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FORM 12 
File Number RM230854 

 

QUEENSTOWN  LAKES  DISTRICT  COUNCIL 
 

PUBLIC NOTIFICATION 

 
 
Notification of an application for a Resource Consent under Section 95A of the Resource 
Management Act 1991. 
 
The Queenstown Lakes District Council has received an application for a resource consent 
from:  
 
Kay Pringle Trust  
 
What is proposed: 

 
Land use consent is sought to establish a replacement 1200m2 building platform on proposed Lot 1 and 
create a new 610m2 building platform on proposed Lot 2.  The application includes associated 
earthworks, landscaping, and the installation of infrastructure.   
 
AND 
 
Consent is also sought to subdivide Lot 5 DP 27121 and Lot 25 DP302492 such that two saleable lots 
are created. 
 
The location in respect of which this application relates is situated at: 
 
2118 Gibbston Highway RD 1, Queenstown  
 
The application includes an assessment of environmental effects.  This file can also be viewed 
at our public computers at these Council offices: 
 

• 74 Shotover Street, Queenstown;  

• Gorge Road, Queenstown;  

• and 47 Ardmore Street, Wanaka during normal office hours (8.30am to 5.00pm).   
 

Alternatively, you can view them on our website when the submission period commences: 
 
https://www.qldc.govt.nz/services/resource-consents/notified-resource-consents#public-rc or via our 
edocs website using RM230854 as the reference https://edocs.qldc.govt.nz/Account/Login 
 
The Council planner processing this application on behalf of the Council is Courtney Briggs, who may 
be contacted by phone at 03 450 2220 or email courtney.briggs@qldc.govt.nz 
 
Any person may make a submission on the application, but a person who is a trade competitor of the 
applicant may do so only if that person is directly affected by an effect of the activity to which the 
application relates that –  
 
a)  adversely affects the environment; and 
b)  does not relate to trade competition or the effects of trade competition. 
 
If you wish to make a submission on this application, you may do so by sending a written 
submission to the consent authority no later than: 
 
Wednesday 7th February 2024 

https://www.qldc.govt.nz/services/resource-consents/notified-resource-consents#public-rc
https://edocs.qldc.govt.nz/Account/Login
mailto:courtney.briggs@qldc.govt.nz


 
The submission must be dated, signed by you and must include the following information: 
 
a) Your name and postal address and phone number/fax number. 
b) Details of the application in respect of which you are making the submission including location. 
c) Whether you support or oppose the application. 
d) Your submission, with reasons. 
e) The decision you wish the consent authority to make. 
f) Whether you wish to be heard in support of your submission. 
 
You may make a submission by sending a written or electronic submission to Council (details below). 
The submission should be in the format of Form 13. Copies of this form are available Council website: 
 
https://www.qldc.govt.nz/services/resource-consents/application-forms-and-fees#other_forms 
    
You must serve a copy of your submission to the applicant Blair Devlin, blair@vivianwspie.co.nz 
 as soon as reasonably practicable after serving your submission to Council: 
 
C/- Blair Devlin  
blair@vivianespie.co.nz 
Vivian and Espie Ltd   
211B Glenda Drive, Frankton 
Queenstown 
 
QUEENSTOWN LAKES DISTRICT COUNCIL 
 
 
 

 
__________________________________________ 
 
(signed by Neil Harkin pursuant to a delegation given under 
Section 34A of the Resource Management Act 1991) 
 
 

Date of Notification: Wednesday 20th December 2023. 
 
 

 
Address for Service for Consent Authority: 
 
Queenstown Lakes District Council  Phone   03 441 0499 
Private Bag 50072, Queenstown 9348  Email   rcsubmission@qldc.govt.nz 
Gorge Road, Queenstown 9300  Website www.qldc.govt.nz  
 
 
  
 
 
 
 
 
 
 
 
 
 

https://www.qldc.govt.nz/services/resource-consents/application-forms-and-fees#other_forms
mailto:blair@vivianwspie.co.nz
mailto:blair@vivianespie.co.nz
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TechnologyOne ECM Document Summary
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Class Description Doc Set Id / 
Note Id

