Plans. In addition, Mr Giulio Chapman-Olla, a senior roading/projects 
engineer for Opus Consultants was engaged by the Council’s Parks and Reserves Department to 
provide comment on the suitability of the proposed trail’s design and location. Mr Chapman-Olla’s 
comments are summarised below and are contained within email correspondence that is saved in the 
Council’s electronic database as confirmation that the trail is appropriate to be vested in Council.   
 
Subdivision including Overarching and Private Open Space Management Plans, and Roadside Planting 
Strips 
 
The District Plan requires a two-step Open Space Management Plan process at the time of subdivision 
for the subject site to ensure a comprehensive approach to development is adopted. The first step is an 
‘Overarching Management Plan’ which provides an outline of how the various areas of open space 
within the zone will be established, re-vegetated and managed, while also providing a comprehensive 
structural tree planting plan. 
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The second step is to link the development of particular Residential and Rural Living Activity Areas with 
re-vegetation and/ or enhancement of particular areas of the Private Open Space Activity Area, through 
the use of more detailed ‘Private Open Space Management Plan.’. This plan will include more detail on 
matters such as plant species, planting schedules, irrigation, maintenance, rabbit control, weed 
management and fencing.  The specified works will need to be certified by the Council as having been 
or being undertaken prior to the release of separate certificates of title.   
 
In addition, ongoing maintenance and management of revegetated Private Open Space Activity areas 
will remain the responsibility of landowners (except where the Council accepts land and/or works in lieu 
of development contributions). Applications for subdivision to create either Residential or Rural Living 
lots will have conditions imposed that obligate the subdivider to form an appropriate body corporate 
entity (or similar structure to be approved by the Council) and for that entity to have included within its 
constitution rules that apply to all future lot owners. 
Ms Mellsop has reviewed both the Overarching Open Space Management Plan and Private Open 
Space Management Plan for Council and on the whole considers the two plans effectively achieve the 
requirements of the District Plan. Ms Mellsop raised some concerns and accompanying 
recommendations.  The applicant responded to these concerns in the Memo entitled “RE: Response to 
Helen Mellsop’s Review of Arrowsouth Open Space Management Plans” dated 10 February 2017.” The 
applicant agreed with most of Ms Mellsop’s concerns and recommendations and addressed these in the 
Memo and provided updated Open Space Management Plans in response.  
 
In regard to this matter it is noted that the subdivision design and open space management strategy 
originally submitted with the application was significantly modified at the request of the Council. These 
modifications were requested in response to concerns reflected in Ms Mellsop’s assessment in regard 
to the escarpment management structure and to more closely align the proposal with those objectives 
and policies set out within the District Plan. Ms Mellsop stated in regard to the originally submitted open 
space management structure that “the proposal to divide part of the escarpment into private lots creates 
significant potential for inconsistent ongoing management of the indigenous revegetation”. The Council 
concurred with this concern and was of the opinion that this scheme would result in adverse effects that 
are more than minor.  
 
Following discussions with the applicant in regard to these concerns, Lots 7 – 18 were modified so that 
they did not include any part of the private open space escarpment, and Lot 104 was created to 
encompass the entire private open space escarpment located to the northeast of Lots 7 – 18. In 
addition, an ‘Owners Group’ has been proposed in place of a body cooperate to manage Lot 104 
following the end of growing season 3/year 3, at which point the applicant will cease management 
obligations of this open space area. Condition 21 has been included and endorsed by the applicant in 
regard to this matter requiring that this Owners Group be created prior to s224(c) approval. Condition 21 
provides specific details in regard to this Owners Group concerning timeframes, responsibilities and 
obligations in regard to the ongoing maintenance of Lot 104.  A covenant will be imposed against the 
titles of Lots 7 – 18 reflecting the details contained in Condition 21. The ongoing maintenance of Lot 104 
is required in accordance with the Open Space Management Plan submitted as part of the application 
as a consent notice condition to be registered against the titles of Lots 7 - 18 and will therefore be 
enforceable by Council. It is considered that this mechanism satisfies those objectives and policies 
relating to the ongoing enhancement and maintenance of the identified open space area such that any 
adverse effects relating to its visual, landscape and biodiversity values will be less than minor.   
 
- Riparian Planting and Roadside Planting Strip (RPS) 

 
Ms Mellsop has concerns regarding the extent of the riparian planting proposed near the watercourse, 
which she recommends should be a full 30m width. In response, the applicant’s comments that the 5m -
7m riparian strip proposed complies with ecologist Dawn Palmer review comments for their Open Space 
Management Plan that a riparian planting strip of at least 5m is required either side of the waterway. 
This advice is accepted and it is considered that any adverse effects in regard to this matter would be  
less than minor. 
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Ms Mellsop recommended that a larger 
grade of planting within the Roadside 
Planting Strip was more appropriate to that 
which is proposed to rapidly mitigate the 
adverse visual effects of new residential lots 
from McDonnell Road. The applicant 
concurs that if Council require more 
immediate screening then at least 20 PB40 
Pittosporums as suggested by Ms Mellsop 
would be effective in achieving this. The 
larger specimens would provide more 
immediate screening of the resulting built 
mass from McDonnell Road and therefore 
limit the duration of adverse visual effects.  
Given the generous 6m roadside planting 
stripfrom McDonnell Road which would 
require buildings to be located at least 6m 
from the lot boundary with McDonnell Road, 
it is considered that the temporary duration 
for which the future buildings and structures 
will be reasonably visible from McDonnell Road within the first three years is a less than minor adverse 
effect. No further roadside planting is recommended in this regard.  
 
Walking and cycling trail  
 
The OOSMP requires detailed location of a proposed trail as shown indicatively on the Structure Plan. 
An unsealed trail is proposed across Lot 103 to provide linkages to Advance Terrace and also to split off 
towards yet undeveloped areas of Arrowtown South. Pedestrian right of way easements are shown in 
favour of Council for the proposed trails. The design of the proposed trails has been balanced between 
being sympathetic to the sensitive landscape and meeting the requirements of QLDC Cycle Trail Design 
Standards & Specifications.  
 
The proposed trails deviate slightly from the QLDC Cycle Trail Design Standards & Specifications; 
however, as the trail does not provide a “critical linkage”, the Grade 3 design standard is accepted by 
Parks & Reserves in lieu of the preferred Grade 2. In terms of the proposed Grade 3 design, the QLDC 
Cycle Trail Design Standard for Grade 3 specifies a 30m maximum length at the maximum 1 in 6 grade 
("... without a flat recovery section of equal or greater length"). The applicant has commented in an 
email on file that  “the large fill area (retaining structure) near the top of the escarpment results in a 
length of 45m at 1 in 6, before flattening off slightly on the top terrace (which is sloped at 1 in 8.5 for just 
over 30m, before meeting the existing Advance Terrace footpath”. This small area of non-compliance 
with the Grade 3 standards has been accepted by Mr Chapman-Olla as appropriate and is the preferred 
option to having stairs in this section of the trail.  
 
Overall, the proposed OOSMP, POSMP, RPS and trail are considered appropriate and effects on the 
environment will be less than minor. 
 
Lot Sizes and Subdivision Design 
 
The subdivision is for fee simple titles, the lot sizes and dimensions are considered appropriate, and 
adequate legal access and servicing is provided to each residential lot. The lots meet the minimum 
required site size.  
 
The areas designated as Roadside Planting Area contained within the individual residential allotments 
are proposed to be planted and managed by the relevant applicant/consent holder or their successor to 
a standard the Council deems has ‘implemented’ the Private Open Space Plans (described in greater 
detail below) in accordance with the assessment matters in District Plan. It is not until the Council 
determines that the Private Open Space Plans have been ‘implemented’ that titles will be issued for the 
subdivision.  
 

Figure 3: Looking south onto application site from footpath 
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Each owner of each lot, as part of a management regime for the on-going maintenance and restrictions 
of use regarding the Roadside Planting Area is required via a consent notice to have obligations in 
regards to maintaining these areas as per the OSMP and not erect any structures within these areas or 
carry out earthworks except for minor/narrow walking track construction for pedestrian access. The 
requirements of this consent notice would bind each individual lot owner to the ongoing protection and 
maintenance of this revegetated area such that the visual amenity and landscape values it serves would 
be sufficiently protected in this instance.  
 
Physical and Legal Access 
 
Physical access is off McDonnell Road to the site and internal roading has been proposed to provide 
access to the proposed residential lots. Mr Wardill comments here that no residential lots have direct 
access to McDonnell Road and the District Plan rules limit direct access. Mr Wardill recommends a 
consent notice be provided on Lots 1, 4 - 6 & 20 in this regard to alert owners at the time dwellings are 
proposed.  It is noted this requirement is also volunteered by the applicant. This recommendation will be 
accepted for the purposes of this report.  
 
In terms of vehicle crossings to the residential lots within the site, crossing points to the lots from the 
internal road network are detailed by the application as concrete crossings in similar sections to the 
swales to provide continuity of roadside drainage. Mr Wardill is generally satisfied this design should 
work appropriately but recommends the consent holder provide evidence of compliance break over 
angles at the time of detailed design. This recommendation is adopted. In addition, Lots 1, 4, 6, 7, 12, 
18 & 20 are all lots that either have frontages of 11m width or less and/or are located in close proximity 
to intersections. The formation of these crossing points is recommended by Mr Wardill to be a 
requirement as part of the subdivision. Further, Consent Notices are recommended for all other lots to 
alert owners to requirements for the construction of a sealed concrete crossing point. Mr Wardill’s 
recommendations in this regard will be adopted by this report. 
 
Legal access to the site is via Lot 100 identified as a road to vest with Council on the scheme plan.  
Conditions of consent will ensure this is built to Council standards.  
 
A pedestrian footpath is proposed within the site and also outside of the site along McDonnell Road to 
provide for pedestrian safety. Mr Wardill recommends that to improve pedestrian safety outside of the 
subject site along McDonnell Road that it is desirable for traffic safety purposes to extend the urbanised 
area of McDonnell Road similar to the existing developed area to assist in maintaining lower speeds 
over the site frontage, despite being located within a 50km/hr speed restriction area. Mr Wardill 
proposes a continuation of the existing sealed footpath and concrete kerb and channel along McDonnell 
Road past the site entrance while noting this may also require a narrow strip of McDonnell Road seal 
widening to maintain (identical to the other side of the existing speed bump) road dimensions widths 
between the edge line and recommended K&C. Mr Wardill’s recommendation is accepted. 
 
With regard to safety and efficiency of the proposed new road intersection from McDonnell Road, Mr 
Wardill notes that the application is not supported by a traffic engineering assessment.  He considers it 
is not necessary as the intersection location was considered at the time of the underlying plan change. 
The site is located within the 50km/hr speed restricted area.  
 
New roads to vest are proposed in a general Tee configuration. Each residential lot will have legal 
access to a formed road from within the development. Road 01 will connect to McDonnell Road and Mr 
Wardill is satisfied that this is within 25m of the Structure Plan location and can meet the requirements 
of Rule 12.32.5.2 (xiii) in this regard. 
 
The McDonnell Road intersection and the internal intersection between Roads 01 & 02 are correctly 
shown on application drawings with priority give ways & markings. All corner lots on approach to 
intersections are provided with sight distance splays in the application. Mr Wardill recommends 
conditions of consent in support of the application. This will be adopted.  
 
Overall, adverse effects associated with physical and legal access will be less than minor.  
  

9



V3_08/08/14    RM161093 

Internal Roading Design 
 
Mr Wardill is satisfied with the internal roading design subject to a number of recommendations. 
 
The internal roads are detailed as 5.7m wide with flush nib kerbs and a separate 1.5m width concrete 
footpath along on side. This meets the dimensional requirements of Figure E12 in the Council’s Land 
Development and Subdivision Code of Practice for access up to 200 dwelling units.   
 
Planted swales are proposed along both Roads 01 and 02 and whilst this also meets the Code of 
Practice for low impact design it is undesirable for Council, in Mr Wardill’s opinion,  due to the high 
maintenance requirements of planted swales versus grassed swales. Mr Wardill recommends instead 
that the swales within the site be grassed and whilst this will marginally increase stormwater flow, Mr 
Wardill is satisfied this has minimal impact on detailed designs. Mr Wardill recommends a condition of 
consent requiring formation of Roads 01 & 02 to Figure E12 in the Code of Practice with a 1.5m wide 
footpath along one side, with appropriate turning provisions, and with grassed swales instead of planted 
swales. Mr Wardill’s recommendations will be adopted.  
 
Mr Wardill notes that no details of street lighting have been provided nor any road naming and 
recommends an appropriate condition in this regard including extending street lights along McDonnell 
Road. Mr Wardill’s recommendations are adopted. 
 
Overall, and given the recommended conditions, adverse effects on the environment with respect to 
roading design are considered to be less than minor. 
 
Hazards  
 
The Preliminary Infrastructure and Services Report provided with the application concludes there is not 
considered to be any hazards in relation to the proposal. Mr Wardill concurs, stating that there are no 
natural hazards identified on Council mapping, as such the subdivision is not considered to exacerbate 
any natural hazard, and no conditions are recommended.  Overall, adverse effects in terms of hazards 
are less than minor. 
 
Infrastructure services 
 
Mr Wardill has assessed the proposed subdivision and is satisfied that the proposed development can 
connect to existing council reticulation in regards to potable water supply, fire fighting water supply and 
effluent disposal.  Letters have been supplied with the application from Network providers (Chorus and 
Aurora) confirming capacity to service the development. Mr Wardill recommends evidence of supply for 
both power and telecommunications is provided prior to subdivision completion. The conditions are 
accepted. 
 
Mr Wardill is satisfied the proposed on site stormwater detention wetland and capture of overland flows 
from lots can be adequately managed and recommends conditions including for a Developers 
Agreement for the wetland, operations and maintenance information, and maintenance period. 
 
Overall, and given the recommended conditions, adverse effects on the environment with respect to 
infrastructure services are considered to be less than minor. 
 
Earthworks 
 
Earthworks are required to establish roading, servicing connections and the public walking/cycling trail.  
Earthworks are identified adjacent to an existing stream that bisects the site. These earthworks would 
be located between 4 m and 7 m from this stream which is used as a potable water source downstream 
and site management will require specific measures to prevent silt laden material entering the stream 
plus ongoing maintenance and inspection to ensure measures are adequately protecting this potable 
water source.  Several conditions of consent are recommended in this respect by Mr Wardill, particularly 
a condition recommending a cut off drain with a sump pump be installed to prevent silt from entering the 
stream. These recommendations are adopted  and it is considered that they would appropriately control 
any adverse effects on this stream so that they would be minor only. 
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Section 7.2.4.1 of the Applicant’s AEE details the environmental protection measures that will be 
deployed regarding the earthworks phase which is also detailed in the Preliminary Infrastructure and 
Services Report provided with the application. These mitigation measures will be ensured by way of 
consent conditions. In terms of site stability, the Geosolve Report highlights potential instability issues 
relating to the construction of the trail and recommends solutions to overcome these issues which have 
been incorporated into the Engineering Drawings. Mr Wardill recommends the cuts and fill are 
undertaken in accordance with the Geosolve Report and also recommends a condition requiring the 
applicant to install measures to control and/or mitigate any dust, silt run-off and sedimentation that may 
occur, in accordance with QLDC’s Land Development and Subdivision Code of Practice and ‘A Guide to 
Earthworks in the Queenstown Lakes District’ brochure.  Specifically the applicant shall prevent silt from 
earthworks entering the pond in the form of a cut off drain feeding into a sump with surface water 
pumped through either a hay or cloth filter prior to being allowed to discharge into the stream.   
 
The earthworks required for the proposed trail will require significant earthworks and retaining that will 
have an impact on the integrity of the escarpment landform and the visual amenity of the wider area.  
This is particularly the case in the first few years after the earthworks are undertaken, until mitigation 
planting and other vegetation becomes established. However, Ms Mellsop has outlined in her report that 
the resulting adverse visual effects would be adequately mitigated over time by proposed revegetation 
planting.  
 
It is considered subject to conditions of consent, that the effects of the earthworks both for the duration 
of the works and long term would be no more than minor on the environment. 
 
Overall, and given the recommended conditions, adverse effects on the environment with respect to 
earthworks are considered to be less than minor. 
 
4.4 DECISION: EFFECTS ON THE ENVIRONMENT (s95A(2))    
 
Overall the proposed activity is not likely to have adverse effects on the environment that are more than 
minor.  
 
5.0   EFFECTS ON PERSONS  
 
Section 95B(1) requires a decision whether there are any affected persons (under s95E) in relation to 
the activity.  Section 95E requires that a person is an affected person if the adverse effects of the 
activity on the person are minor or more than minor (but not less than minor). 
 
5.1 MANDATORY EXCLUSIONS FROM ASSESSMENT (s95E) 
 
A: The activity is a restricted discretionary activity, so that adverse effects which do not relate to a 

matter of control have been disregarded (s95E(2)(b)). 
 
B: The persons outlined in section 4.1 above have provided their written approval and as such 

these persons are not affected parties (s95E(3)(a)). 
 
5.2 PERMITTED BASELINE (s95E(2)(a)) 
 
The consent authority may disregard an adverse effect of the activity on a person if a rule or national 
environmental standard permits an activity with that effect. In this case the permitted baseline is found 
within section 4.2 of this report and is not relevant for comparing effects generated from permitted 
earthworks.  
 
5.3 ASSESSMENT: EFFECTS ON PERSONS 
 
Taking into account sections 5.1 and 5.2 above, the following outlines an assessment as to whether the 
activity will have or is likely to have adverse effects on persons that are minor or more than minor. 
 
The assessment on persons in regards to the subdivision and the associated “Overarching Open Space 
Management Plan” in section 5 of the applicant’s AEE is accepted and adopted, and in addition, the 
following further assessment is provided: 
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Traffic Generation 
 
The heavy vehicle traffic associated with earthworks and construction phase has the potential to be 
disruptive to the occupiers of the adjacent properties, however a Traffic Management Plan will be 
required as a consent condition to manage the effects of the traffic for the duration of the works. Any 
damage to the roading network as a result of the works will be required to be repaired. 
 
With regards to the generation from the traffic associated with this development, given that maximum 
number of allotments and minimum allotment size is not being breached the level of traffic generated 
from the proposal is anticipated for this zone. It is considered the traffic associated with the use of the 
site will have less than minor effects on adjacent sites. 
 
Public walking and cycle trail 
 
The proposed public walking and cycle trail1 will travel through the site and connect to Advance Terrace 
at the top of the escarpment via a narrow leg in at the sites southeast corner between neighbouring Lot 
8 DP 369201 and Lot 9 DP 369201.  The District Plan does anticipate a trail link in this location (albeit 
arriving from a different direction) so effects on persons associated with that trail were considered at the 
time the Special zone was created.  Lots 8 and 9 are considered to be the only lots potentially affected 
by the proposed trail location in terms of adverse effects regarding privacy. Lot 9 contains an 
established residential unit. Lot 8 is a vacant residential lot and there are no applications for developing 
the site at the time of writing this report. The effects on privacy for these two lots are considered to be 
less than minor given the intended placement of the trail when the rezoning was considered, and the 
use of the proposed trail is not a main commuter route or critical link given some of the more 
challenging gradients. Although the proposed trails will receive some potential commuters it is 
anticipated that it will be used recreationally where the number of users is expected to be lower than a 
designed commuter trail. 
 