Version Date

PUB_ACC [A] - Form 9 7820784 1 10-Nov-2023

PUB_ACC AEE 7820782 1 10-Nov-2023

PUB_ACC [B] - Record of Title 7820783 1 10-Nov-2023

PUB_ACC [B1] - Private land covenant 986114.1 7820788 1 10-Nov-2023

PUB_ACC [B2] - Encumbrance 965322.1 7820787 1 10-Nov-2023

PUB_ACC [B3] - Deposited plan DP 27121 showing building platform Sheet 
1 of 2

7820786 1 10-Nov-2023

PUB_ACC [B3] - Deposited plan DP 27121 showing building platform Sheet 
2 of 2

7820785 1 10-Nov-2023

PUB_ACC [C] - Proposed plan of subdivision and earthworks-12-12-23 7857703 1 12-Dec-2023

PUB_ACC [D] - Wentworth Environment Court decision C135-97 and C75-
98

7820789 1 10-Nov-2023

PUB_ACC [E] - BC200455 Plans 7820792 1 10-Nov-2023

PUB_ACC [F] - Landscape and visual effects assessment - Vivian Espie 7820791 1 10-Nov-2023

PUB_ACC [G] - Volunteered consent notice conditions 7820798 1 10-Nov-2023

PUB_ACC [H] - Services assessment - Clark Fortune MacDonald 7820797 1 10-Nov-2023

PUB_ACC [I] - Preliminary site investigation - Insight Engineering Ltd 11-09-
23

7820796 1 10-Nov-2023
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PUB_ACC [J] - Short form EMP 7820795 1 10-Nov-2023

PUB_ACC [K] - APA Brennan  Lot 2 & Lot 3 DP 27121 7820802 1 10-Nov-2023

PUB_ACC [K] - APA Carpenter 7820801 1 10-Nov-2023

PUB_ACC [K] - APA Rob Boden 7820804 1 10-Nov-2023

PUB_ACC [K] - Susan Stevens Lot 1 DP 27121 and Lot 2 Dp 27121 7820803 1 10-Nov-2023

PUB_ACC [K] - Waka Kotahi - NZTA Affected party approval 7840098 1 28-Nov-2023

PUB_ACC [L] - Viticultural assessment report - Gary Crabbe 7820794 1 10-Nov-2023

PUB_ACC [M] - RM081250 approval s127 variation 7820793 1 10-Nov-2023

PUB_ACC [N]- ODP objectives and policies assessment 7820799 1 10-Nov-2023

PUB_ACC [O] - Geotechnical report Geosolve 7820800 1 10-Nov-2023

PUB_ACC Email from Waka Kotahi NZ Transport Agency with Written 
Approval - 28.11.23

7841312 1 28-Nov-2023

PUB_ACC Written Approval - Waka Kotahi NZ Transport Agency - 28.11.23 7841311 1 28-Nov-2023



APPLICANT  // 

CORRESPONDENCE DE TAILS  // If you are acting on behalf of the applicant e.g. agent, consultant or architect 
            please fill in your details in this section.

*Applicant’s Full Name / Company / Trust:
(Name Decision is to be issued in)

 

All trustee names (if applicable):

*Contact name for company or trust:

*Postal Address: *Post code:

*Contact details supplied must be for the applicant and not for an agent acting on their behalf and must include a valid postal address 

*Email Address:

*Phone Numbers: Day Mobile:

*Name & Company:

*Phone Numbers: Day Mobile:

*Email Address:

*Postal Address: *Postcode:

*The Applicant is:

Owner Prospective Purchaser (of the site to which the application relates)

Occupier Lessee                            Other - Please Specify:

• Must be a person or legal entity (limited liability company or trust). 
• Full names of all trustees required. 
• The applicant name(s) will be the consent holder(s) responsible for the consent and any associated costs. 

INVOICING DE TAILS // 
Invoices will be made out to the applicant but can be sent to another party if paying on the applicant’s behalf. 
For more information regarding payment please refer to the Fees Information section of this form.

*Attention:

*Postal Address: *Post code:

*Email:

Applicant: Agent: Other - Please specify:

Email: Post:

*Please select a preference for who should receive any invoices and how they would like to receive them. 

*Please provide an email AND full postal address. 