Overall it is considered the effect on the adjacent sites of in terms of privacy will be less than minor. 
 
Noise, vibration and land instability  
 
The noise and vibration associated with earthworks and construction may involve rock breaking 
however Mr Wardill determines that the separation between the earthworks and the existing 
neighbouring residential properties is sufficient to remove the need for any specific conditions. Mr 
Wardill’s recommendation is adopted for the purposes of this report. 
 
In terms of land instability, Mr Wardill comments that earthworks are clear of boundaries except where 
necessary for roading and associated servicing connections and does not recommend any specific 
conditions in this regard. Mr Wardill’s recommendation is adopted for the purposes of this report.  
 
A condition has been included limiting the hours of operation for construction related activities on the 
site to normal working times. It is considered the noise associated with the short term earthworks phase 
is able to be adequately mitigated and as such will have less than minor effects on adjacent sites.  
 
No persons are considered adversely affected by the proposal 
 
5.4  DECISION: EFFECTS ON PERSONS (s95B(1)) 
 
In terms of Section 95E of the RMA, no person is considered to be adversely affected to a minor or 
more than minor degree.  
 
6.0 OVERALL NOTIFICATION DETERMINATION 
 
Given the decisions made above in sections 4.4 and 5.4 the application is to be processed on a non-
notified basis. 
 
                                                      
1 The structure plan locates the future walkway/cycleway in a different location within the site and a different location connection 
point at the top of the escarpment being a connection point to Cotter Ave. However, as noted in the District Plan and on the 
structure plan, these marked locations are indicative and is only a guide as to the general route of the trail.  
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7.0 S104 ASSESSMENT  
 
7.1 EFFECTS (s104(1)(a)) 
 
Actual and potential effects on the environment have been outlined in section 4 of this report. Conditions 
of consent can be imposed under s108 of the RMA as required to avoid, remedy or mitigate adverse 
effects. 
 
7.2 RELEVANT DISTRICT PLAN PROVISIONS (s104(1)(b)(vi)) 
 
The relevant objectives and policies are contained within Chapters 12 and 15 of the Operative District 
Plan.  

Part 12.31 – Arrowtown South Special Zone 
 
Objective 1 provides for comprehensive and sustainable pattern of residential and rural living 
development and Objective 2 manages/enhances biodiversity values, physical features, and 
landscape and amenity values of the Zone. 
 
Part 15: Subdivision, Development and Financial Contributions 
 
Relevant Objectives and associated policies are - Objective 1 & 2 – Servicing, Objective 5 – 
Amenity protection; Objective 15 – Establishment of a green network including parks, 
cycleways and pedestrian linkages…; 
 

The proposed subdivision will contribute to a comprehensive and sustainable pattern of residential 
development by complying with the structure plan whilst managing and enhancing biodiversity, 
landscape and amenity values through the implementation of Open Space Management Plans and 
supporting consent notice conditions.   
 
In addition, the subdivision is providing for adequate servicing which will maintain quality of surface and 
groundwater through disposal of stormwater via the creation of a detention wetland. Earthworks are also 
assessed as suitable and can be managed through conditions of consent to align with these provisions. 
Therefore, it is considered that the proposed development would be consistent with the relevant 
objective and policies of the District Plan.  
 
Proposed District Plan 
 
QLDC notified the Proposed District Plan on 26th August 2015, which contains objectives and policies 
with immediate legal effect, pursuant to section 86A(2) of the RMA.  
 
In this case, the objectives and policies contained in Part 2 Chapter 4 (Urban Development), and Part 5 
Chapter 27 (Subdivision and Development) are relevant. It is considered given the minimal extent to 
which the Proposed District Plan has been exposed to testing and independent decision-making, 
minimal weight will be given to these provisions at this stage. Notwithstanding, it is considered the 
proposal would be in general accordance with the relevant objectives and policies. 
 
7.3 OTHER MATTERS UNDER SECTION 104(1)(b)) 
 
Otago Regional Policy Statement (Decision Version 1 October 2016) 

Objective 3.1 and corresponding policy 3.1.1 (e) Freshwater - aim to maintain and enhance water 
quality 

The proposal is consistent with the relevant objectives and policies. The proposed low impact design 
(LID) stormwater management approach, employing planted swales and a naturally functioning 
detention / filtration wetland, serves to enhance the quality of the existing stream and improve water 
quality.  
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Queenstown Lakes District Council Cycle Trail Design Standards & Specifications (dated 
27/08/15) 

The overarching goal of this Design standard and Construction Specification is “to guide land 
developers and trail designers to achieve a high quality cycle trail specifically designed and built to cater 
to the needs of the community(s) it connects and serves and that minimises future maintenance costs to 
Council”.  

The proposed public cycle and walking trail has been designed to Grade 3 specifications and this has 
been deemed acceptable and design approval provided by QLDC. Overall, it is considered that the 
proposal would be consistent with the relevant design standards and specifications.  
 
7.4 OTHER MATTERS – SUBDIVISION (s106) 
 
A consent authority may refuse to grant a subdivision consent, or may grant a subdivision consent 
subject to conditions, if it considers that the land is or is likely to be subject to, or is likely to accelerate 
material damage from natural hazards, or where sufficient provision for legal and physical access to 
each allotment has not been made. Section 106 is not required for this application.  
 
The applicant’s AEE and supporting documents conclude that no hazards were identified on the site to 
which Mr Wardill concurs. As such it is considered natural hazard risk is suitably addressed. The 
proposal has road frontage to McDonnell Road and each new allotment is to have legal and physical 
access onto McDonnell Road from a new internal road and single crossing point to be vested in Council. 
The roading includes provision for pedestrian access. 
 
Given the above, the proposal is in accordance with s106 of the RMA and consent can be granted, 
subject to conditions. 
 
7.7 DECISION:  SUBDIVISION RESOURCE CONSENT PURSUANT TO SECTION 104 OF THE 

RMA 
 
Consent is granted to subdivide to create 20 residential allotments and one road and stormwater 
allotment to be vested in Council and three private open space allotments (the balance of the site) 
subject to the conditions outlined in Appendix 2 of this decision report imposed pursuant to Section 220 
of the RMA. 
 
8.0 OTHER MATTERS 
 
Local Government Act 2002: Development Contributions 
 
In granting this resource consent, pursuant to the Local Government Act 2002 and the Council’s Policy 
on Development Contributions the Council has identified that a Development Contribution is 
required.  Payment will be due prior to application under the RMA for certification pursuant to section 
224(c). 
 
Please contact the Council if you require a Development Contribution Estimate 
 
Administrative Matters 
 
The costs of processing the application are currently being assessed and you will be advised under 
separate cover whether further costs have been incurred.  
 
The Council will contact you in due course to arrange the required monitoring. It is suggested that you 
contact the Council if you intend to delay implementation of this consent or if all conditions have been 
met. 
 
This resource consent is not a consent to build under the Building Act 2004.  A consent under this Act 
must be obtained before construction can begin. 
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This resource consent must be exercised within five years from the date of this decision subject to the 
provisions of Section 125 of the Resource Management Act 1991. 
 
If you have any enquiries please phone (03) 441 0499 or email resourceconsents@qldc.govt.nz. 
 
Report prepared by Decision made by 
 

  
 
Luke Place  Blair Devlin 
PLANNER   MANAGER, PLANNING PRACTICE 
 
APPENDIX 1 - Decision 1 - Subdivision Consent Conditions  
APPENDIX 2 - Applicant’s AEE 
APPENDIX 3 - Private Open Space Management Plan, updated March 2017 (to be updated) 
APPENDIX 4 - Overarching Open Space Management Plan, updated March 2017 (to be updated) 
APPENDIX 5 - Council Engineer’s Report 
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APPENDIX 1- SUBDIVISION AND LANDUSE CONSENT CONDITIONS 
 
General Conditions 
 
1. That the development must be undertaken/carried out in accordance with the following plans: 

 
Queenstown Lakes District Council (revised by C Hughes & Associates Ltd): 

 
• Arrowsouth Properties Ltd – Location Plan, dated February 2016  

 
C Hughes & Associates Ltd: 

 
• Proposed Subdivision of Lot 29 DP 369201 (Sheet 1 – Overlay on Arrowsouth Structure Plan 

& Indicative Subdivision Layout Plan), Plan No C1212 Issue I (dated 19 May 2017). 
• Proposed Subdivision of Lot 29 DP 369201 (Sheet 2 – Proposed Subdivision Layout), Plan 

No C1212 Issue I (dated 19 May 2017). 
• Arrowsouth – Prelim. Engineering Design Roading Layout & Typical Cross Sections, Plan # 

C1244_01, Issue B dated 26/10/16 
• Arrowsouth – Prelim. Engineering Design Road Longitudinal Sections, Plan # C1244_02, 

dated October 2016 
• Arrowsouth – Prelim. Engineering Design Trails Layout & Typical Cross Section, Plan # 

C1244_03, Issue D dated 28/02/17 
• Arrowsouth – Lower Escarpment Detail Existing Ground Profile Sections, Plan # C1256 

dated 28 Nov 2016 
• Arrowsouth – Prelim. Engineering Design Trail Longitudinal Sections, Plan # C1244_04, 

Issue B dated 28/02/17 
• Arrowsouth – Prelim. Engineering Design Services Layout, Plan # C1244_05, Issue B dated 

27/10/16 
• Arrowsouth – Prelim. Engineering Design Certified Fill Earthworks Layout, Plan # C1244_06, 

dated February 2017 
• Private Open Space Management Plan, updated March 2017 (to be updated in accordance 

with Condition 22) 
• Overarching Open Space Management Plan, updated March 2017 (to be updated in 

accordance with Condition 22) 
 
 stamped as approved on 5 July 2017 (with the exception of the Private Open Space 

Management Plan and Overarching Open Space Management Plan which are to be updated)  
and the application as submitted, with the exception of the amendments required by the following 
conditions of consent. 

 
2. This consent shall not be exercised and no work or activity associated with it may be commenced 

or continued until the following charges have been paid in full: all charges fixed in accordance 
with section 36(1) of the Resource Management Act 1991 and any finalised, additional charges 
under section 36(3) of the Act. 

 
General  
 
3. All engineering works shall be carried out in accordance with the Queenstown Lakes District 

Council’s policies and standards, being QLDC’s Land Development and Subdivision Code of 
Practice adopted on 3rd June 2015 and subsequent amendments to that document up to the date 
of issue of any resource consent.  
 
Note: The current standards are available on Council’s website via the following link: 
http://www.qldc.govt.nz 

 
4. All trail works shall be carried out in accordance with the Queenstown Lakes District Council’s 

policies and standards, being QLDC’s Cycle Trail Design Standards and Specifications dated 27 
August 2015 and subsequent amendments to that document up to the date of issue of any 
resource consent unless otherwise agreed by the Parks and Reserves Manager.  
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Note: The current standards are available on Council’s website via the following link: 
http://www.qldc.govt.nz/assets/Uploads/Council-Documents/2015-Full-Council-Agendas/29-
October-2015/Item-4/4a-QLDC-Cycle-Trail-Design-Standard-2015-Attachment-A.PDF  

 
To be completed prior to the commencement of any works on-site  

 
5. At least 5 working days prior to commencing work on site the consent holder shall advise the 

Principal Resource Management Engineer at Council of the scheduled start date of physical 
works. Compliance with the prior to commencement of works conditions detailed in Conditions (6 
to 12) below shall be demonstrated.   

 
6. The owner of the land being developed shall provide a letter to the Principal Resource 

Management Engineer at Council advising who their representative is for the design and 
execution of the engineering works and construction works required in association with this 
development and shall confirm that these representatives will be responsible for all aspects of the 
works covered under Sections 1.7 & 1.8 of QLDC’s Land Development and Subdivision Code of 
Practice, in relation to this development. 

 
7. Prior to commencing works within the McDonnell Road reserve boundary, the consent holder 

shall submit a traffic management plan to the Road Corridor Engineer at Council for approval.  
The Traffic Management Plan shall be prepared by a Site Traffic Management Supervisor.  All 
contractors obligated to implement temporary traffic management plans shall employ a qualified 
STMS on site.  The STMS shall implement the Traffic Management Plan.  A copy of the approved 
plan shall be submitted to the Principal Resource Management Engineer at Council prior to works 
commencing. 

 
8. Prior to commencing any work on the site the consent holder shall install a construction vehicle 

crossing, which all construction traffic shall use to enter and exit the site. The crossing shall be 
located at the proposed Road 01 intersection with McDonnell Road.  The minimum standard for 
this crossing shall be a minimum compacted depth of 150mm AP40 metal that extends 10m into 
the site. The construction traffic crossing shall be upgraded with the road and intersection 
formations and improvements. 

 
9. Prior to the commencement of any works on the land being developed the consent holder shall 

provide to the Queenstown Lakes District Council for review and acceptance, copies of design 
certificates in the form of Schedule 1A of QLDC’s Land Development and Subdivision Code of 
Practice, specifications, calculations and design plans as is considered by Council to be both 
necessary and adequate, in accordance with Condition (4), to detail the following engineering 
works required:  
 
a) The provision of a water supply to Lots 1 - 20 in terms of Council’s standards and connection 

policy.  This shall include an Acuflo CM2000 as the toby valve and an approved water meter 
as detailed in QLDC Water Meter Policy (Appendix A), dated August 2015.  The costs of the 
connections shall be borne by the consent holder. 

 
b) The provision of a foul sewer connection from Lots 1 - 20 to Council’s reticulated sewerage 

system in accordance with Council’s standards and connection policy, which shall be able to 
drain the buildable area within each lot.  The connections shall be designed to reflect either 
gravity or pressure systems. The costs of the connections shall be borne by the consent 
holder. 
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c) The provision of a ‘Low Impact Design’ stormwater reticulation and disposal system in 
general accordance with the application. The system shall include the provision of a 
connection from all future impervious areas in Lots 1 - 20 to the Council reticulated 
stormwater disposal system. The system design shall include consideration of an 
intercepting cut off drain and swale above the buildable areas to Lots 7 – 18 as mitigation 
against overland flows and the provision of a consent notice protecting the intercepting 
drain/swale, if incorporated into the designs.  Roading swales shall be grassed instead of 
planted along internal development areas. The low impact design stormwater system shall 
be able to drain the entire area of each lot. The costs of the connections shall be borne by 
the consent holder. 

 
d) The provision of fire hydrants with adequate pressure and flow to service the development 

with a minimum Class FW2 fire fighting water supply in accordance with the NZ Fire Service 
Code of Practice for Firefighting Water Supplies SNZ PAS 4509:2008(or superseding 
standard).  Any alternative solution must be approved in writing by the Area Manager for the 
Central North Otago branch of the New Zealand Fire Service.  
 

e) The provision of a sealed vehicle crossing that shall be constructed to Lots 1, 4, 6, 7, 12, 18 
& 20 to Council’s standards.  Specifically this shall include compliant breakover angles over 
any swales. 
 

f) The formation of a sealed access extending through to the nett area of Lot 4.  
 

g) The provision of road lighting on in accordance with Council’s road lighting policies and 
standards, including the Southern Light lighting strategy.  The lighting shall extend from 
existing McDonnell Road lighting to the intersection with Road 01 and into the proposed 
development. Any road lighting installed on private roads/rights of way/access lots shall be 
privately maintained and all operating costs shall be the responsibility of the lots serviced by 
such access roads.  Any lights installed on private roads/rights of way/access lots shall be 
isolated from the Council’s lighting network circuits.   
 

h) The formation of Road 01 and Road 02, in accordance with Figure E12 of the Land 
Development and Subdivision Code of Practice, except that the minimum legal road width 
may be reduced to 12m minimum and indented parking provided adjacent to Lot 102 for 4 
vehicles. Each road shall be provided with a 1.5m wide sealed footpath, cul-de-sac turning 
areas and grassed stormwater swales.  
 

i) The formation of intersections, in accordance with the latest Austroads intersection design 
guides. These designs shall be subject to review and acceptance by Council with any 
associated costs met by the consent holder. 
 

j) The extension and formation of McDonnell Road kerb and channel (K&C) and sealed 
footpath located west of the site to across the site frontage and beyond the intersection of 
proposed Road 1 with McDonnel Road. For clarity both the road, footpath and K&C shall be 
continuous from existing urban areas. 
 

k) The formation of unsealed Trails 1 and 2 across Lot 103 in general accordance with Council 
standards and as shown in preliminary engineering designs submitted with the application.     
 

l) The provision of Design Certificates for all engineering works associated with this 
subdivision/development submitted by a suitably qualified design professional (for 
clarification this shall include all Roads, Water, Wastewater and Stormwater reticulation).  
The certificates shall be in the format of the QLDC’s Land Development and Subdivision 
Code of Practice Schedule 1A Certificate.  
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10. The consent holder shall install measures to control and/or mitigate any dust, silt run-off and 
sedimentation that may occur, in accordance with QLDC’s Land Development and Subdivision 
Code of Practice and ‘A Guide to Earthworks in the Queenstown Lakes District’ brochure, 
prepared by the Queenstown Lakes District Council.  Specifically the applicant shall prevent silt 
from earthworks entering the creek in the form of a cut off drain feeding into a sump with surface 
water pumped through either a hay or cloth filter prior to being allowed to discharge into the 
stream.  These measures shall be implemented prior to the commencement of any earthworks 
on site and shall be subject to ongoing weekly monitoring reports back to Council. The measures 
shall remain in place for the duration of the project, until all exposed areas of earth are 
permanently stabilised. 

 
11. At least 7 days prior to commencing excavations, the consent holder shall provide the Principal 

Resource Management Engineer at Council with the name of a suitably qualified professional as 
defined in Section 1.7 of QLDC’s Land Development and Subdivision Code of Practice who is 
familiar with the Geosolve Limited report titled: ‘Slope Stability Assessment, Lot 29 DP 369201, 
McDonnell Road Arrowtown’, dated 21 October 2016 and who shall supervise the track 
excavations and associated retaining wall constructions and ensure compliance with the 
recommendations of this report. This engineer shall be responsible for ensuring that temporary 
retaining is installed wherever necessary to avoid any potential erosion or instability. 

 
12. At least 7 days prior to commencing excavations, the consent holder shall provide the Principal 

Resource Management Engineer at Council with the name of a suitably qualified geotechnical 
professional as defined in Section 2 of QLDC’s Land Development and Subdivision Code of 
Practice and who shall supervise the earthworks and fill certification. This shall include the issue 
of a Completion Report and Schedule 2A certificate to the Principal Engineer for Council on 
completion of works and prior to subdivision completion. Any remedial works outlined on the 
Schedule 2A that requires works across lot boundaries shall be undertaken by the consent holder 
prior to s224(c) of the RMA.  

 
To be monitored throughout earthworks 

 
13. The earthworks, batter slopes and retaining shall be undertaken in accordance with the 

recommendations of the report by Geosolve Limited report titled: ‘Slope Stability Assessment, Lot 
29 DP 369201, McDonnell Road Arrowtown’, dated 21 October 2016.  

 
14. The site management controls installed in Condition (10) above shall be monitored for 

effectiveness on a weekly basis by the consent holder during earthworks and/or immediately 
following heavy/prolonged rainfall events, in their ability to prevent silt laden stormwater from 
entering the potable water source,. Should measures not be entirely effective the consent holder 
shall immediately implement any measures necessary to eliminate further silt laden contaminants 
from entering the water source. The monitoring shall include a brief email report on system 
effectiveness with supporting photographs sent through to the Principal Engineer of Council at 
engineeringapprovals@qldc.govt.nz. 

 
15. The consent holder shall implement suitable measures to prevent deposition of any debris on 

surrounding roads by vehicles moving to and from the site.  In the event that any material is 
deposited on any roads, the consent holder shall take immediate action, at his/her expense, to 
clean the roads.  The loading and stockpiling of earth and other materials shall be confined to the 
subject site. 

 
16. No earthworks, temporary or permanent, are to breach the boundaries of the site except for the 

Council reviewed and accepted works within existing or proposed road reserves and connections 
to Council infrastructure assets.  
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To be completed before Council approval of the Survey Plan 
 
17. Prior to the Council signing the Survey Plan pursuant to Section 223 of the Resource 

Management Act 1991, the consent holder shall complete the following: 
 

a) All necessary easements shall be shown in the Memorandum of Easements attached to the 
Survey Plan and shall be duly granted or reserved. All Council services within private land 
shall be provided with 3m wide service easements in gross.   

 
b) The names of all roads, private roads & private ways which require naming in accordance 

with Council’s road naming policy shall be shown on the survey plan.   
 
[Note: the road naming application should be submitted to Council prior to the application for the 
section 223 certificate] 

 
Amalgamation Conditions 
 
18. The following shall be registered with Land Information New Zealand (CSN XXXXX): 

 
• “That Lots 102 & 103 hereon be held in the same Computer Freehold Register” 
• “That Lot 104 hereon be held as to twelve undivided one-twelfth shares by the owners of 

Lots 7 - 18 hereon as tenants in common in the said shares and that individual Computer 
Freehold Registers be issued in accordance therewith” 

 
To be completed before issue of the s224(c) certificate 
 
19. Prior to certification pursuant to section 224(c) of the Resource Management Act 1991, the 

consent holder shall complete the following: 
 
a) The submission of ‘as-built’ plans and information required to detail all engineering works 

completed in relation to or in association with this subdivision/development at the consent 
holder’s cost. This information shall be formatted in accordance with Council’s ‘as-built’ 
standards and shall include all Roads (including right of ways and access lots), Water, 
Wastewater and Stormwater reticulation (including private laterals and toby positions). 
 

b) The completion and implementation of all works detailed in Condition (9) above. 
 

c) The submission of a Geotechnical Completion Report and Schedule 2A certificate to the 
Principal Engineer for Council. Any remedial works outlined on the Schedule 2A that requires 
works across lot boundaries shall be undertaken by the consent holder prior to s224(c) of the 
RMA.  
 

d) The submission of a completion certificate for the completion of the trail in the form of NZS 
4404:2010 Schedules 1B & 1C which demonstrates the trail achieves the needs of the 
Grade 3 trail user unless otherwise agreed by the Parks and Reserves Manager. 
 

e) Written confirmation shall be provided from the electricity network supplier responsible for 
the area, that provision of an underground electricity supply has been made available 
(minimum supply of single phase 15kva capacity) to the net area of all saleable lots created 
and that all the network supplier’s requirements for making such means of supply available 
have been met. 
 

f) Written confirmation shall be provided from the telecommunications network supplier 
responsible for the area, that provision of underground telephone services has been made 
available to the net area of all saleable lots created and that all the network supplier’s 
requirements for making such means of supply available have been met. 
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g) The submission of Completion Certificates from the Contractor and the Engineer advised in 
Condition (9) for all engineering works completed in relation to or in association with this 
subdivision/development (for clarification this shall include all Roads, Water, Wastewater and 
Stormwater reticulation). The certificates shall be in the format of a Producer Statement, or 
the QLDC’s Land Development and Subdivision Code of Practice Schedule 1B and 1C 
Certificate.  
 

h) All newly constructed foul sewer and stormwater mains shall be subject to a closed circuit 
television (CCTV) inspection carried out in accordance with the New Zealand Pipe 
Inspection Manual. A pan tilt camera shall be used and lateral connections shall be 
inspected from inside the main. The CCTV shall be completed and reviewed by Council 
before any surface sealing. 
 

i) The submission of an operation and maintenance manual for the stormwater soakage device 
that outlines adequate maintenance instructions and frequencies.  

 
j) The consent holder shall enter into a developer’s agreement between the developer and 

Council. This agreement shall bind the developer to its requirements in relation to the 
internal stormwater disposal systems. It shall outline to Councils satisfaction the ongoing 
requirements of the developer to undertake, for a period of five years, the on-going 
monitoring and maintenance of the internal stormwater disposal systems associated with the 
subdivision created under RM161093 in accordance with an approved operations and 
maintenance manual and monitoring of the water quality of discharge from that system. The 
agreement shall provide for:  

 

(i) A maintenance period for the stormwater soakage devices in accordance with an 
approved operation and maintenance manual that shall extend for a total of five years 
following 224(c) certification prior to the asset being accepted for maintenance by 
Council. 
 

(ii) Periodic monitoring of water quality at the boundary of the site downstream from the 
stormwater soakage devices. This shall include 6 monthly tests and/or immediately 
after 2 storm events each year until the defects period lapses.  
 

(iii) Prepare a brief report annually detailing results of monitoring conclusions and present 
said report to QLDC.  
 

(iv) The developer’s agreement shall be checked and approved by the Council’s solicitors 
at the consent holder’s expense to ensure that all of the Council’s interests and 
liabilities are adequately protected. 

 
k) All signage shall be installed in accordance with Council’s signage specifications and all 

necessary road markings completed on all public or private roads (if any), created by this 
subdivision. 
 

l) Road naming shall be carried out, and signs installed, in accordance with Council’s road 
naming policy.  
 

m) All earthworked/exposed areas shall be top-soiled and grassed/revegetated or otherwise 
permanently stabilised.   
 

n) The consent holder shall remedy any damage to all existing road surfaces and berms that 
result from work carried out for this consent.   
 

o) Provide a solicitors undertaking that the land covenant referred to in Condition 24 be 
registered on Lots 7-18 immediately upon issue of those titles.  
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20. Prior to certification pursuant to section 224(c) of the Resource Management Act 1991, the 
consent holder shall provide for review a covenant to be registered on Lots 7 – 18 that sets out 
management responsibilities of those lot owners to ensure the maintenance obligations contained 
in the consent notice on Lot 104 (owned by them in equal shares) are complied with. The terms of 
this covenant shall be checked and approved by the Council’s solicitors at the consent holder’s 
expense to ensure that a framework is in place requiring the lot owners to comply with the 
requirements of the consent notice on Lot 104 in a uniform and consistent manner and must 
include the following essential terms: 
 
a) Lot 104 shall at all times be held in the ownership of all the Lot Owners as tenants in 

common of undivided one-twelfth shares.   
 
b) The Lot Owners will be the 12 owners of lots 7-18 as shown on the scheme plan.   
 
c) The Lot Owners shall be liable to make a fair and reasonable contribution towards the 

maintenance obligations (as required by the Lot 104 consent notice and resource consent 
conditions) relating to Lot 104 on a proportionate basis. 

 
d) The Lot Owners will all be members of the Owners Group. 

 

e) The Owners Group will have the following powers and obligations: 
 

(i) To meet as required but at least annually and pay such levies as are required to fund 
the maintenance obligations as required by the resource consent conditions (through 
the Private Open Space Management Plans and consent notice on Lot 104). 

(ii) Elect one or more of the Lot Owners (Owner’s Representatives) to determine and 
collect maintenance levies and engage and pay contractors on behalf of the other Lot 
Owners to ensure the obligations in the covenant are complied with. 

(iii) The Owners Representatives must be elected prior to the original developer ceasing 
maintenance obligations in relation to Lot 104 DP [xxxxx].   

(iv) These maintenance levies are payable to the Owner’s Representatives (if elected) to 
pay contractors on behalf of the other Lot Owners to ensure the obligations in the 
covenant are complied with. 

(v) Levies shall be payable within 21 days of the decision by the Lot Owners (or the 
Owner’s Representatives) to collect the levies from the Lot Owners. 

(vi) The Lot Owners or Owner’s Representatives may elect to open a bank account to hold 
levies.  

(vii) The Lot Owners or Owner’s Representatives must engage a third party to carry out 
the maintenance obligations and the Lot Owners are collectively responsible for 
paying any associated costs.  

(viii) If levies are not paid the Lot Owners may make claim and take such legal proceedings 
as are necessary to recover unpaid levies as a civil debt due and not right of set off or 
dispute or contest such levy shall accrue to the lot owner defaulting on payment when 
levies are due.  Such a lot owner is also responsible for any additional costs, bank 
fees, charges, interest or otherwise incurred as a result of the short payment.  

(ix) Where payment by a lot owner in any 12 month period exceeds the costs incurred to 
carry out the maintenance, the amount of the excess shall stand as a credit to that lot 
owner.   

(x) Any dispute between the Lot Owners shall be determined by a simple majority of votes 
by the Lot Owners.  

(xi) Where an individual lot owner is responsible for a deliberate act or omission in relation 
to Lot 104 they shall be responsible for the payment of all costs attributable to that act 
or omission. 

 
f) Lot 104 may be used jointly and severally by the Lot Owners, their families, guests and 

invitees in such a manner as is consistent with the Arrowsouth Properties Limited Private 
Open Space Management Plan dated March 2017. 
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NOTE: The Arrowsouth Properties Limited Private Open Space Management Plan dated 
March 2017 is to be updated in accordance with Condition 22. 
 

g) The obligations within the covenant do not take effect until growing season 3 following the 
establishment of the planting.   

 
Staging 
 
21. The approved Private Open Space Management Plan(s) for Private Open Space Activity Areas E1, 

E5 and W1 and the Roadside Planting Strip shall be implemented prior to the subdivision receiving 
certification under section 224(c) of the Act. The term ‘Implemented’ shall be deemed to be when: 

 
a) Planting identified within the  Private Open Space Management Plan has occurred; 

 
b) Fencing identified within the Private Open Space Management Plan of waterways has 

occurred; 
 

c) The trail which traverses any part of the Activity Area or the corresponding Private Open 
Space Activity Area shall be completed to a suitable standard for public use and its ongoing 
access for public use is legally secured.    

 
22.  Prior to certification pursuant to section 224 of the Resource Management Act 1991 the 

Consent Holder shall provide to the Manager – Planning Practice an updated Private Open 
Space Management Plan and Overarching Open Space Management Plan based on the revised 
scheme plans identified in Condition (1) above. 

 
Ongoing Conditions - Consent Notices 
 
23. The following conditions of the consent shall be complied with in perpetuity and shall be 

registered on the relevant Titles referred to in this condition by way of Consent Notice pursuant to 
s.221 of the Act. 

 
a) At the time a dwelling is constructed on Lots 1 - 2 and Lots 12 - 20, the owner for the time 

being will require individual low pressure sewage pumps to discharge wastewater from the 
lot to the reticulated network. The lot owner shall be responsible for all associated costs for 
the installation and maintenance of all aspects of the system located within the lot boundary. 
The final wording of the consent notice instrument shall be checked and approved by the 
Council’s solicitors at the consent holder’s expense prior to registration to ensure that all of 
the Council’s interests and liabilities are adequately protected in accordance with the Council 
low pressure sewer policy. Council Resource Management Engineering department can 
provide guidance regarding the policy as required.  
 

b) At the time a dwelling is constructed the owner for the time being shall construct a concrete 
vehicle crossing to the site to Council’s standards and as constructed for Lots 1, 4, 6, 7, 12, 
18 and  20. The design of the vehicle crossing shall be subject to approval by Council under 
a ‘Connection to Council Service Application’. The approval should be obtained and 
construction of the crossing approved by a Council Inspector prior to occupation of the 
dwelling. 
 

c) No direct vehicle access onto McDonnell Road shall be provided from Lots 1, 4, 5, 6 & 20.  
 

d) In the event that the Schedule 2A certificate issued under Condition (19) contains limitations 
or remedial works required to support dwelling development and not cross boundaries, then 
a consent notice shall be registered on the relevant Computer Freehold Registers. The 
consent notice condition shall read;  
“Prior to any dwelling construction work (other than work associated with geotechnical 
investigations, the owner for the time being shall submit to Council for certification, plans 
prepared by a suitably qualified engineer detailing the proposed foundation design, 
earthworks and/or other required works in accordance with the Schedule 2A certificate 
attached. All such measures shall be implemented prior to occupation of any building.” 
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e) Any stormwater cut off drains/swales designed in Condition (9)(c) above that require 
permanent protection and/or maintenance within the lot boundaries shall be maintained by 
the individual lot owners. The final wording of the consent notice instrument shall be checked 
and approved by the Council’s solicitors at the consent holder’s expense prior to registration 
to ensure that all of the Council’s interests and liabilities are adequately protected. 
 

f) All private open space areas, building/fencing restriction and landscaping maintenance areas 
labelled on the plans identified in Condition (1) shall be managed in perpetuity in accordance 
with the Private Open Space Management Plan and Overarching Open Space Management 
Plan required under Condition 22.  
 

g) With regard to Lot 103, all building and earthworks are prohibited within the area shown as 
POS-E5 on the Structure Plan from the Arrowtown South Special Zone in the Operative 
District Plan.  

 
Ongoing Conditions – Covenants  
 
24. The following conditions of the consent shall be complied with in perpetuity and shall be 

registered on the relevant Titles of Lots 7 – 18 upon issue by way of a covenant being entered 
into in favour of the Queenstown Lakes District Council pursuant to section 108(2) of the 
Resource Management Act 1991 [volunteered condition]: 
 
a) Lot 104 shall at all times be held in the ownership of all the Lot Owners as tenants in 

common of undivided one-twelfth shares.   
 

b) The Lot Owners will be the 12 owners of lots 7 - 18 as shown on the scheme plan.   
 

c) The Lot Owners shall be liable to make a fair and reasonable contribution towards the 
maintenance obligations (as required by the Lot 104 consent notice and resource consent 
conditions) relating to Lot 104 on a proportionate basis. 
 

d) The Lot Owners will all be members of the Owners Group. 
 

e) The Owners Group will have the following powers and obligations: 
 
(i) To meet as required but at least annually and pay such levies as are required to fund 

the maintenance obligations as required by the resource consent conditions (through 
the Private Open Space Management Plans and consent notice on Lot 104). 

(ii) Elect one or more of the Lot Owners (Owner’s Representatives) to determine and 
collect maintenance levies and engage and pay contractors on behalf of the other Lot 
Owners to ensure the obligations in the covenant are complied with. 

(iii) The Owners Representatives must be elected prior to the original developer ceasing 
maintenance obligations in relation to Lot 104 DP [xxxxx].   

(iv) These maintenance levies are payable to the Owner’s Representatives (if elected) to 
pay contractors on behalf of the other Lot Owners to ensure the obligations in the 
covenant are complied with. 

(v) Levies shall be payable within 21 days of the decision by the Lot Owners (or the 
Owner’s Representatives) to collect the levies from the Lot Owners. 

(vi) The Lot Owners or Owner’s Representatives may elect to open a bank account to hold 
levies.  

(vii) The Lot Owners or Owner’s Representatives must engage a third party to carry out the 
maintenance obligations and the Lot Owners are collectively responsible for paying any 
associated costs.  

(viii) If levies are not paid the Lot Owners may make claim and take such legal proceedings 
as are necessary to recover unpaid levies as a civil debt due and not right of set off or 
dispute or contest such levy shall accrue to the lot owner defaulting on payment when 
levies are due.  Such a lot owner is also responsible for any additional costs, bank fees, 
charges, interest or otherwise incurred as a result of the short payment.  
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(ix) Where payment by a lot owner in any 12 month period exceeds the costs incurred to 
carry out the maintenance, the amount of the excess shall stand as a credit to that lot 
owner.   

(x) Any dispute between the Lot Owners shall be determined by a simple majority of votes 
by the Lot Owners.  

(xi) Where an individual lot owner is responsible for a deliberate act or omission in relation 
to Lot 104 they shall be responsible for the payment of all costs attributable to that act 
or omission. 

 
f) Lot 104 may be used jointly and severally by the Lot Owners, their families, guests and 

invitees in such a manner as is consistent with the Arrowsouth Properties Limited Private 
Open Space Management Plan dated March 2017. 
 

g) The obligations within the covenant do not take effect until growing season 3 following the 
establishment of the planting.   

 
Accidental Discovery Protocol 
 
25. If the consent holder:  
 

a) discovers koiwi tangata (human skeletal remains), waahi taoka (resources of importance), 
waahi tapu (places or features of special significance) or other Maori artefact material, the 
consent holder shall without delay: 

 
(i) notify Council, Tangata whenua and Heritage New Zealand Pouhere Taonga and in the 

case of skeletal remains, the New Zealand Police. 
(ii) stop work within the immediate vicinity of the discovery to allow a site inspection by the 

Heritage New Zealand Pouhere Taonga and the appropriate runanga and their 
advisors, who shall determine whether the discovery is likely to be extensive, if a 
thorough site investigation is required, and whether an Archaeological Authority is 
required.  

 
Any koiwi tangata discovered shall be handled and removed by tribal elders responsible for 
the tikanga (custom) appropriate to its removal or preservation.   Site work shall 
recommence following consultation with Council, the New Zealand Pouhere Taonga , 
Tangata whenua, and in the case of skeletal remains, the New Zealand Police, provided 
that any relevant statutory permissions have been obtained. 

 
b) discovers any feature or archaeological material that predates 1900, or heritage material, or 

disturbs a previously unidentified archaeological or heritage site, the consent holder shall 
without delay:  

 
(i) stop work within the immediate vicinity of the discovery or disturbance and; 
(ii) advise Council, the Heritage New Zealand Pouhere Taonga and in the case of Maori 

features or materials, the Tangata whenua and if required, shall make an application for 
an Archaeological Authority pursuant to the New Zealand Pouhere Taonga Act 2014 
and;  

(iii) arrange for a suitably qualified archaeologist to undertake a survey of the site. 
 

Site work may only recommence following consultation with Council. 
 
Earthworks Condition 
 
26.  Hours of operation for earthworks, shall be: 
 

• Monday to Saturday (inclusive):  8.00am to 6.00pm.  
• Sundays and Public Holidays:  No Activity 

 
In addition, no heavy vehicles are to enter or exit the site, and no machinery shall start up 
or operate earlier than 8.00am.  All activity on the site is to cease by 6.00pm. 
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Advice Notes 
 
1. This consent triggers a requirement for Development Contributions, please see the attached 

information sheet for more details on when a development contribution is triggered and when it is 
payable. For further information please contact the DCN Officer at QLDC. 

 
2. The consent holder is advised to obtain all necessary consent from the Otago Regional Council, if 

any.   
 