Our preferred methods of corresponding with you are by email and phone.
The decision will be sent to the Correspondence Details by email unless requested otherwise.
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FORM 9: GENERAL 
APPLICATION

Under Section 87AAC, 88 & 145 of the Resource Management Act 1991 (Form 9) 

PLEASE COMPLETE ALL MANDATORY FIELDS* OF THIS FORM. 
This form provides contact information and details of your application. If your form does not provide the required information it will be returned to you to 
complete. Until we receive a completed form and payment of the initial fee, your application may not be accepted for processing. 

A P P L I C AT I O N  F O R  R E S O U R C E  CO N S E N T  O R 
FA S T  T R AC K  R E S O U R C E  CO N S E N T

Version: 1, Version Date: 10/11/2023
Document Set ID: 7820784



OWNER DE TAILS   //   Please supply owner details for the subject site/property if not already indicated above

DE VELOPMENT CONTRIBUTIONS INVOICING DE TAILS  // 
If it is assessed that your consent requires development contributions any invoices and correspondence relating to these will be sent via email. Invoices will 
be sent to the email address provided above unless an alternative address is provided below. Invoices will be made out to the applicant/owner but can be 
sent to another party if paying on the applicant’s behalf.  

*Attention:

*Email:

Details are the same as for invoicing

Applicant: Landowner: Other, please specify:

DE TAILS OF S ITE // Legal description field must list legal descriptions for all sites pertaining to the application. 
          Any fields stating ‘refer AEE’ will result in return of the form to be fully completed.

Address / Location to which this application relates:

Legal Description:  Can be found on the Computer Freehold Register or Rates Notice – e.g Lot x DPxxx  (or valuation number)

District Plan Zone(s):

S ITE VIS IT REQUIREMENTS // 

Is there a gate or security system restricting access by council? 

Is there a dog on the property? 

Are there any other hazards or entry restrictions that council staff need to be aware of?  
If ‘yes’ please provide information below

YES         NO 

YES         NO

YES         NO

DE TAILS OF S ITE // Legal description field must list legal descriptions for all sites pertaining to the application. 
          Any fields stating ‘refer AEE’ will result in return of the form to be fully completed.

*Address / Location to which this application relates:

*Legal Description:  Can be found on the Computer Freehold Register or Rates Notice – e.g Lot x DPxxx  (or valuation number)

District Plan Zone(s):

S ITE VIS IT REQUIREMENTS //  Should a Council  officer need to undertake a site visit  please answer the
           questions below

Is there a gate or security system restricting access by council? 

Is there a dog on the property? 

Are there any other hazards or entry restrictions that council staff need to be aware of?  
If ‘yes’ please provide information below

YES         NO 

YES         NO

YES         NO

Click here for further information and our estimate request form

*Please select a preference for who should receive any invoices. 

Owner Name:

Owner Address:

If the property has recently changed ownership please indicate on what date (approximately) AND the names of the previous owners: 

Date:

Names: 
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Owner Email:
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CONSENT(S)  APPLIED FOR   / /   *  Identify all consents sought  //  ALSO FILL IN OTHER CONSENTS SECTION BELOW

Subdivision consent

Certificate of compliance

Land use consent  

Change/cancellation of consent or consent notice conditions 

BRIEF DESCRIPTION OF THE PROPOSAL //     *Please complete this section, any form stating ‘refer AEE’ will
be returned to be completed with a description of the proposal

*Consent is sought to:

PRE-APPLICATION MEE TING OR URBAN DESIGN PANEL

Have you had a pre-application meeting with QLDC or attended the urban design panel regarding this proposal?

Yes                                           No                                              Copy of minutes attached

If ‘yes’, provide the reference number and/or name of staff member involved:

APPLICATION NOTIFICATION

Are you requesting public notification for the application?

Yes                       No  

Please note there is an additional fee payable for notification. Please refer to Fees schedule           

If your consent qualifies as a fast-track application under section 87AAC, tick here to opt out of the fast track process

QUALIFIED FAST-TRACK APPLICATION UNDER SECTION 87AACControlled Activity Deemed Permitted Boundary Activity
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OTHER CONSENTS

Is consent required under a National Environmental Standard (NES)?