3. The consent holder is advised that any retaining walls, including stacked stone and gabion walls, 

proposed in this development which exceeds 1.5m in height or walls of any height bearing 
additional surcharge loads will require Building Consent, as they are not exempt under Schedule 
1 of the Building Act 2004.    

 
4. Prior approval via a Connection to Council Services for a Temporary Water Take is required if 

Council’s water supply is to be utilised for dust suppression during earthworks.  This shall include 
the use of a backflow prevention device to prevent contamination of Council’s potable water 
supply. 

 
For Your Information 
 
If your decision requires monitoring, we will be sending an invoice in due course for the deposit referred 
to in your consent condition. To assist with compliance of your resource consent and to avoid your 
monitoring deposit being used before your development starts, please complete the “Notice of Works 
Starting Form” and email to the Monitoring Planner at RCMonitoring@qldc.govt.nz prior to works 
commencing.  
 
You may also have conditions that require you to apply for Engineering Acceptance. To apply for 
Engineering Acceptance, please complete  the Engineering Acceptance Application form and submit 
this completed form and an electronic set of documents to engineeringacceptance@qldc.govt.nz with 
our monitoring planner added to the email at RCMonitoring@qldc.govt.nz. 
 
If your decision requires a development contribution (DC) charge, we will be sending a notice in due 
course. To answer questions such as what is a DC charge, when a DC charge is triggered and timing of 
payments, please refer to this link. http://www.qldc.govt.nz/planning/development-contributions/ If you 
wish to make a DC estimate calculation yourself, please use this link: 
http://www.qldc.govt.nz/planning/development-contributions/development-contributions-estimate-
calculator/ And for full details on current and past policies, please use this link: 
http://www.qldc.govt.nz/council-online/council-documents/policies/policy-on-development-contributions-
and-financial-contributions/   
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APPENDIX 2 - APPLICANT’S AEE 
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1.  Site Description 

The subdivision site is a roughly rectangular shaped allotment, located on the 
northeast side of McDonnell Road, Arrowtown; nestled against the existing 
McDonnell Road and Cotter Avenue / Advance Terrace residential areas (see the 
attached Location Plan – QLDC Map 27). 
The legal description of the site is Lot 29 DP 369201, held in freehold title 281292 
by Arrowsouth Properties Limited, with a documented area of 7.9444 hectares. 
 
The site topography consists of a uniform, gradually sloping lower plane, and a 
large escarpment leading up to the existing residential properties on Advance 
Terrace and Cotter Avenue. 
A small spring fed stream, which is unnamed and originates from the Hills Golf 
Club, flows into the site (via a culvert) approximately a third of the way down the 
McDonnell Road boundary. The stream flows centrally through the lower plane, in 
a south-east direction, roughly parallel to the escarpment and McDonnell Road. 
The only other notable topographical feature is a small rocky outcrop 
(escarpment) in the southwest corner of the site. 
 
The lower portion of the site has historically been used for pastoral stock grazing, 
with established vegetative ground cover consisting of low producing exotic grass 
species scattered with juvenile Broom plants. Other vegetation in this area 
includes a couple of clusters of old Willow trees (lining / within the bed of the 
stream), along with a selection of Broom, Gorse, Wild Fennel and Thistle 
surrounding the rocky outcrop in the south west corner of the site. 
The escarpment is fenced off from the lower portion, and has evidently not been 
grazed by stock as it is covered in exotic rank grass. The escarpment is also 
infested with Broom, as well as some wilding Poplar, Rowan, Hawthorn, and 
Conifer tree species; most of which are dead as a result of recent weed spraying. 
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2.  District Plan Zoning 

The subdivision site forms part of the Arrowtown South Special Zone, and is 
divided up into several areas of differing activity status, which were developed 
through the extensive zone / plan change Environment Court proceedings, based 
on the topographical features present and the existing and intended land uses. 
  
As shown on the Arrowsouth Structure Plan (included in the Special Zone Rules), 
the flat northwest portion of the site is zoned Residential Activity Area (R) and the 
remainder of the site is made up of Private Open Space (POS) Activity Areas. 
 
The watercourse is designated POS-W1, the major escarpment is POS-E1, the rocky 
outcrop in the southwest corner of the site is POS-E5, and the flat (generally 
featureless) pastoral areas are designated POS-P3. 
 
The Residential Activity Area is contained within the Arrowtown Urban Growth 
Boundary (which bisects the site), and there is provision in the District Plan, under 
Rule 12.32.5.2(viii), for this area to accommodate up to twenty residential units; 
each with a minimum net area of 450m², and incorporating a roadside planting 
strip (R-RPS) alongside the McDonnell Road boundary.  
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3.  The Proposal 

3.1  Subdivision 

The proposal is to subdivide the site into twenty residential allotments (as 
anticipated by the Arrowtown South Special Zone Rules), one allotment to vest in 
Council as road, one allotment to vest in Council for the purpose of stormwater 
management, and two private open space allotments (the balance of the site);as a 
Controlled Activity, in accordance with the Arrowtown South Special Zone Rules. 
 
Lots 1, 4-6, and 20 will back onto McDonnell Road and vary in size between 601m² 
and 1122m². These allotments will incorporate a protected 6m wide roadside 
planting strip, in accordance with the requirements of the District Plan; hence 
resulting in net areas of 563m² to 978m². 
Lots 2, 3, and 19 will be 653m², 635m², and 600m² respectively. 
Lots 7-18 will be sized between 1098m² and 2000m²; incorporating strips of the 
escarpment (POS-E1), which will be restricted areas to prohibit building / fencing 
and protect / maintain amenity value. The net (buildable) areas of these allotments 
will therefore be between 615m² and 956m². 
Lot 100 will comprise 3992m² and is to vest in Council as road (Road 01 and Road 
02, with legal road reserve widths of 13.5m and 12.0m respectively). 
Lot 101 will comprise approximately 3042m² (area to be confirmed after detailed 
engineering design), incorporating a stormwater detention wetland and the 
adjoining portion of the unnamed stream (over POS-P3 pastoral open space and 
POS-W1 watercourse). This allotment is to vest in Council (being a stormwater 
asset). 
Lot 102 comprises approximately 1544m² of POS-P3 pastoral private open space 
(area to be confirmed after detailed engineering design), and Lot 103 will comprise 
the remaining 4.559 hectares of the site, incorporating most of the watercourse 
(POS-W1), the southern portion of the escarpment (POS-E1), the rocky outcrop in 
the southwest corner of the site (POS-E5) and various areas of pastoral private 
open space (POS-P3). It is intended that the ownership of, and maintenance 
responsibility for, these private open space allotments (Lots 102 and 103) will 
remain with the applicant (Arrowsouth Properties Ltd), or any successor in title. 
 
Please refer to the attached scheme plan (C1212). 
 
 

3.2  Servicing 

The applicant has consulted extensively with the Council regarding the servicing of 
the proposed subdivision. 
 
The attached Preliminary Infrastructure and Services Report details the servicing 
proposal. 
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All new allotments will have direct legal and physical access from the internal 
subdivision roads, via a single McDonnell Road intersection, with no direct access 
proposed onto McDonnell Road from the allotments. 
 
The Arrowtown Water, Sewer, and Drainage Scheme boundaries are currently in 
the process of being altered to include the Residential Activity Area within the site.  
Ulrich Glasner (QLDC Chief Engineer) is currently preparing a report for the next 
Council meeting, requesting this change, and he has confirmed that the residential 
allotments can be serviced with water and wastewater connections from / to the 
existing QLDC networks. 
 
It is intended that stormwater run-off captured / generated on the allotments and 
road reserve areas will ultimately discharge into the unnamed stream that runs 
through the site, via grassed and planted swales, gravity reticulation, and a 
detention / filtration wetland. 
 
All new water supply, wastewater, and stormwater infrastructure (including Lot 
101 over the proposed stormwater detention system) is to vest in Council, and the 
easements in gross are to be created in favour of Council. 
 
Underground electricity and telecommunications connections will be installed to 
the boundaries of all new allotments, as confirmed by Aurora Energy Ltd and 
Chorus NZ Ltd (see the attached Preliminary Infrastructure and Services Report 
for further detail and confirmation letters). 
 
 

3.3  Landscaping, Trails, and Earthworks 

Extensive landscaping (including revegetation, rabbit and stock fencing, and a 
network of public walkway and cycleway trails) is proposed for the subdivision 
site. This will significantly enhance the amenity values in the area. The landscaping 
strategy is detailed in the attached Private Open Space Management Plan (POSMP), 
prepared by Rough and Milne Landscape Architects. 
Right of way easements in gross (in favour of Council) will be created over all 
proposed trails to ensure Council and public access is protected. 
The proposed trail connections (particularly up the face of the escarpment), along 
with the required road construction, will require a reasonable level of earthworks. 
The anticipated earthworks requirements (including areas, volumes and depths) 
are detailed in the attached Preliminary Infrastructure and Services Report, as well 
as on the C1244 Preliminary Engineering Drawings. 
 
 

3.4  Site and Maintenance Controls 

The applicant proposes various controls to govern the use and maintenance of the 
subdivided allotments, as detailed below. These will be guaranteed by way of a 
consent notice registered on the relevant titles. 
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Further controls, relating to building design and materials, are also being 
considered by the applicant, in order to guarantee the visual quality and 
consistency of the neighbourhood. 
 
3.4.1 General Controls / Conditions 

a) The consent holder or successors shall be responsible for providing vehicle 
entrances between the new road carriageway and the boundaries of Lots 1-3 
and 5-20 (with any entrance that crosses a swale to incorporate a concrete 
dish swale structure) in accordance with Section 3.3.17 and drawing R02 (in 
Appendix F) of Council’s Land Development and Subdivision Code of Practice. 
- Note: The consent holder shall be responsible for providing the vehicle 

entrance between the new road carriageway and the boundary of Lot 4. 
 
3.4.2 The Roadside Planting Strip (R-RPS) and McDonnell Road Access 

b) No buildings, fences, or other structures may be erected on or along the 
boundary between McDonnell Road and Lots 1, 4-6, and 20, or within the 6 
metre wide roadside planting strip forming part of these allotments 
(identified by building restriction and landscaping maintenance areas on the 
title plan). 
 

c) The consent holder or successors shall be responsible for maintaining, in the 
manner identified on the Arrowsouth Properties Ltd Private Open Space 
Management Plan, any landscaping within the respective building restriction 
and maintenance areas (the roadside planting strip) over Lots 1, 4-6, and 20, 
as shown on the title plan, and for keeping the respective areas free of any 
weeds or rubbish. Any trees or plants that die or become diseased shall be 
replaced in the next available planting season. 

 
d) No vehicular access shall be achieved directly between McDonnell Road and 

Lots 1, 4-6, and 20. 
 
3.4.3 The Subdivided Escarpment (Northern Portion of POS-E1) 

a) No buildings, fences, or other structures (apart from naturally coloured 
timber seats) may be erected on the building restriction and landscaping 
maintenance areas over Lots 7-18, as shown on the title plan. This also 
prohibits the erection of any fences, or boundary planting (such as hedges), on 
or alongside the boundaries between Lots 7-18 in the vicinity of these areas. 
 

b) No earthworks (expect minor / narrow walking track construction, as 
necessary for maintenance) may be carried out on the building restriction and 
landscaping maintenance areas over Lots 7-18, as shown on the title plan. 
 

c) The consent holder or successors shall be responsible for maintaining, in the 
manner identified on the Arrowsouth Properties Ltd Private Open Space 
Management Plan, any landscaping (including rabbit proof fencing) within / 
bounding the respective building restriction and landscaping maintenance 
areas over Lots 7-18, as shown on the title plan, and for keeping the respective 
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areas free of any weeds or rubbish. Any trees or plants that die or become 
diseased shall be replaced in the next available planting season. 

 
3.4.4 The Balance Land (POS-W1, POS-P3, POS-E5, and a Portion of POS-E1) 

As mentioned above, it is intended that the ownership of, and maintenance 
responsibility for, the balance land (Lots 102 and 103 on the attached scheme 
plan) is to remain with the applicant (Arrowsouth Properties Ltd), or any 
successor in title. The attached memorandum, prepared by Lane Neave, outlines 
why this is considered to be the most appropriate approach, particularly given that 
it allows for effective and enforceable maintenance of the balance land.  
With this intended ownership structure in mind, the advice from Lane Neave 
specifically considers the potential legal mechanisms to ensure compliance with 
the Arrowtown South Special Zone planning framework. The advice concludes that 
“a consent notice pursuant to section 221 of the RMA is the most appropriate 
mechanism to ensure the ongoing maintenance on the Balance Land as required by 
the Private Open Space Area Management Plan.” 
 
Given the above, the following consent notice conditions are proposed to safeguard 
Council and public interests in this open space (balance land) through ensuring 
ongoing revegetation, enhancement, maintenance, and rabbit and weed control. 
 

a) No buildings, fences, or other structures may be erected on Lots 102 or 103, 
apart from those specifically shown on, and anticipated by, the Arrowsouth 
Properties Ltd Private Open Space Management Plan (and the associated 
Overarching Open Space Management Plan).  
 

b) The consent holder or successors shall be responsible for maintaining, in the 
manner identified on the Arrowsouth Properties Ltd Private Open Space 
Management Plan, any landscaping (including rabbit and stock fencing) 
within Lots 102 and 103, and for keeping the entire area free of any weeds or 
rubbish. Any trees or plants that die or become diseased shall be replaced in 
the next available planting season. 
 

In addition to the proposed consent notice, Council and public interests in the 
balance private open space (particularly in relation to access) will be protected 
through the registration of right of way easements in gross (in favour of Council) 
over all trails. 
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4.  District Plan Provisions and Activity Status 

The subdivision site forms part of the Arrowtown South Special Zone and 
comprises Residential Activity Areas R and R-RPS (Roadside Planting Strip), along 
with Private Open Space Activity Areas POS-W1 (Watercourse), POS-E1 
(Escarpment), POS-E5 (Escarpment – Rocky Outcrop), and POS-P3 (Pastoral). 
 
 

4.1  Activity Status 

The proposed subdivision is consistent with the relevant Arrowtown South Special 
Zone District Plan provisions, so it is a controlled activity and Council’s control is 
in respect to the following referenced provisions. 
 
 

4.2  Rules 

The proposed subdivision is consistent with the relevant Rules in 12.32.3.2; in 
particular: 
  
 12.32.3.2(i), which requires approval of an appropriate Overarching Open Space 

Management Plan prior to any development. 
A comprehensive Overarching Open Space Management Plan (OOSMP) has been 
prepared by Rough and Milne Landscape Architects, and is attached to this 
application. This document has been aligned with the requirements in Rule 
12.32.3.2(i), with an overarching vision and strategies that: 

1. Identify the key issues, target species, and methods for weed 
management. 

2. Detail the historic habitat areas (plant communities) and associated 
restoration of plant species. 

3. Outline suitable rabbit control and stock exclusion methods. 
4. Propose a sustainable ownership and management structure (for 

ongoing revegetation, rabbit control and weed management throughout 
the Zone), that: 

- Is enforceable through consent notice conditions; and 
- Has been approved for the Arrowsouth Properties Ltd land by Roger 

Monk and Cook Adam Trustees Ltd (the owners of the other 
subdividable property within the Zone) – see the attached APA 
documentation. 

5. Provide a structural revegetation strategy for the Arrowsouth Properties 
Ltd site which is aligned with the requirements for the various different 
open space areas and provides guidance for structural planting on the 
Roger Monk and Cook Adam Trustees Ltd property. 

6. Identify the proposed trail network (achieving a balance between the 
indicative Arrowsouth Structure Plan locations, what is practical / 
achievable, and what is most effective in achieving the outcomes sought 
by the District Plan). 
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 12.32.3.2(ii), which requires approval of appropriate Private Open Space 
Management Plan(s). 
A detailed Private Open Space Management Plan (POSMP) has been prepared 
(for the Arrowsouth Properties Ltd subdivision site) by Rough and Milne 
Landscape Architects, and is attached to this application. This document has 
been aligned with the requirements in Rules 12.32.3.2(ii-iii) and presents: 

a. A methodology that is consistent with the OOSMP. 
b. An integrated landscaping approach to protect and enhance the amenity 

values of the various different open space areas. 
c. Detailed revegetation programmes for the various areas. 
d. Detailed weed control programmes for the various areas. 
e. Integration between the different programmes in a manner that is 

consistent with the overarching vision for the Zone (as outlined in the 
OOSMP) 

f. A functional trail network which is aligned with the vision for the Zone 
(expressed through the OOSMP) and achieves a balance between the 
indicative Arrowsouth Structure Plan positions and what is practical / 
achievable. 

- With proposed QLDC easements in gross to provide / protect public 
access. 

g. A detailed list of escarpment revegetation species, and an associated 
revegetation strategy, suitable for mitigating the adverse visual effects 
caused by the required trail earthworks. 

h. A suitable framework for any future POSMPs, and is consistent with the 
Arrowtown South Special Zone District Plan provisions. 

i. An integrated watercourse revegetation and fencing plan, detailing a 
suitable approach to enhance water quality through riparian planting 
and stock exclusion. 

j. A vision, programme, and revegetation strategy for the ongoing 
protection and enhancement of the rocky outcrop feature (POS-E5) in the 
southwest corner of the site. 
 
 

4.3  Standards 

The proposed subdivision is consistent with the relevant Site Standard in 
12.32.5.1(x), as follows: 
 
 12.32.5.1(x) Fencing of Waterways 

The proposed watercourse fencing (detailed in the POSMP) will be set back at 
least 15 metres from the edge of the stream (the unnamed stream). 

 
 
The proposed subdivision is consistent with the relevant Zone Standards in 
12.32.5.2; in particular:  
 
 12.32.5.2(i-ii)  Staging 
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These standards relate to staging and require implementation of an Overarching 
Open Space Management Plan and associated Private Open Space Management 
Plan(s). 
As detailed above, the required Overarching Open Space Management Plan and 
the Private Open Space Management Plan have both been prepared in 
accordance with Rules 12.32.3.2(ii-iii) and are attached to this application (for 
Council approval). The proposed ownership and management structure (which 
will provide for ongoing private open space revegetation, enhancement, 
maintenance and rabbit and weed control) is detailed above and is outlined in 
the attached OOSMP, with supporting advice in the attached memorandum, 
prepared by Lane Neave. 

 
 12.32.5.2(iv)  Fencing 

In accordance with this standard, all fences to be constructed in private open 
space activity areas will be post, waratah and wire fences with rabbit protection 
mesh, suitable for both stock and rabbit exclusion (as specified in the attached 
POSMP). 

 
 12.32.5.2(viii)  Density 

The subdivision proposal is in accordance with this standard, as the proposed 
minimum residential net area is 563m² (well in excess of the 450m² minimum 
for the Residential Activity Area), and the proposed number of residential 
allotments is 20 (being the maximum allowable). 

 
 12.32.5.2(xiii)  Access 

The subdivision proposal is in accordance with the relevant access standards 
(for the Residential Activity Area). All proposed allotments will have legal road 
frontage, with no direct access proposed onto McDonnell Road from any of the 
allotments (to be enforced by way of a consent notice). The allotments will all 
gain access via the internal subdivision roads, which have been designed in 
accordance with the positions shown on the Arrowsouth Structure Plan. 
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5.  Consultation (Effects on Persons) 

As outlined in Section 12.32.4 of the Arrowtown South Special Zone Rules, there is 
no requirement to obtain affected party approvals or for the application to be 
notified for controlled activities. 
 
The subdivision proposal is fully in accordance with the relevant provisions of the 
Arrowtown South Special Zone Rules, and is therefore a controlled activity. As 
such, the relevant consultation has essentially already been carried out through 
the PC39 plan / zone change process. 
 
Extensive consultation has been carried out with Council; including meetings, 
discussions and emails relating to the proposed private open space legal / 
ownership structure, servicing of the residential allotments, vesting of land and 
infrastructure in Council, and requirements for the Open Space Management Plans. 
This thorough consultation has resulted in refinement of the present application, 
which is aligned with the Arrowtown South Special Zone District Plan provisions 
and wider Council requirements. 
 
Approval has been obtained from Roger Monk and Cook Adam Trustees Ltd (the 
owners of the other subdividable land in the Arrowtown South Special Zone), with 
regard to the Overarching Open Space Management Plan (as prepared by Rough 
and Milne Landscape Architects). This approval (a signed APA form and a signed 
copy of the Overarching Open Space Management Plan) is attached. 
 
No further consultation is considered necessary. This is particularly the case as the 
other properties in the Arrowtown South Special Zone either do not contain any 
private open space (POS) activity areas, or they have already been subdivided to 
the maximum extent allowable under, and anticipated by, the District Plan. 
 
The effects of the Overarching Open Space Management Plan (OOSMP) on Lot 2 DP 
482536 have been directly considered, given that this allotment incorporates the 
POS-E4 Activity Area (with the building platform and bulk of the site being RL-5 
Rural Living Activity Area). This allotment has recently been subdivided off, 
around the time of the Environment Court plan change process. As a result, there 
are now six allotments in the RL-5 Activity Area, being the maximum number 
permitted under Zone Standard 12.32.5.2(ix). Under the provisions of the District 
Plan, the OOSMP only comes into effect at the time of subdivision. Given that this 
site cannot be further subdivided, it would be impossible to retrospectively 
enforce any strategies or requirements, the OOSMP for the Arrowtown South 
Special Zone is not applicable to this allotment (or the enclosed POS-E4 area). With 
this in mind the proposed OOSMP is not considered to have any effects on Lot 2 DP 
482536 (or the POS-E4 Activity Area). 
 
There is no adverse effect on those in the neighbourhood, nor the wider 
community. There are not considered to be any adverse effects on other parties in 
terms of social, economic or cultural values. As detailed below, the effects are 
positive. 
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6.  Natural Hazards 

As detailed in the attached Preliminary Infrastructure and Services Report, there 
are not considered to be any hazards in relation to the subdivision site / proposal. 
 
 

6.1  Soil Contamination 

There are no known records or sources of contamination (including HAIL 
activities) on the site. 
A comprehensive search (including checking records held by QLDC, ORC and 
previous land owners) has been carried out in order to determine this. 
 
 

6.2  Flooding 

The Council’s GIS Natural Hazards Register does not indicate any potential risks 
(including any flood risk) associated with the subject site. 
The stream bed / flow and bank levels, and the nearest proposed platform levels, 
have been surveyed and are stated in the attached Preliminary Infrastructure and 
Services Report. 
 
 

6.3  Slope Instability 

The stability of the escarpment has been determined suitable for the proposed 
trails, provided batter heights are minimised and suitable retaining structures are 
constructed where required (see the Slope Stability Assessment prepared by 
GeoSolve Ltd, in the Appendices within the attached Preliminary Infrastructure 
and Services Report). 
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7.  Assessment of Environmental Effects 

7.1  The Receiving Environment 

The proposed activity is consistent with the Arrowtown South zoning and is 
sympathetic to the receiving environment. 
  
A subdivision development of the proposed scale and intensity is directly 
anticipated by the District Plan. Residential development is compatible with the 
surrounding land use, as the subject site comprises the empty southern corner of 
Arrowtown, directly adjoining the existing McDonnell Road and Cotter Avenue / 
Advance Terrace residential areas. 
 
Through the trail connections and various landscaping enhancements, the 
proposed subdivision will establish a buffer zone in the southern corner of 
Arrowtown, providing a transition between residential and semi-rural areas, and 
therefore conforming with the unique receiving environment. 
 
 

7.2  Assessment of Effects Anticipated by the District Plan 

The proposed subdivision will have minimal adverse effects on the environment. 
 
The Arrowtown South Special Zone District Plan provisions define the permitted 
baseline for the subdivision site, with the Section 12.32.6 Assessment Matters 
essentially detailing the effects anticipated by the District Plan. 
 
7.2.1 Effects Relating to the Overarching Open Space Management Plan 

Section 12.32.6.2(i) outlines the requirements considered necessary for mitigating 
adverse effects relating to management of the overarching open space. 
 
Primary consideration is given to the appropriateness and effectiveness of 
proposed methods for minimising / eliminating existing adverse conditions; such 
as weed and rabbit infestation. 
 
The attached Overarching Open Space Management Plan (OOSMP) details the 
extensive measures to be taken to eradicate weed plant species and the rabbit 
population. Weed plants and trees are to be controlled using a mixture of 
techniques; including spot spraying, stump cutting and herbicide application, hand 
pulling / digging, and aerial spraying (for the initial treatment, where appropriate). 
When carried out in favourable weather conditions, these techniques are 
extremely effective and can be employed without any adverse effects on the 
surrounding environment or properties / landowners. 
 
In a similar manner, culling and control of the existing rabbit population will be 
achieved with no more than minor adverse effects on adjoining property owners, 
and reduced rabbit numbers will have positive effects on these owners. This 
culling / control will initially involve rabbit proof fencing the areas to be planted, 
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and many of the adjoining fences are already rabbit proof. Once the various areas 
of the site are rabbit proof (and the existing rabbit population is contained), 
controlled shooting can be carried out by experienced pest controllers (using noise 
suppressors). This cull technique is considered the most effective for initial 
treatment, as the success rate is high and the effects are limited to a short time 
period (during the shoot). Following the initial cull, ground baiting can be 
employed where required (arranged by the individual property owners on an on-
going basis). The OOSMP details the appropriate techniques to be employed, 
including the suggested bait type and the need for neighbour notification, so to 
mitigate any adverse effects (on neighbouring owners and domestic animals etc). 
 
Section 12.32.6.2(i) also considers the appropriateness and effectiveness of the 
proposed enhancement techniques, including the species to be planted and the 
intended planting and trail locations. The OOSMP provides a comprehensive 
revegetation strategy, suggesting suitable native shrub and forest tree species for 
the various areas of the site. This strategy, and associated planting, will restore the 
ecological values and character of the area, through enhancing the degraded 
watercourse and escarpment areas whilst softening any visual effects resulting 
from the residential development or trail connections. 
The OOSPM identifies the most appropriate locations for the proposed trails, which 
minimise any adverse effects by achieving a balance between: 

 Providing practical, direct and safe alignments and surfaces; 
 Minimising the adverse effects resulting from earthworks; 
 Protecting neighbour privacy; 
 Providing panoramic views; and 
 Conforming with the indicative locations shown on the Arrowsouth 

Structure Plan. 
 
Section 12.32.6.2(i) also considers the “robustness of the proposed body corporate 
arrangement” for implementation of the Overarching Open Space and Private Open 
Space Management Plan (OOSMP and POSMP) requirements. 
As previously mentioned, it is proposed that the ownership of, and maintenance 
responsibility for, the balance land (Lots 102 and 103 on the attached scheme 
plan) is to remain with the applicant (Arrowsouth Properties Ltd) or any successor 
in title. Furthermore, the northern portion of the escarpment is to be divided into 
strips and incorporated into the adjoining residential allotments (as private open 
space amenity areas). Consent notices registered on the titles for all the relevant 
allotments will ensure ongoing maintenance and enhancement of the various 
private open space areas. 
Whilst this approach differs from the suggested ‘body corporate’ legal structure 
that is referenced in the District Plan, the District Plan does anticipate other 
structures being used. It is considered that the use of a consent notice mechanism, 
obliging one legal entity, is the most practical and robust method of upholding and 
enforcing the requirements outlined in the OOSMP (and associated POSMPs). As 
detailed in the attached memorandum, prepared by Lane Neave, individual 
ownership (with consent notice obligations) is considered to have more practical 
and tangible outcomes, whereby effective decision making is effortless, and the 
enforcement of obligations by the Council is straightforward. This advice draws a 
direct comparison with a strict ‘body corporate’ structure, mentioning this type of 
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structure would essentially sterilise the private open space and potentially “result 
in inferior RMA outcomes.” It would also reduce the ability for Council to enforce 
the relevant obligations. 
Given all of the above, the proposed legal / ownership structure is considered to 
reduce the likelihood of any future adverse effects resulting from difficulties 
acknowledging or enforcing the OOSMP and POSMP requirements and is 
considered the most appropriate way to ensure the outcomes of the zone are 
achieved. 
 
7.2.2 Effects Relating to Management of the Private Open Space 

Section 12.32.6.2(ii) outlines the requirements considered necessary for mitigating 
adverse effects relating to management of the various private open space areas. 
 
The proposed weed eradication / control and revegetation programmes (outlined 
in the attached POSMP) are in accordance with the assessment matters in 
12.32.6.2(ii)(a-b). These programmes provide comprehensive guidance for the 
relevant lot owners and are expected to prevent any future uncertainty or 
negligence (and associated adverse effects, such as degraded visual amenity).  
 
In accordance with 12.32.6.2(ii)(c), the proposed POSMP planting strategy 
(including the watercourse revegetation and planting in / around the proposed 
wetland, and the escarpment revegetation) will soften any adverse visual effects 
resulting from the residential development. This planting strategy has been 
carefully considered, with variation in plant types and spacing / location, so as to 
achieve a soft, natural appearance and provide buffer zones to reduce the visual 
impact of the proposed development. 
 
Section 12.32.6.2(ii)(d) considers the proposed location of stock fences with 
respect to the minimisation of adverse effects relating to effluent run-off, erosion 
due to stock movement, and destruction of ecologically sensitive vegetation. 
 
As detailed in the POSMP, post and wire stock fencing (with rabbit proof mesh) is 
to be constructed around / alongside all planted private open space areas, such as 
the escarpment, the rocky outcrop, and the waterbodies (the existing stream and 
the proposed wetland). This fencing will allow for proper plant establishment, 
through protection from stock grazing / damage. Furthermore, all fencing around / 
alongside the waterbodies will be constructed at least 15 metres clear of the 
water’s edge. This will avoid effluent contamination of the watercourse and 
erosion of the banks, which has evidently been an issue in the past and may have 
had adverse effects on downstream property owners (water users) and 
ecosystems. 
 
Public access along all trails (shown in the attached OOSMP and POSMP 
documents, and on the attached C1244 Preliminary Trails Layout) is to be 
protected by easements in gross in favour of Council, in accordance with Section 
12.32.6.2(ii)(e). These easements will provide Council with the authority to 
regulate the use of the trails and carry out any maintenance considered necessary, 
without adversely affecting / restricting the use of the private open space by the 
land owner. 
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Consideration is given in Section 12.32.6.2(ii)(f) to the timing of the works 
outlined in the POSMP, with respect to the development and sale of the proposed 
residential allotments. The POSMP details the programme for completion and 
ongoing maintenance of the landscaping, including the developer and resident 
obligations (which are to be enforced through consent notices). This document 
therefore allows for staging of the works in a manner that will not have any 
adverse effects on the saleability of the residential allotments. 
 
7.2.3 Effects Relating to Management of the Residential Activity Area – 
Roadside Planting Strip 

Section 12.32.6.2(iii) outlines the requirements considered necessary for 
mitigating adverse effects relating to management of the Residential Activity Area 
– Roadside Planting Strip. 
 
In accordance with Sections 12.32.6.2(iii)(a-b), the structure of the 6.0 metre wide 
roadside planting strip will be consistent with the landscaping employed over the 
wider site and zone. As detailed in the POSMP, the native plant species to be 
established in this area will include similar species to those proposed for the 
various private open space areas across the site. This uniform landscaping 
approach will establish a coherent character throughout the subdivision site (and 
the wider zone – through the OOSMP strategy). Furthermore, the plants along the 
roadside planting strip will be protected from rabbit damage through the use of 
individual plant sleeves, so as to avoid fencing along the roadside and detracting 
from the visual quality of the streetscape.  
 
As with the revegetation proposed throughout the private open space activity 
areas, the primary intent of the roadside planting strip is to soften the visual 
appearance of the residential development from McDonnell Road and the nearby 
rural properties. In order to achieve this, the plant types and planting densities 
(outlined in the POSMP) have been selected to ultimately provide an effective 
buffer / screen. This will ensure the adverse effects on visual amenity values, as 
perceived from McDonnell Road or the rural properties on the west side of the 
road, are no more than minor. The suitably vegetated roadside planting strip will 
also serve to reduce the visual and acoustic effects of McDonnell Road vehicle 
movement on the new residential properties. 
 
Sections 12.32.6.2(iii)(d-e) consider the need for practical methods to be employed 
to limit the domestication of, and proliferation of vehicle accessways through, the 
roadside planting strip. As mentioned in the POSMP, and detailed in Section 3.4.2 
(above), controls are proposed to restrict the erection of any buildings, fences, or 
other structures within / along the roadside planting strip, and to prohibit direct 
vehicle access between McDonnell Road and the adjoining allotments. These 
controls will be enforced by way of a consent notice, and will ensure the visual 
coherency of the McDonnell Road streetscape is protected while also promoting 
the safety and efficiency of the roading network. 
 
In a similar manner to the private open space landscaping, the POSMP details the 
programme for completion and ongoing maintenance of the roadside planting strip 
landscaping, including the developer and resident obligations (which are to be 
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enforced through a consent notice). This document therefore allows for staging of 
the works in a manner that will not have any adverse effects on the saleability of 
the residential allotments. 
 
7.2.4  Effects Relating to Earthworks 

Whilst the District Plan Site Standards for earthworks expressly exclude 
earthworks associated with a consented and approved subdivision, the following 
assessment of effects relating to Section 12.32.6.2(xiii) is included for 
completeness. 
 
7.2.4.1  Environmental Protection Measures 
As outlined in the attached Preliminary Infrastructure and Services Report, 
suitable environmental protection measures will be employed at the subdivision 
construction stage to minimise the effects on the receiving environment. 
 
Stormwater and silt run-off will easily be managed through the use of strategically 
positioned silt fences, or other suitable barriers, and proper care by machinery 
operators (especially when leaving the site).  
In a similar manner, dust emissions will be limited through the use of appropriate 
techniques such as regular watering, minimising the area of exposed / cut surfaces 
at any one time, and prompt grassing / planting of finished surfaces.  
Employing a strategic earthworks programme, to minimise the duration over 
which earthworks surfaces are exposed, and to contain any exposed material on 
the site (through surface wetting and directing any run-off into the wetland basin, 
for example), will reduce the duration and intensity of any adverse effects to very 
minor. 
 
The proposed subdivision earthworks are not considered likely to affect 
groundwater (based on the site investigation findings detailed in the attached 
Preliminary Infrastructure and Services Report, as well as the informed 
assumptions made by GeoSolve Ltd in Slope Stability Assessment which is in the 
Appendices of the Preliminary Infrastructure and Services Report). 
 
The effects of the proposed earthworks, with respect to the stability of the subject 
soils, have been addressed, particularly in regard to the trails over the escarpment. 
The Slope Stability Assessment prepared by GeoSolve Ltd identifies potential 
stability issues and recommends solutions to overcome these issues and mitigate 
the potential adverse effects of constructing trails on the steep escarpment face. 
The relevant Preliminary Engineering Design drawings have been updated to 
reflect the GeoSolve Ltd recommendations. 
 
7.2.4.2  Effects on Landscape and Visual Amenity Values 
The proposed earthworks have been kept to a minimum, being those works 
necessary to achieve the outcomes directly anticipated by the District Plan. As 
such, the effects of the proposed earthworks on any landscape and visual amenity 
values are also anticipated by the District Plan. 
 
The earthworks required for the residential development area (roading and 
services construction), and those required for the trails and detention wetland on 
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the lower private open space, are minimised as much as possible through aligning 
design surfaces with the existing topography. Furthermore, these areas / features 
will be suitably landscaped and screened with appropriate planting. As such, there 
are not considered to be any associated adverse effects on landscape and visual 
amenity values; rather, these values will be significantly enhanced. 
 
The proposed escarpment trails are designed in a manner that is as sympathetic to 
the sensitive landscape as possible. Given that the escarpment is a prominent 
feature in the landscape, the proposed cuts and fills have been minimised through 
the avoidance of visually obtrusive switchbacks, the consideration of appropriate 
retaining structures, and slight deviation from the strict requirements in the QLDC 
Cycle Trail Design Standards & Specifications. Furthermore, the proposed 
revegetation strategy for the escarpment (as detailed in the attached Private Open 
Space Management Plan) will result in systematic rehabilitation of exposed 
earthworks faces (cut and fill batters etc). 
With the above in mind, the adverse effects on landscape and visual amenity values 
resulting from the trail earthworks are expected to be no more than minor (and 
any potential effects are most certainly envisaged by the District Plan). 
 
7.2.4.3  Effects on Adjacent Sites 
The proposed earthworks have been considered with respect to any potential 
adverse effects on neighbouring property and owners / occupiers. 
 
The Slope Stability Assessment prepared by GeoSolve Ltd (in the Appendices 
within the attached Preliminary Infrastructure and Services Report), considers the 
proposed trail earthworks with respect to any potential hazards for the properties 
on the terrace at the top of the escarpment. As mentioned in the GeoSolve Ltd 
report, any potential “… cut batter failure is predicted to be localised around the 
crest of the cut but is predicted to progressively extend further upslope”. In order to 
avoid this occurring, and any slope instability issues (particularly for the adjoining 
Advance Terrace allotments), suitable retaining structures (to be finalised during 
the detailed engineering design) will be employed in accordance with the GeoSolve 
Ltd recommendations. Detailed geotechnical design advice will be sought during 
the engineering design and construction stages, so as to ensure that any cut, fill, 
and retaining is carried out according to QLDC engineering standards. 
 
As mentioned above, the proposed design surfaces (particularly the roads and 
trails) have been aligned as closely as possible to the existing topography. As a 
result, the general surface drainage patterns across the site will not be altered. 
Furthermore, any increase in stormwater run-off, due to an increase in 
impermeable surfaces, will be contained and managed by the proposed 
stormwater wetland (detention basin). This detention system will promote 
groundwater recharge and control discharge into the existing stream in a manner 
that is unlikely to cause any adverse effects on downstream properties, water 
users, or ecosystems. 
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7.2.4.4  Effects on General Amenity Values 
The effects of the required earthworks on general amenity values are to be 
minimised through employing suitable construction programmes and techniques, 
and through preserving the natural topography wherever possible. 
 