NES for Assessing and Managing Contaminants in Soil to Protect Human Health 2012

An applicant is required to address the NES in regard to past use of the land which could contaminate soil  
to a level that poses a risk to human health. Information regarding the NES is available on the website  
      https://environment.govt.nz/publications/national-environmental-standard-for-assessing-and-managing-contaminants-in-

soil-to-protect-human-health-information-for-landowners-and-developers/
  You can address the NES in your application AEE OR by selecting ONE of the following: 

This application does not involve subdivision (excluding production land), change of use or  
removal of (part of ) a fuel storage system. Any earthworks will meet section 8(3) of the NES  
(including volume not exceeding 25m3 per 500m2). Therefore the NES does not apply.

I have undertaken a comprehensive review of District and Regional Council records and I  
have found no record suggesting an activity on the HAIL has taken place on the piece of land  
which is subject to this application.  
NOTE: depending on the scale and nature of your proposal you may be required to provide  
details of the records reviewed and the details found.

QUALIFIED FAST-TRACK APPLICATION UNDER SECTION 87AAC

Extension of lapse period of consent (time extension) s125 

Land use consent includes Earthworks

Existing use certificate

Version: 1, Version Date: 10/11/2023
Document Set ID: 7820784



INFORMATION REQUIRED TO BE SUBMIT TED  // Attach to this form any information required  
(see below & appendices 1-2).

To be accepted for processing, your application should include the following:

Computer Freehold Register for the property (no more than 3 months old)  
and copies of any consent notices and covenants  
(Can be obtained from Land Information NZ at  https://www.linz.govt.nz/).

A  plan or map showing the locality of the site, topographical features, buildings etc.

A site plan at a convenient scale.

Written approval of every person who may be adversely affected by the granting of consent (s95E).

An Assessment of Effects (AEE). 
An AEE is a written document outlining how the potential effects of the activity have been considered  
along with any other relevant matters, for example if a consent notice is proposed to be changed.  
Address the relevant provisions of the District Plan and affected parties including who has  
or has not provided written approval. See  Appendix 1 for more detail.

We prefer to receive applications electronically – please see Appendix 5 – Naming of Documents Guide for 
how documents should be named. Please ensure documents are scanned at a     minimum resolution of 300 
dpi.  Each document should be no greater than 10mb

PRIVACY INFORMATION

The information you have provided on this form is required so that your application can be processed under the Resource 
Management Act 1991 and may also be used in statistics collected and provided to the Ministry for the Environment and 
Queenstown Lakes District Council. The information will be stored on a public register and may be made available to the 
public on request or on the company’s or the Council’s websites.

FEES INFORMATION

Section 36 of the Resource Management Act 1991 deals with administrative charges and allows a local authority to levy 
charges that relate to, but are not limited to, carrying out its functions in relation to receiving, processing and granting of 
resource consents (including certificates of compliance and existing use certificates).

Invoiced sums are payable by the 20th of the month after the work was undertaken. If unpaid, the processing of an 
application, provision of a service, or performance of a function will be suspended until the sum is paid. You may also be 
required to make an additional payment, or bring the account up to date, prior to milestones such as notification, setting 
a hearing date or releasing the decision. In particular, all charges related to processing of a resource consent application 
are payable prior to issuing of the decision. Payment is due on the 20th of the month or prior to the issue date – 
whichever is earlier.
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Any other National Environmental Standard 

Yes N/A

Do you need any consent(s) from Otago Regional Council? 

 for):

Yes N/A

OTHER CONSENTS // CONTINUED

I have included a Preliminary Site Investigation undertaken by a suitably qualified 
person.

An activity listed on the HAIL has more likely than not taken place on the piece of land 
which is subject to this application. I have addressed the NES requirements in the 
Assessment of Environmental Effects. 

If Yes have you applied for it? 

Yes No  

I f  O R C  E a r t h w o r k s  C o n s e n t  i s  r e q u i r e d  w o u l d  y o u  l i k e  a  j o i n t  s i t e  v i s i t  ?  

Yes No

I f  Y e s  s u p p l y  O R C  C o n s e n t  R e f e r e n c e ( s )

Version: 1, Version Date: 10/11/2023
Document Set ID: 7820784



FEES INFORMATION // CONTINUED

PAYMENT   //   An initial fee must be paid prior to or at the time of the application and proof of payment submitted.