As mentioned in the attached Preliminary Infrastructure and Services Report, the 
excess earthworks cut material (including topsoil) will be temporarily stockpiled 
on site, at the base of the escarpment on Lot 103 (pastoral private open space). 
There is sufficient space in this area to stockpile / spread the excess material in a 
uniform manner, and screen it from view (from McDonnell Road or the adjoining 
allotments) through grassing, which will help it blend into the landscape (and also 
prevent erosion of any sediment into the stream). 
This approach will avoid excess heavy vehicle movements to and from the site 
during construction, which would otherwise potentially adversely affect the 
nearby land owners and road users. Ultimately it is envisaged that the excess 
material will be useful for other future developments in the area. 
 
As with any typical development of this nature, the subdivision construction is 
anticipated to generate a certain level of noise, vibration, and dust. The effects of 
this on the amenity values of the surrounding area will be limited in duration, 
however, and will only be noticeable at particular stages of construction. These 
effects will be minimised through establishing a set programme of construction 
(with all operations to be carried out in normal working hours), through utilising 
machinery that is fit for purpose (i.e. not unnecessarily heavy), through regular 
wetting and prompt reinstatement of exposed surfaces, and through notifying / 
consulting adjoining owners of the intended works (where appropriate). 
 
To avoid any ongoing adverse effects on general amenity values in the area, the 
existing topography is to be preserved wherever possible. This will ensure that 
adjoining allotments are not impacted by any visually obtrusive cut or fill areas, 
and it will also provide a natural feeling environment for the occupants of, and 
visitors to, the subdivision. 
 
7.2.4.5  Effects on Cultural Heritage Values 
There are no known sites of historical, ancestral, or archaeological value within the 
subject land, so there are not considered to be any adverse effects on cultural 
heritage values. 
 
7.2.5  Effects Relating to Access 

Section 12.32.6.2(xv) of the District Plan considers the anticipated effects relating 
to access. 
 
Subparts (a.) and (b.) address the potential need for alternative or additional 
formed access to the site. At present, the single formed access to the residential 
development area is considered to be sufficient for the anticipated activities on the 
site, and this access is consistent with the Arrowsouth Structure Plan. Should the 
nature or intensity of any activity on the private open space change, then 
additional access(es) may be required. Depending on the nature of any proposed 
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change in use, there may also be scope to extend, or construct an accessway off, the 
proposed southern cul-de-sac road (Road 01). 
 
Subparts (c.) and (d.) address the potential for adverse effects relating to any 
additional crossing points onto McDonnell Road. Given that a single access point 
(the Road 01 intersection) is proposed onto McDonnell Road, effects on the 
pastoral setting and traffic safety will be as minimal as possible (and are therefore 
directly anticipated by the District Plan). Furthermore, construction of further 
access connections onto McDonnell Road (from the adjoining residential 
allotments) will be prevented through consent notice restrictions, thereby 
avoiding any potential future increase in adverse effects. 
 
 
 
Overall, the potential adverse effects on the environment from this proposed 
subdivision consent will be no more than minor. 
The majority of the effects will be positive, particularly in relation to the end 
outcome and associated amenity values. The proposed native revegetation and 
ecological restoration (of the escarpment, the stream, and the site in general) will 
significantly enhance the landscape and receiving environment. Furthermore, the 
proposed trail connections will promote public use and enjoyment of this 
enhanced open space. 
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8.  RMA Section 104(1)(b) Assessment 

The subdivision proposal is not contrary to the relevant provisions of any National 
or Regional Policy Statement (NPS or RPS), National Environmental Standard 
(NES), the objectives and policies of the Regional Plan or District Plan, or any other 
relevant regulations. 
Consideration has previously been given (during the Environment Court 
proceedings prior to PC39) to many of the relevant statutory instruments and their 
application to the site. The relevant statutory instruments and provisions are 
summarised as follows.  
 
 

8.1  NES – for Assessing and Managing Contaminants in Soil 

As outlined in the interim Environment Court decision of 27 May 2014, there are 
not considered to be any issues or effects with respect to the National 
Environmental Standard for Assessing and Managing Contaminants in Soil to Protect 
Human Health. The checks carried out as part of the current application process 
corroborate this determination. 
 
 

8.2  National Policy Statement for Freshwater Management 

The most relevant objective in the National Policy Statement for Freshwater 
Management is to maintain or improve fresh water quality while1:  

a) protecting the significant values of outstanding freshwater bodies; 
b) protecting the significant values of wetlands; and  
c) improving the quality of fresh water in water bodies that have been degraded 

by human activities to the point of being over-allocated. 
 
The proposed low impact design (LID) stormwater management approach, 
employing planted swales and a naturally functioning detention / filtration 
wetland, serves to enhance the quality of the existing stream and improve water 
quality. 
 
 

8.3  Regional Policy Statement for Otago  

As determined during the PC39 Environment Court proceedings, the relevant 
policies in the operative Regional Policy Statement (RPS) for Otago (which are 
aligned with the provisions in the proposed RPS) are: 
 
5.4.2  To avoid, remedy or mitigate degradation of Otago’s natural and physical 

resources resulting from activities utilising the land resource. 
   

   The proposed subdivision will not degrade natural and physical 
resources in any way, as the Overarching Open Space Management Plan 

                                                        
1 Objective A2 (National Policy Statement for Fresh Water Management 2014) 
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(OOSMP) and Private Open Space Management Plan (POSMP) strategies, 
and the proposed LID approach, will protect and enhance these 
resources. 

 
5.4.4  To ensure that public access opportunities exist in respect of activities 

utilising Otago’s natural and physical land features. 
   

   As detailed in the OOSMP and POSMP, a network of walkway and 
cycleway trails through the site will facilitate public access throughout 
the Arrowtown South Special Zone, incorporating access to and along the 
significant natural features (such as the stream and the escarpment). 

 
6.4.4  To maintain and enhance the ecological, intrinsic, amenity and cultural 

values of Otago’s water resources. 
   

   As detailed in the POSMP, the landscaping strategy associated with the 
proposed subdivision will create a detention wetland of high ecological, 
intrinsic, amenity and (envisaged) cultural value. This strategy will also 
restore the existing stream bed to a healthy, ecologically sustainable 
state, providing a suitable habitat for native wildlife whilst also 
enhancing the intrinsic and amenity value of the watercourse. 

 
6.4.5  To avoid, remedy or mitigate degradation of water resources resulting 

from the use, development or protection of the beds and banks of Otago’s 
water bodies and of adjacent land areas. 

   
   The POSMP strategy for the revegetation, fencing and enhancement of 

the stream, together with the proposed LID stormwater management 
approach (through the use of planted swales and the planted detention / 
filtration wetland), will significantly enhance water quality. 

 
6.4.7  To maintain and enhance public access to and along the margins of Otago’s 

water bodies. 
   

   As detailed above, the proposed trail network will provide extensive 
public access to and along the stream. 

 
9.4.3  To avoid, remedy or mitigate the adverse effects of Otago’s built 

environment on Otago’s natural and physical resources. 
   

   The subdivision proposal, embodied through the POSMP, is aligned with 
the requirements in the Arrowtown South Special Zone District Plan 
provisions, in a manner that is sympathetic to the natural and physical 
resources present on the site. 
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8.4  Otago Regional Plan 

The overarching objectives of the Otago Regional Plan (Water for Otago) that are 
directly relevant to the proposed subdivision activity are: 
 

7.A.1   To maintain water quality in Otago lakes, rivers, wetlands, and 
groundwater, but enhance water quality where it is degraded. 

 
7.A.2    To enable the discharge of water or contaminants to water or land, in a 

way that maintains water quality and supports natural and human use 
values, including Kāi Tahu values. 

 
10.3.1   Otago’s wetlands and their individual and collective values and uses will 

be maintained or enhanced for present and future generations. 
 
 
With regard to the subdivision proposal (particularly the POSMP strategy and the 
proposed LID stormwater management approach), the relevant rules that achieve 
these objectives are: 
 

12.B.1.8   The discharge of stormwater from a reticulated stormwater system to 
water, or onto or into land in circumstances where it may enter water, is 
a permitted activity, providing:  
(a)  Where the system is lawfully installed, or extended, after 28 February 

1998:  
(i)  The discharge is not to any Regionally Significant Wetland; and  
(ii)  Provision is made for the interception and removal of any 

contaminant which would give rise to the effects identified in 
Condition (d) of this rule; and 

(b)  The discharge does not contain any human sewage; and  
(c)  The discharge does not cause flooding of any other person’s property, 

erosion, land instability, sedimentation or property damage; and 
(d)  The stormwater discharged, after reasonable mixing, does not give 

rise to all or any of the following effects in the receiving water: 
(i)  The production of any conspicuous oil or grease films, scums or 

foams, or floatable or suspended materials; or  
(ii)  Any conspicuous change in the colour or visual clarity; or 
(iii) Any emission of objectionable odour; or 
(iv) The rendering of fresh water unsuitable for consumption by farm 

animals; or 
(v)  Any significant adverse effects on aquatic life. 

 
The proposed LID stormwater management approach, with planted swales 
and the planted detention / filtration wetland (based on the design advice 
prepared by Fluent Solutions, in the Appendices within the attached 
Preliminary Infrastructure and Services Report) will ensure stormwater is 
properly treated and discharge into the stream is controlled (in accordance 
with these permitted activity requirements). 
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13.6.2.1 The introduction or planting of any plant to or on the bed of any lake or 
river for the purpose of remedying or mitigating the adverse effects of 
flooding, erosion, or non-point source discharge of contaminants, or to 
restore or enhance habitat, is a permitted activity providing:  
(a) Crack Willow Salix fragilis or Grey Willow Salix cinerea is not 

introduced to an area where it does not currently exist; and  
(b)  The plant is not any pest plant listed in the Pest Management 

Strategy for Otago 2009; and  
(c)  All reasonable steps are taken to minimise the release of sediment to 

the lake or river during the introduction or planting, and there is no 
conspicuous change in the colour or visual clarity of the water body 
beyond a distance of 100 metres downstream of the introduction or 
planting; and 

(d)  The introduction or planting does not cause any flooding or erosion; 
and 

(e)  The site is left tidy following the introduction or planting. 
 

As detailed in the attached POSMP, weed removal and planting is proposed 
along the margins of the stream that runs through the site. This revegetation 
will consist of native plant species being strategically positioned so as to 
reduce erosion and sedimentation. The plants will also assist with ecological 
enhancement through cooling the stream and filtering out contaminants. All 
planting will be carried out in such a way that the above permitted activity 
requirements are adhered to. 

 
 

8.5  The District Plan 

The subdivision proposal is in accordance with the relevant District Plan Rules and 
Standards, as addressed in Section 5 above. The proposed activity has also been 
assessed with respect to the relevant objectives and policies in Part 7.1.2 and 
12.31.4. The subdivision has been designed specifically in accordance with the 
objectives and associated policies of the Arrowtown South Special zone, and is 
therefore anticipated by the District Plan. A comprehensive and sustainable 
development is achieved and overall the application is in accordance with the 
relevant objectives and policies. 
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9.  RMA Part 2 Assessment 

The subdivision proposal is consistent with the purpose and principles of the 
Resource Management Act 1991, as it directly promotes “… the sustainable 
management of natural and physical resources.” 
 
The proposed low impact design approach and the Private Open Space 
Management Plan strategy will ensure that the relevant Matters of national 
importance (in Section 6) are upheld, through: 

(a) the preservation of the natural character of the coastal environment 
(including the coastal marine area), wetlands, and lakes and rivers and their 
margins, and the protection of them from inappropriate subdivision, use, and 
development: 
… 

(d) the maintenance and enhancement of public access to and along the coastal 
marine area, lakes, and rivers: 
… 

 
The subdivision proposal is also consistent with the Other Matters (listed in 
Section 7) and the principles of the Treaty of Waitangi. 
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10.  Summary 

This is an application for subdivision consent, to subdivide Lot 29 DP 369201 (on 
McDonnell Road, Arrowtown) into twenty residential allotments, one allotment to 
vest in Council as road, one allotment to vest in Council for the purpose of 
stormwater management, and two private open space allotments (the balance 
land).  
 
The subdivision proposal is anticipated by, and complies with, the Arrowtown 
South Special Zone controlled activity requirements in the District Plan; 
particularly given that comprehensive Overarching Open Space and Private Open 
Space Management Plans are attached (for Council approval).  
These Open Space Management Plans detail the proposed landscaping and 
strategies that will soften any impact of the residential development on the 
receiving environment, restore the natural character of the area, and ultimately 
enhance amenity values. Through these management strategies, and the proposed 
low impact design approach, the potential adverse effects of this proposal on the 
environment are considered to be no more than minor. 
 
We therefore submit this subdivision application for Council's consideration and 
await a decision in due course. 
 
 
Yours faithfully 
C Hughes & Associates Ltd 

 
 
 
 

 
Campbell Hills 
Graduate Surveyor 
 
 
 
Reviewed by Nicola Scott (Planning Consultant) 
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Ref: 5479 
 
18 November 2016 
 
Queenstown Lakes District Council 
Private Bag 50072 
Queenstown 
 
Attention: Manager, Resource Consents 
 
 
Dear Sir, 
 
Addendum to Application RM161093 
 
In reply to email request (Louise White, 16 Nov) we provide the following 
information as an addendum to Section 4 of our Assessment of Effects. 
 
The proposed activity requires consent for the following: 
 
Operative District Plan: 
 
A controlled subdivision activity pursuant to Rule 15.2.3.2 for any subdivision 
which complies with all site and zone standards: Rule 15.2.6.1 (lot sizes and 
dimensions), Rule 15.2.7.1 (subdivision design), Rule 15.2.8.1 (property access) 
Rule 15.2.10.1 (natural and other hazards), Rule 15.2.11.1 water supply, Rule 
15.2.12.1 (storm water disposal), Rule 15.2.13.1 (sewerage treatment and 
disposal), Rule 15.2.14.1 (trade waste disposal), Rule 15.2.15.1 (energy supply and 
telecommunications), Rule 15.2.16.1 (open space and recreation), Rule 15.2.17.1 
(vegetation and landscaping), Rule 15.2.18.1 (easements). Council’s control is in 
respect to these matters. 
 
 
POLICIES and OBJECTIVES 
 
Operative District Plan 
 
Part 15 – Subdivision, Development & Financial Contributions 
Part 15 of the District Plan is concerned with appropriate servicing of the site, the 
cost of services, reserves contributions and amenity protection. 
 
Provision of services to the lots has been extensively assessed in Section 2 of our 
“Prelim Infrastructure & Services Report” and Section 3.2 of our “Assessment of 
Effects on the Environment” submitted this application, and can be provided in an  

Please reply to Cromwell office 
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efficient manner. Development contributions are payable on the new lots created, 
providing for the additional demand on infrastructure.  Amenity protection is 
discussed in the relevant sections elsewhere in this application.  Pleasant living 
environments are created with an appropriate balance between buildings and 
open space for outdoor living and landscaping.   
 
Overall, the application is considered to be consistent with the policies and 
objectives of Chapter 15. 
 
 
 
Please do not hesitate to contact me if you have any queries. 
 
Kind Regards, 
pp 

 
 
Campbell Hills 
Graduate Surveyor 
C Hughes and Associates Ltd (Cromwell) 
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APPENDIX 3 - PRIVATE OPEN SPACE MANAGEMENT PLAN, UPDATED MARCH 2017 (TO BE 
UPDATED) 
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APPENDIX 5 - COUNCIL ENGINEER’S REPORT 
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ENGINEERING REPORT 
 
TO: Louise White 
 
FROM: Michael Wardill 
 
DATE: 06-12-2016 
 
 
 

APPLICATION DETAILS 
 

REFERENCE RM161093 

APPLICANT Arrowsouth Properties Limited  

APPLICATION TYPE & DESCRIPTION  

Application made under section 88 of the 
Resource Management Act 1991 (RMA) to 
Subdivide Lot 29 DP 369201 into twenty 
residential allotments, one allotment to vest in 
Council as road, one allotment to vest in Council 
for the purpose of stormwater management, and 
two private open space allotments (the balance of 
the site); as a controlled activity, in accordance 
with the Arrowtown South Special Zone Rules. 

ADDRESS McDonnell Road 

ZONING Arrowtown South Special Zone  

LEGAL DESCRIPTION Lot 29 DP 369201 

SITE AREA 7.9444Ha   

ACTIVITY STATUS Controlled 
  
 

A
p

p
li
c
a
ti

o
n

 Reference 
Documents 

Subject application 

Previous Relevant 
Consents 

None referenced.  

Date of site visit TBC 
 

Location Diagram 
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Comments 
 

Existing Use The site consists of vacant farmland approved for limited residential 
development under the Arrowsouth Special Zone rules. The zone 
extends to the east through similarly undeveloped areas.  
 
Existing residential neighbours are located to the north and western 
boundaries with large rural general lots to the south across McDonnell 
Road. The site slopes gently up from south to north before steeply 
climbing to an upper elevated terrace.  
 
A water source bisects the site and services properties downstream 
with potable drinking water needs - refer earthworks assessment    

Neighbours 

Topography/Aspect 

Water Bodies 

 
Proposed Scheme Plan 

 
 
 

92



 
Subdivision 
 
The application proposes a subdivision of Lot 29 DP369201 into 20 freehold residential 
allotments with associated; road to vest, stormwater disposal area to vest, and balance 
allotments being privately retained as open space. Details are shown on CHA Scheme Plan 
above. The residential allotments vary between 600m2 and 2,000m2 in area and are all 
located within the ‘Residential Activity Area’ of the Arrowsouth Structure Plan.  The minimum 
lot size permitted by Rule 15.2.6.3 of the District Plan for Arrowtown South is 600m2 and all 
residential allotments meet this minimum requirement.  I make no recommendations in this 
regard. 
 
The proposed roading allotment services more than 12 residential allotments and therefore 
vesting of the roading is required in accordance with Rule 14.2.4.1(iv) stating:   “No private 
way or private vehicle access or shared access shall serve sites with a potential to 
accommodate more than 12 units on the site and adjoining sites.”    I recommend supporting 
conditions of consent.  
 
The proposed stormwater allotment has been reviewed during pre-application and 
recommended to vest in Council by QLDC ‘Manager Strategy and Performance, Property 
and Infrastructure’.  A copy of this approval is held within the archived engineering folder.  I 
recommend supporting conditions of consent.  
 
The balance lots, being Lots 102 & 103 are proposed to be retained as ‘Private Open Space’ 
and to ensure these do not become separately saleable I recommend a condition requiring 
these 2 lots be amalgamated together in a single CFR title for maintenance clarity purposes. 
Neither of these lots require servicing as the Arrowsouth Structure Plan does not permit 
residential activity on either lot. The ongoing management of these lots is anticipated to be 
addressed by Council planner as part of the respective assessment under Rules 12.32 in the 
District Plan.  
     
The application will result in development contributions and I recommend an advice note to 
alert the consent holder, if granted. 
 
 
Transport 
 
Access Intersections 
The application is not supported by a traffic engineering assessment however it is not 
considered necessary as the intersection location, with McDonnell Road, was considered at 
the time of the underlying plan change. 
  
The site is located with frontage onto McDonnell Road and within the 50km/hr speed 
restricted area. New roads to vest are proposed in a general Tee configuration to create 
Roads 01 and Road 02. Each residential lot will have legal access to a formed road from 
within the development. Road 01 will connect to McDonnell Road and I am satisfied this is 
within 25m of the Structure Plan location and can meet the requirements of Rule 12.32.5.2 
(xiii) in this regard.  
 
The McDonnell Road intersection and the internal intersection between Roads 01 & 02 are 
correctly shown on application drawings with priority give ways & markings. All corner lots on 
approach to intersections are provided with sight distance splays in the application. I 
recommend conditions of consent in support of the application.  
 
Road and footpath formations 
Along McDonnell Road the proposal includes a new footpath, swale, and associated 
stormwater infrastructure. It is desirable for traffic safety purposes to extend the urbanised 
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area of McDonnell Road similar to the existing developed area to assist in maintaining lower 
speeds over the site frontage, despite being located within a 50km/hr speed restriction area. 
I therefore recommend a continuation of the existing sealed footpath and concrete kerb and 
channel (K&C) along McDonnell Road past the site entrance. I note this may also require a 
narrow strip of McDonnell Road seal widening to maintain (identical to the other side of the 
existing speed bump) road dimensions widths between the edge line and recommended 
K&C.  
 
The internal roads are detailed as 5.7m wide with flush nib kerbs and a separate 1.5m width 
concrete footpath along on side. This meets the dimensional requirements of Figure E12 in 
the Council’s Land Development and Subdivision Code of Practice for access up to 200 
dwelling units.   
 
Planted swales are proposed along both Roads 01 and 02 and whilst this also meets the 
CoP for low impact design it is undesirable for Council, in my opinion,  due to the high 
maintenance requirements of planted swales versus grassed swales. I recommend instead 
that the swales within the site be grassed and whilst this will marginally increase stormwater 
flows I am satisfied this has minimal impact on detailed designs.  
 
I recommend a condition of consent requiring formation of Roads 01 & 02 to Figure E12 in 
the CoP with a 1.5m wide footpath along one side, with appropriate turning provisions, and 
with grassed swales instead of planted swales. 
 

No details of street lighting provided. An appropriate condition is recommended in this regard 
including extending street lights along McDonnell Road.  
 
No road naming has been proposed at this stage and this will need to be conditioned. 
 
Crossing Points 
No lots have direct access to McDonnell Road and the plan rules limit direct access. I 
recommend a consent notice be provided on Lots 1, 4 - 6 & 20 in this regard to alert owners 
at the time dwellings are proposed.  It is noted this requirement is also volunteered by the 
applicant. 
 
Crossing points to lots from the internal road network are detailed by the application as 
concrete crossings in similar sections to the swales to provide continuity of roadside 
drainage. The swales are 1.8m wide with side gradients of 1 in 5. This equates to a 0.18m 
vertical difference for vehicles to negotiate over a 1.8m length and standard vehicles have a 
wheel base of 2.81m thus spanning this distance. I am generally satisfied this design should 
work appropriately but I recommend the consent holder, if granted, provide evidence of 
compliance break over angles at the time of detailed design. Lots 1, 4, 6, 7, 12, 18 & 20 are 
all lots that either have frontages of 11m width or less and/or are located in close proximity to 
intersections. The formation of these crossing points is required as part of the subdivision.   
 
Consent Notices are recommended for all other lots to alert owners to requirements for the 
construction of a sealed concrete crossing point. 
 
Trails  
An unsealed trail is proposed across Lot 103 to provide linkages to Advance Terrace and 
also to split off towards yet undeveloped areas of Arrowtown South. The trails are proposed 
at 1.5m width with retaining walls to limit exposed cut batters. Approval is required from 
Council Parks & Reserves Planning Manager and it is understood that Council Planner will 
complete this process to check validity.  I do however agree with the design approach for the 
trails and recommend construction in accordance with submitted details, if approved for 
vesting as detailed.  Pedestrian right of way easements are shown in favour of Council for 
the proposed trails.    
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Services 
 
The site is currently shown on Council mapping as outside of Council reticulated service 
areas. The infrastructure service boundaries however were extended on the 24 November 
2016 by formal decision of the full Council. I am therefore satisfied that reticulated Council 
servicing can be available for the subject site subject to appropriate extension, design, and 
construction herein.  
  
Water  
A connection is proposed within the western area of the lot to an existing 200mm PVC water 
main. An easement is required for the new section of water main through Lot 7 and is 
appropriately shown on the Scheme Plan. I recommend that all necessary easements are 
granted and reserved.  
 
Drawings provided with the application show the proposed water main arrangement beneath 
the roads to vest and I am satisfied that both capacity and servicing are achievable to the 
development. I recommend full design details of the water servicing are provided for detailed 
engineering review and acceptance, prior to starting works.     
 
Sewer 
A connection is proposed within the southwestern corner of the lot to the McDonnell Road 
pump station.  Drawings provided with the application show the proposed sewer main 
arrangement beneath the roads to vest. The proposal will permit gravity discharge from Lots 
3 - 11 however all other lots will require individual private pumps (low pressure) to pump 
back to a gravity draining manhole.  I am satisfied that both capacity and servicing  are 
achievable to the development and I recommend full design details of the sewer water 
servicing are provided for detailed engineering review and acceptance, prior to starting 
works.   I also recommend a consent notice be registered upon the titles for Lots 1 - 2 & Lots 
12 - 20 detailing Council requirements for the pump systems at the time dwellings are 
proposed.  
 
Stormwater 
The application includes reticulated stormwater beneath the internal and external road 
environment to a central stormwater detention and treatment system being vested in 
Council. This area is shown as Lot 101 on the submitted Scheme Plan. The vesting of the 
stormwater allotment has been approved by Council, as noted above.  Council policy in this 
regard to vesting of Low Impact Designs require the maintenance period by the developer to 
extend for the initial 5 years to ensure the system operates efficiently as designed and 
particularly through the dwelling construction phase of development. I recommended a 
condition requiring the submission of an Operations and Maintenance report for the 
stormwater asset and a further condition requiring the developer to enter into a Developer’s 
agreement with QLDC regarding an extended maintenance term.      
 
Grassed swales in lieu of planted swales along roading swales are recommended, as 
assessed above. Lot lateral connections are proposed to the stormwater main.   
 
Lots 7 - 18 all have a steeply rising terrace along the northern site areas and a cut off drain 
and small continuous swale may be required to intercept and control overland flows. Whilst 
Advance Terrace is further north again I am satisfied that some assessment is necessary at 
detailed design stage to consider appropriate mitigation measures. I recommend a related 
condition of consent.        
 
Power and Telecommunications 
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Letters have been supplied with the application from Network providers (Chorus and Aurora) 
confirming capacity to service the development. I recommend evidence of supply for both 
power and telecommunications is provided prior to subdivision completion. 
 
Hazards 
There are no natural hazards identified on Council mapping and I am satisfied that no 
recommendations are necessary in this regard.  
   
 

 

EARTHWORKS Comments Condition 
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Description 
Earthworks are proposed for the construction of roads, 
trails, and service installations for this subdivision.   - 

Cut /Fill Volume (m
3
) 

1,380m3 of earthwork stripping plus 1,540m3 cut and 
685m3 fill - 

Total Volume (m
3
) 3,605m3 - 

Area Exposed (m
2
) 8,270m2 - 

Max Height Cut/Fill (m) 
1.3m maximum cut and 0.7m fill to roading berm.  
1.0m maximum cut and fill depths to the trail.  

 

Prox. to Boundary 

Earthworks are clear of boundaries except where 
necessary for roading and associated servicing 
connections.   

- 

Prox. to Water 

Earthworks are identified adjacent to an existing stream 
that bisects the site. the stream is used as a potable water 
source down and  site management will require specific 
measures to prevent silt laden material entering the 
stream plus ongoing maintenance and inspection to 
ensure measures are adequately protecting this potable 
water source.  Several conditions of consent are 
recommended in this respect. 
 
This may also require ORC approval. An advice note is 
recommended for the latter.  

X 

S
ta

b
il

it
y
 

Geotech assessment by Geosolve for the Trails excavations only. X 

Report reference 
Slope Stability Assessment, Lot 29 DP 369201, 
McDonnell Road Arrowtown, dated 21 October 2016 - 

Rock breaking Rock breaking may be required however I am satisfied 
that the separation between proposed earthworks and 
neighbouring residential development is sufficient to 
remove the need for any conditions.  

- 

Rock blasting - 

Preconstruction survey Not Required. - 

Retaining Recommend an advice Note X 

Recommendations on 
cut/batter slopes 

Not required - 

Fill certification/specific 
foundation design 
required 

Addressed under Schedule 2A below - 

Engineers supervision Required X 

Uncertified fill covenant Not required - 

Schedule 2a Certificate Required X 

Clean fill only Not required  - 

S
it

e
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n
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e
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Report reference 
A Guide to Earthworks in the Queenstown Lakes District 
brochure X 
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Specific sedimentation 
management 

A cut off drain with a sump pump is recommended to 
prevent silt from entering the stream.  X Specific stormwater 

management 

Neighbours 

Traffic management Required  X 

Construction crossing Required X 

Revegetation Required X 

S
u

m
m

a
ry

 

 

In summary, earthworks for this development are feasible 
and in my opinion will neither result in any land instability 
beyond the site boundaries, nor provide significant 
nuisance effects to neighbours, provided the 
recommended conditions are applied. 
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 Developers 
Engineering 
Representative 

Required  X 

Notice of 
commencement  

Not required as engineering review and acceptance will 
permit appropriate notice. - 

Traffic Management 
Plan 

Required for all works affecting McDonnell Road vehicle and 
pedestrian movements. X 

Design Certificates Required. X 

Completion 
Certificates 

Not required - 

As builts Require asbuilts for all services and road constructions. X 

 

T
IT

L
E

S
 

Consent Notices 
There are no existing CN attached to this title. A number of 
notices are proposed in the assessment above relating to 
access and sewer servicing. 

X 

Easements 

A condition is recommended to ensure all necessary 
easements are granted or reserved. A review of the proposed 
Scheme Plan confirms that all identified easements are 
appropriate to reflect the proposal. 

X 

Road Names on title 
plan 

Required X 

Building platforms Not required  - 

Amalgamation 
Condition 

Required for Lots 102 and 103 X 
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RECOMMENDED CONDITIONS 
 
It is recommended that the following conditions are included in the consent decision:   

 
 
General  
 
1. All engineering works shall be carried out in accordance with the Queenstown Lakes District 

Council’s policies and standards, being QLDC’s Land Development and Subdivision Code of 
Practice adopted on 3rd June 2015 and subsequent amendments to that document up to the date 
of issue of any resource consent.  

Note: The current standards are available on Council’s website via the following link:  

http://www.qldc.govt.nz 
 

 
To be completed prior to the commencement of any works on-site  

 
2. At least 5 working days prior to commencing work on site the consent holder shall advise the 

Principal Resource Management Engineer at Council of the scheduled start date of physical 
works. Compliance with the prior to commencement of works conditions detailed in Conditions (3 
to 9) below shall be demonstrated.   
 

3. The owner of the land being developed shall provide a letter to the Principal Resource 
Management Engineer at Council advising who their representative is for the design and 
execution of the engineering works and construction works required in association with this 
development and shall confirm that these representatives will be responsible for all aspects of the 
works covered under Sections 1.7 & 1.8 of QLDC’s Land Development and Subdivision Code of 
Practice, in relation to this development. 
 

4. Prior to commencing works within the McDonnell Road reserve boundary, the consent holder 
shall submit a traffic management plan to the Road Corridor Engineer at Council for approval.  
The Traffic Management Plan shall be prepared by a Site Traffic Management Supervisor.  All 
contractors obligated to implement temporary traffic management plans shall employ a qualified 
STMS on site.  The STMS shall implement the Traffic Management Plan.  A copy of the approved 
plan shall be submitted to the Principal Resource Management Engineer at Council prior to works 
commencing. 

 
5. Prior to commencing any work on the site the consent holder shall install a construction vehicle 

crossing, which all construction traffic shall use to enter and exit the site. The crossing shall be 
located at the proposed Road 01 intersection with McDonnell Road.  The minimum standard for 
this crossing shall be a minimum compacted depth of 150mm AP40 metal that extends 10m into 
the site. The construction traffic crossing shall be upgraded with the road and intersection 
formations and improvements. 

 
6. Prior to the commencement of any works on the land being developed the consent holder shall 

provide to the Queenstown Lakes District Council for review and acceptance, copies of design 
certificates in the form of Schedule 1A of QLDC’s Land Development and Subdivision Code of 
Practice, specifications, calculations and design plans as is considered by Council to be both 
necessary and adequate, in accordance with Condition (1), to detail the following engineering 
works required:  

a) The provision of a water supply to Lots 1 - 20 in terms of Council’s standards and connection 
policy.  This shall include an Acuflo CM2000 as the toby valve and an approved water meter 
as detailed in QLDC Water Meter Policy (Appendix A), dated August 2015.  The costs of the 
connections shall be borne by the consent holder. 

b) The provision of a foul sewer connection from Lots 1 - 20 to Council’s reticulated sewerage 
system in accordance with Council’s standards and connection policy, which shall be able to 
drain the buildable area within each lot.  The connections shall be designed to reflect either 
gravity or pressure systems. The costs of the connections shall be borne by the consent 
holder. 
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c) The provision of a ‘Low Impact Design’ stormwater reticulation and disposal system in general 
accordance with the application. The system shall include the provision of a connection from 
all future impervious areas in Lots 1 - 20 to the Council reticulated stormwater disposal 
system. The system design shall include consideration of an intercepting cut off drain and 
swale above the buildable areas to Lots 7 – 18 as mitigation against overland flows and the 
provision of a consent notice protecting the intercepting drain/swale, if incorporated into the 
designs.  Roading swales shall be grassed instead of planted along internal development 
areas. The low impact design stormwater system shall be able to drain the entire area of each 
lot. The costs of the connections shall be borne by the consent holder. 

d) The provision of fire hydrants with adequate pressure and flow to service the development 
with a minimum Class FW2 fire fighting water supply in accordance with the NZ Fire Service 
Code of Practice for Firefighting Water Supplies SNZ PAS 4509:2008(or superseding 
standard).  Any alternative solution must be approved in writing by the Area Manager for the 
Central North Otago branch of the New Zealand Fire Service.  

e) The provision of a sealed vehicle crossing that shall be constructed to Lots 1, 4, 6, 7, 12, 18 & 
20 to Council’s standards.  Specifically this shall include compliant breakover angles over any 
swales. 

f) The formation of a sealed access extending through to the nett area of Lot 4.  

g) The provision of road lighting on in accordance with Council’s road lighting policies and 
standards, including the Southern Light lighting strategy.  The lighting shall extend from 
existing McDonnell Road lighting to the intersection with Road 01 and into the proposed 
development. Any road lighting installed on private roads/rights of way/access lots shall be 
privately maintained and all operating costs shall be the responsibility of the lots serviced by 
such access roads.  Any lights installed on private roads/rights of way/access lots shall be 
isolated from the Council’s lighting network circuits.   

h) The formation of Road 01 and Road 02, in accordance with Figure E12 of the Land 
Development and Subdivision Code of Practice, except that the minimum legal road width 
may be reduced to 12m minimum and indented parking provided adjacent to Lot 102 for 4 
vehicles. Each road shall be provided with a 1.5m wide sealed footpath, cul-de-sac turning 
areas and grassed stormwater swales.  

i) The formation of intersections, in accordance with the latest Austroads intersection design 
guides. These designs shall be subject to review and acceptance by Council with any 
associated costs met by the consent holder. 

j) The extension and formation of McDonnell Road kerb and channel (K&C) and sealed footpath 
located west of the site to across the site frontage and beyond the intersection of proposed 
Road 1 with McDonnel Road. For clarity both the footpath and K&C shall be continuous from 
existing urban areas. 

k) The formation of unsealed Trails 1 and 2 across Lot 103 in general accordance with Council 
standards and as shown in preliminary engineering designs submitted with the application.     

l) The provision of Design Certificates for all engineering works associated with this 
subdivision/development submitted by a suitably qualified design professional (for clarification 
this shall include all Roads, Water, Wastewater and Stormwater reticulation).  The certificates 
shall be in the format of the QLDC’s Land Development and Subdivision Code of Practice 
Schedule 1A Certificate.  

7. The consent holder shall install measures to control and/or mitigate any dust, silt run-off and 
sedimentation that may occur, in accordance with QLDC’s Land Development and Subdivision 
Code of Practice and ‘A Guide to Earthworks in the Queenstown Lakes District’ brochure, 
prepared by the Queenstown Lakes District Council.  Specifically the applicant shall prevent silt 
from earthworks entering the pond in the form of a cut off drain feeding into a sump with surface 
water pumped through either a hay or cloth filter prior to being allowed to discharge into the 
stream.  These measures shall be implemented prior to the commencement of any earthworks 
on site and shall be subject to ongoing weekly monitoring reports back to Council. The measures 
shall remain in place for the duration of the project, until all exposed areas of earth are 
permanently stabilised. 
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8. At least 7 days prior to commencing excavations, the consent holder shall provide the Principal 
Resource Management Engineer at Council with the name of a suitably qualified professional as 
defined in Section 1.7 of QLDC’s Land Development and Subdivision Code of Practice who is 
familiar with the Geosolve Limited report titled: ‘Slope Stability Assessment, Lot 29 DP 369201, 
McDonnell Road Arrowtown’, dated 21 October 2016 and who shall supervise the track 
excavations and associated retaining wall constructions and ensure compliance with the 
recommendations of this report. This engineer shall be responsible for ensuring that temporary 
retaining is installed wherever necessary to avoid any potential erosion or instability. 

 
9. At least 7 days prior to commencing excavations, the consent holder shall provide the Principal 

Resource Management Engineer at Council with the name of a suitably qualified geotechnical 
professional as defined in Section 2 of QLDC’s Land Development and Subdivision Code of 
Practice and who shall supervise the earthworks and fill certification. This shall include the issue 
of a Completion Report and Schedule 2A certificate to the Principal Engineer for Council on 
completion of works and prior to subdivision completion. Any remedial works outlined on the 
Schedule 2A that requires works across lot boundaries shall be undertaken by the consent holder 
prior to s224(c) of the RMA.  
 

 
To be monitored throughout earthworks 

 
10. The earthworks, batter slopes and retaining shall be undertaken in accordance with the 

recommendations of the report by Geosolve Limited report titled: ‘Slope Stability Assessment, Lot 
29 DP 369201, McDonnell Road Arrowtown’, dated 21 October 2016.  
 

11. The site management controls installed in condition (7) above shall be monitored for effectiveness 
on a weekly basis by the consent holder during earthworks and/or immediately following 
heavy/prolonged rainfall events, in their ability to prevent silt laden stormwater from entering the 
potable water source,. Should measures not be entirely effective the consent holder shall 
immediately implement any measures necessary to eliminate further silt laden contaminants from 
entering the water source. The monitoring shall include a brief email report on system 
effectiveness with supporting photographs sent through to the Principal Engineer of Council at 
engineeringapprovals@qldc.govt.nz. 
 

12. The consent holder shall implement suitable measures to prevent deposition of any debris on 
surrounding roads by vehicles moving to and from the site.  In the event that any material is 
deposited on any roads, the consent holder shall take immediate action, at his/her expense, to 
clean the roads.  The loading and stockpiling of earth and other materials shall be confined to the 
subject site. 

 
13. No earthworks, temporary or permanent, are to breach the boundaries of the site except for the 

Council reviewed and accepted works within existing or proposed road reserves and connections 
to Council infrastructure assets.  

 
 

To be completed before Council approval of the Survey Plan 
 
14. Prior to the Council signing the Survey Plan pursuant to Section 223 of the Resource 

Management Act 1991, the consent holder shall complete the following: 

a) All necessary easements shall be shown in the Memorandum of Easements attached to the 
Survey Plan and shall be duly granted or reserved. All Council services within private land 
shall be provided with 3m wide service easements in gross.   

b) The names of all roads, private roads & private ways which require naming in accordance 
with Council’s road naming policy shall be shown on the survey plan.   

[Note: the road naming application should be submitted to Council prior to the application for 
the section 223 certificate] 

 
 
Amalgamation Condition 
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15. The following shall be registered with Land Information New Zealand (CSN XXXXX): 

 “That Lots 102 & 103 hereon be held in the same Computer Freehold Register” 
 
 
To be completed before issue of the s224(c) certificate 
 
16. Prior to certification pursuant to section 224(c) of the Resource Management Act 1991, the 

consent holder shall complete the following: 

a) The submission of ‘as-built’ plans and information required to detail all engineering works 
completed in relation to or in association with this subdivision/development at the consent 
holder’s cost. This information shall be formatted in accordance with Council’s ‘as-built’ 
standards and shall include all Roads (including right of ways and access lots), Water, 
Wastewater and Stormwater reticulation (including private laterals and toby positions). 

b) The completion and implementation of all works detailed in Condition (6) above. 

c) The submission of a Geotechnical Completion Report and Schedule 2A certificate to the 
Principal Engineer for Council. Any remedial works outlined on the Schedule 2A that requires 
works across lot boundaries shall be undertaken by the consent holder prior to s224(c) of the 
RMA.  

d) Written confirmation shall be provided from the electricity network supplier responsible for the 
area, that provision of an underground electricity supply has been made available (minimum 
supply of single phase 15kva capacity) to the net area of all saleable lots created and that all 
the network supplier’s requirements for making such means of supply available have been 
met. 

e) Written confirmation shall be provided from the telecommunications network supplier 
responsible for the area, that provision of underground telephone services has been made 
available to the net area of all saleable lots created and that all the network supplier’s 
requirements for making such means of supply available have been met. 

f) The submission of Completion Certificates from the Contractor and the Engineer advised in 
Condition (3) for all engineering works completed in relation to or in association with this 
subdivision/development (for clarification this shall include all Roads, Water, Wastewater and 
Stormwater reticulation). The certificates shall be in the format of a Producer Statement, or 
the QLDC’s Land Development and Subdivision Code of Practice Schedule 1B and 1C 
Certificate.  

g) All newly constructed foul sewer and stormwater mains shall be subject to a closed circuit 
television (CCTV) inspection carried out in accordance with the New Zealand Pipe Inspection 
Manual. A pan tilt camera shall be used and lateral connections shall be inspected from inside 
the main. The CCTV shall be completed and reviewed by Council before any surface sealing. 

h) The submission of an operation and maintenance manual for the stormwater soakage device 
that outlines adequate maintenance instructions and frequencies.  

i) The consent holder shall enter into a developer’s agreement between the developer and 
Council. This agreement shall bind the developer to its requirements and outline to Councils 
satisfaction the ongoing requirements of the developer to undertake, for a period of five years, 
the on-going monitoring and maintenance of the internal stormwater disposal systems 
associated with the subdivision created under RM161093 in accordance with an approved 
operations and maintenance manual and monitoring of the water quality of discharge from 
that system. The agreement shall provide for:  

 

i. A maintenance period for the stormwater soakage devices in accordance with an 
approved operation and maintenance manual that shall extend for a total of five years 
following 224(c) certification prior to the asset being accepted for maintenance by 
Council. 

ii. Periodic monitoring of water quality at the boundary of the site downstream from the 
stormwater soakage devices. This shall include 6 monthly tests and/or immediately after 
2 storm events each year until the defects period lapses.  

iii. Prepare a brief report annually detailing results of monitoring conclusions and present 
said report to QLDC.  
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iv. The developer’s agreement shall be checked and approved by the Council’s solicitors at 
the consent holder’s expense to ensure that all of the Council’s interests and liabilities are 
adequately protected. 

j) All signage shall be installed in accordance with Council’s signage specifications and all 
necessary road markings completed on all public or private roads (if any), created by this 
subdivision. 

k) Road naming shall be carried out, and signs installed, in accordance with Council’s road 
naming policy.  

l) All earthworked/exposed areas shall be top-soiled and grassed/revegetated or otherwise 
permanently stabilised.   

m) The consent holder shall remedy any damage to all existing road surfaces and berms that 
result from work carried out for this consent.   

  
 
Ongoing Conditions/Consent Notices 
 
17. The following conditions of the consent shall be complied with in perpetuity and shall be 

registered on the relevant Titles by way of Consent Notice pursuant to s.221 of the Act. 

a) At the time a dwelling is constructed on Lots 1 - 2 and Lots 12 - 20, the owner for the time 
being will require individual low pressure sewage pumps to discharge wastewater from the lot 
to the reticulated network. The lot owner shall be responsible for all associated costs for the 
installation and maintenance of all aspects of the system located within the lot boundary. The 
final wording of the consent notice instrument shall be checked and approved by the Council’s 
solicitors at the consent holder’s expense prior to registration to ensure that all of the 
Council’s interests and liabilities are adequately protected in accordance with the Council low 
pressure sewer policy. Council Resource Management Engineering department can provide 
guidance regarding the policy as required.  

b) At the time a dwelling is constructed the owner for the time being shall construct a concrete 
vehicle crossing to the site to Council’s standards and as constructed for Lots 1, 4, 6, 7, 12, 
18 and  20. The design of the vehicle crossing shall be subject to approval by Council under a 
‘Connection to Council Service Application’. The approval should be obtained and 
construction of the crossing approved by a Council Inspector prior to occupation of the 
dwelling. 

c) No direct vehicle access onto McDonnell Road shall be provided from Lots 1, 4, 5, 6 & 20.  

d) In the event that the Schedule 2A certificate issued under Condition (16) contains limitations 
or remedial works required to support dwelling development and not cross boundaries, then a 
consent notice shall be registered on the relevant Computer Freehold Registers. The consent 
notice condition shall read;  

“Prior to any dwelling construction work (other than work associated with geotechnical 
investigations, the owner for the time being shall submit to Council for certification, plans 
prepared by a suitably qualified engineer detailing the proposed foundation design, 
earthworks and/or other required works in accordance with the Schedule 2A certificate 
attached. All such measures shall be implemented prior to occupation of any building.” 

e) Any stormwater cut off drains/swales designed in Condition (6)(c) above that require 
permanent protection and/or maintenance within the lot boundaries shall be maintained by the 
individual lot owners. The final wording of the consent notice instrument shall be checked and 
approved by the Council’s solicitors at the consent holder’s expense prior to registration to 
ensure that all of the Council’s interests and liabilities are adequately protected. 

 
Advice Note: 
 

1. This consent triggers a requirement for Development Contributions, please see the attached 
information sheet for more details on when a development contribution is triggered and when 
it is payable. For further information please contact the DCN Officer at QLDC. 

2. The consent holder is advised to obtain all necessary consent from the Otago Regional 
Council, if any.   
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3. The consent holder is advised that any retaining walls, including stacked stone and gabion 
walls, proposed in this development which exceeds 1.5m in height or walls of any height 
bearing additional surcharge loads will require Building Consent, as they are not exempt 
under Schedule 1 of the Building Act 2004.    

4. Prior approval via a Connection to Council Services for a Temporary Water Take is required if 
Council’s water supply is to be utilised for dust suppression during earthworks.  This shall 
include the use of a backflow prevention device to prevent contamination of Council’s potable 
water supply. 

 
 
Prepared by:  Reviewed by: 
 

  
 
Michael Wardill David Wallace  
ENGINEER  PRINCIPAL: ENGINEERING 
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 NOTES.
 1.    Areas AA-AG (hatched blue) are building/fencing restriction and landscaping maintenance areas (to be protected by consent notices).
 2.    Lot 101 is to vest in QLDC as a stormwater (detention) asset.
 3.    Lots 102 and 103 are private open space allotments, to be amalgamated together in one title (and to remain in Arrowsouth Properties Ltd ownership).
 4.    Lot 104 is a private open space allotment, to be amalgamated with the titles for Lots 7-18 (held in equal, undivided shares).
 5.    Areas and dimensions are subject to survey.
 6.    Underlying plans (Arrowsouth Structure Plan & Indicative Subdivision Layout Plan) prepared by Vivian+Espie.
 7.    ©  This work is copyright.  If being reproduced, it must be reproduced in full. 
        It may only be reproduced in part with the express approval of C. Hughes & Associates Ltd. 
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 NOTES.
 1.    Areas AA-AG (hatched blue) are building/fencing restriction and landscaping maintenance areas (to be protected by consent notices).
 2.    Lot 101 is to vest in QLDC as a stormwater (detention) asset.
 3.    Lots 102 and 103 are private open space allotments, to be amalgamated together in one title (and to remain in Arrowsouth Properties Ltd ownership).
 4.    Lot 104 is a private open space allotment, to be amalgamated with the titles for Lots 7-18 (held in equal, undivided shares).
 5.    Areas and dimensions are subject to survey.
 6.    Underlying plans (Arrowsouth Structure Plan & Indicative Subdivision Layout Plan) prepared by Vivian+Espie.
 7.    ©  This work is copyright.  If being reproduced, it must be reproduced in full. 
        It may only be reproduced in part with the express approval of C. Hughes & Associates Ltd. 
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  NOTES.
  1.    NOT FOR CONSTRUCTION.
  2.    Contour Interval: 5.0m Major, 1.0m Minor
  3.    Cut and fill batters are shown with transparent red and green hatch.
  4.    Annotated cuts and fills are to finished level (-0.2m to Subgrade)
  5.    Roading Earthworks Area 6390m² (including McDonnell Road swales and walkways)
         Roading Earthworks Volumes (to subgrade after 1170m³ topsoil stripping): 1490m³ Cut and 500m² Fill.
  6.    ©  This work is copyright.  If being reproduced, it must be reproduced in full. 
         It may only be reproduced in part with the express approval of C. Hughes & Associates Ltd.  
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  NOTES.
  1.    NOT FOR CONSTRUCTION.
  2.    ©  This work is copyright.  If being reproduced, it must be reproduced in full. 
         It may only be reproduced in part with the express approval of C. Hughes & Associates Ltd.  
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  NOTES.
  1.    NOT FOR CONSTRUCTION.
  2.    Contour Interval: 5.0m Major, 1.0m Minor
  3.    Annotated cuts and fills are to finished Level (-0.15m to Subgrade).
  4.    Trail Earthworks Area (Including Creek Trails): 2420m². 
         Escarpment Trails Earthworks Volumes (To Subgrade After 480m³ Topsoil Stripping): 50m³ Cut and 550m² Fill. 
  5.    ©  This work is copyright.  If being reproduced, it must be reproduced in full. 
         It may only be reproduced in part with the express approval of C. Hughes & Associates Ltd.  
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  NOTES.
  1.    NOT FOR CONSTRUCTION.
  2.    ©  This work is copyright.  If being reproduced, it must be reproduced in full. 
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  NOTES.
  1.    Lots 1, 2, and 12-20 to pump into wastewater pressure mains using individual private pumps.
  2.    Stormwater swales are proposed along the low side of carriageways (shown hatched green).
  3.    ©  This work is copyright.  If being reproduced, it must be reproduced in full. 
         It may only be reproduced in part with the express approval of C. Hughes & Associates Ltd.  
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 NOTES.
 1.  NOT FOR CONSTRUCTION
 2.  Certified Fill Depth Contour Interval: 0.1m
 3.  Underlying Design Surface Contour Interval: 5.0m Major, 1.0m Minor
 4.  Certified Fill Earthworks Area: 540m²
      Certified Fill Earthworks Volume: 215m³
 5.  ©  This work is copyright.  If being reproduced, it must be reproduced in full. 
     It may only be reproduced in part with the express approval of C. Hughes & Associates Ltd.  
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	DECISIONS OF THE QUEENSTOWN LAKES DISTRICT COUNCIL
	NOTIFICATION UNDER s95 AND DETERMINATION UNDER s104
	The noise and vibration associated with earthworks and construction may involve rock breaking however Mr Wardill determines that the separation between the earthworks and the existing neighbouring residential properties is sufficient to remove the nee...
	In terms of land instability, Mr Wardill comments that earthworks are clear of boundaries except where necessary for roading and associated servicing connections and does not recommend any specific conditions in this regard. Mr Wardill’s recommendatio...
	A condition has been included limiting the hours of operation for construction related activities on the site to normal working times. It is considered the noise associated with the short term earthworks phase is able to be adequately mitigated and as...
	The applicant’s AEE and supporting documents conclude that no hazards were identified on the site to which Mr Wardill concurs. As such it is considered natural hazard risk is suitably addressed. The proposal has road frontage to McDonnell Road and eac...
	Given the above, the proposal is in accordance with s106 of the RMA and consent can be granted, subject to conditions.
	APPENDIX 1 - Decision 1 - Subdivision Consent Conditions
	APPENDIX 2 - Applicant’s AEE
	APPENDIX 3 - Private Open Space Management Plan, updated March 2017 (to be updated)
	APPENDIX 4 - Overarching Open Space Management Plan, updated March 2017 (to be updated)
	APPENDIX 5 - Council Engineer’s Report
	APPENDIX 1- SUBDIVISION AND LANDUSE CONSENT CONDITIONS
	General Conditions

	a) Lot 104 shall at all times be held in the ownership of all the Lot Owners as tenants in common of undivided one-twelfth shares.
	b) The Lot Owners will be the 12 owners of lots 7-18 as shown on the scheme plan.
	c) The Lot Owners shall be liable to make a fair and reasonable contribution towards the maintenance obligations (as required by the Lot 104 consent notice and resource consent conditions) relating to Lot 104 on a proportionate basis.
	d) The Lot Owners will all be members of the Owners Group.
	e) The Owners Group will have the following powers and obligations:
	(i) To meet as required but at least annually and pay such levies as are required to fund the maintenance obligations as required by the resource consent conditions (through the Private Open Space Management Plans and consent notice on Lot 104).
	(ii) Elect one or more of the Lot Owners (Owner’s Representatives) to determine and collect maintenance levies and engage and pay contractors on behalf of the other Lot Owners to ensure the obligations in the covenant are complied with.
	(iii) The Owners Representatives must be elected prior to the original developer ceasing maintenance obligations in relation to Lot 104 DP [xxxxx].
	(iv) These maintenance levies are payable to the Owner’s Representatives (if elected) to pay contractors on behalf of the other Lot Owners to ensure the obligations in the covenant are complied with.
	(v) Levies shall be payable within 21 days of the decision by the Lot Owners (or the Owner’s Representatives) to collect the levies from the Lot Owners.
	(vi) The Lot Owners or Owner’s Representatives may elect to open a bank account to hold levies.
	(vii) The Lot Owners or Owner’s Representatives must engage a third party to carry out the maintenance obligations and the Lot Owners are collectively responsible for paying any associated costs.
	(viii) If levies are not paid the Lot Owners may make claim and take such legal proceedings as are necessary to recover unpaid levies as a civil debt due and not right of set off or dispute or contest such levy shall accrue to the lot owner defaulting...
	(ix) Where payment by a lot owner in any 12 month period exceeds the costs incurred to carry out the maintenance, the amount of the excess shall stand as a credit to that lot owner.
	(x) Any dispute between the Lot Owners shall be determined by a simple majority of votes by the Lot Owners.
	(xi) Where an individual lot owner is responsible for a deliberate act or omission in relation to Lot 104 they shall be responsible for the payment of all costs attributable to that act or omission.

	f) Lot 104 may be used jointly and severally by the Lot Owners, their families, guests and invitees in such a manner as is consistent with the Arrowsouth Properties Limited Private Open Space Management Plan dated March 2017.
	NOTE: The Arrowsouth Properties Limited Private Open Space Management Plan dated March 2017 is to be updated in accordance with Condition 22.
	g) The obligations within the covenant do not take effect until growing season 3 following the establishment of the planting.
	a) Lot 104 shall at all times be held in the ownership of all the Lot Owners as tenants in common of undivided one-twelfth shares.
	b) The Lot Owners will be the 12 owners of lots 7 - 18 as shown on the scheme plan.
	c) The Lot Owners shall be liable to make a fair and reasonable contribution towards the maintenance obligations (as required by the Lot 104 consent notice and resource consent conditions) relating to Lot 104 on a proportionate basis.
	d) The Lot Owners will all be members of the Owners Group.
	e) The Owners Group will have the following powers and obligations:
	(i) To meet as required but at least annually and pay such levies as are required to fund the maintenance obligations as required by the resource consent conditions (through the Private Open Space Management Plans and consent notice on Lot 104).
	(ii) Elect one or more of the Lot Owners (Owner’s Representatives) to determine and collect maintenance levies and engage and pay contractors on behalf of the other Lot Owners to ensure the obligations in the covenant are complied with.
	(iii) The Owners Representatives must be elected prior to the original developer ceasing maintenance obligations in relation to Lot 104 DP [xxxxx].
	(iv) These maintenance levies are payable to the Owner’s Representatives (if elected) to pay contractors on behalf of the other Lot Owners to ensure the obligations in the covenant are complied with.
	(v) Levies shall be payable within 21 days of the decision by the Lot Owners (or the Owner’s Representatives) to collect the levies from the Lot Owners.
	(vi) The Lot Owners or Owner’s Representatives may elect to open a bank account to hold levies.
	(vii) The Lot Owners or Owner’s Representatives must engage a third party to carry out the maintenance obligations and the Lot Owners are collectively responsible for paying any associated costs.
	(viii) If levies are not paid the Lot Owners may make claim and take such legal proceedings as are necessary to recover unpaid levies as a civil debt due and not right of set off or dispute or contest such levy shall accrue to the lot owner defaulting...
	(ix) Where payment by a lot owner in any 12 month period exceeds the costs incurred to carry out the maintenance, the amount of the excess shall stand as a credit to that lot owner.
	(x) Any dispute between the Lot Owners shall be determined by a simple majority of votes by the Lot Owners.
	(xi) Where an individual lot owner is responsible for a deliberate act or omission in relation to Lot 104 they shall be responsible for the payment of all costs attributable to that act or omission.

	f) Lot 104 may be used jointly and severally by the Lot Owners, their families, guests and invitees in such a manner as is consistent with the Arrowsouth Properties Limited Private Open Space Management Plan dated March 2017.
	g) The obligations within the covenant do not take effect until growing season 3 following the establishment of the planting.
	APPENDIX 2 - APPLICANT’S AEE
	APPENDIX 3 - PRIVATE OPEN SPACE MANAGEMENT PLAN, UPDATED MARCH 2017 (TO BE UPDATED)
	APPENDIX 5 - COUNCIL ENGINEER’S REPORT