Please note processing will not begin until payment is received (or identified if incorrectly referenced).

I confirm payment by:  Bank transfer to account 02 0948 0002000 00(If paying from overseas swiftcode is – BKNZNZ22) 

Manual Payment (can only be accepted once application has been lodged and 
acknowledgement email received with your unique RM reference number)

*Reference 

*Amount Paid: Landuse and Subdivision Resource Consent fees - please select from drop down list below

(For required initial fees refer to website for Resource Consent Charges or spoke to the Duty Planner by phoning 03 441 0499)

*Date of Payment

Please reference your payments as follows: 

Applications yet to be submitted: RM followed by first 5 letters of applicant name e.g RMJONES

Applications already submitted: Please use the RM# reference that has been assigned to your application, this will have been 
emailed to yourself or your agent. 

If your application is notified or requires a hearing you will be requested to pay a notification deposit and/or a hearing deposit. 
An applicant may not offset any invoiced processing charges against such payments. 

Section 357B of the Resource Management Act provides a right of objection in respect of additional charges. An objection 
must be in writing and must be lodged within 15 working days of notification of the decision.

LIABILITY FOR PAYMENT – Please note that by signing and lodging this application form you are acknowledging that the 
details in the invoicing section are responsible for payment of invoices and in addition will be liable to pay all costs and 
expenses of debt recovery and/or legal costs incurred by QLDC related to the enforcement of any debt.

MONITORING FEES – Please also note that the fee paid at lodgement includes an initial monitoring fee of $273 for land use 
resource consent applications and designation related applications, as once Resource Consent is approved you will be 
required to meet the costs of monitoring any conditions applying to the consent, pursuant to Section 35 of the Resource 
Management Act 1991.

DEVELOPMENT CONTRIBUTIONS – Your development, if granted, may also incur development contributions under the Local 
Government Act 2002.  You will be liable for payment of any such contributions.  

A list of Consent Charges is available on the on the Resource Consent Application Forms section of the QLDC website. If you 
are unsure of the amount to pay, please call 03 441 0499 and ask to speak to our duty planner. 

Please ensure to reference any banking payments correctly. Incorrectly referenced payments may cause delays to the 
processing of your application whilst payment is identified.  

If the initial fee charged is insufficient to cover the actual and reasonable costs of work undertaken on the application you will 
be required to pay any additional amounts and will be invoiced monthly as work on the application continues. Please note 
that if the Applicant has outstanding fees owing to Council in respect of other applications, Council may choose to apply the 
initial fee to any outstanding balances in which case the initial fee for processing this application may be deemed not to have 
been paid.

Invoices are available on request
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Invoice for initial fee requested and payment to follow
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APPLICATION & DECLARATION

The Council relies on the information contained in this application being complete and accurate. The Applicant must take all reasonable 
steps to ensure that it is complete and accurate and accepts responsibility for information in this application being so.  

If lodging this application as the Applicant:   

I/we hereby represent and warrant that I am/we are aware of all of my/our obligations  
arising under this application including, in particular but without limitation, my/our  
obligation to pay all fees and administrative charges (including debt recovery and legal  
expenses) payable under this application as referred to within the Fees Information section.

If lodging this application as agent of the Applicant:   

I/we hereby represent and warrant that I am/we are authorised to act as agent of the Applicant in  
respect of the completion and lodging of this application and that the Applicant / Agent whose 
details are in the invoicing section is aware of all of his/her/its obligations arising under this 
application including, in particular but without limitation,  his/her/its obligation to pay all fees 
and administrative charges (including debt recovery and legal  expenses) payable under this 
application as referred to within the Fees Information section. 

I hereby apply for the resource consent(s) for the Proposal described above and I certify that, to the best of my  
knowledge and belief, the information given in this application is complete and accurate.   

Signed (by or as authorised agent of the Applicant) **

Full name of person lodging this form

Firm/Company Dated   

**If this form is being completed on-line you will not be able, or required, to sign this form and the on-line lodgement will be treated as 
confirmation of your acknowledgement and acceptance of the above responsibilities and liabilities and that you have made the above 
representations, warranties and certification.

OR:

PLEASE TICK

Queenstown Lakes District Council 
Private Bag 50072, Queenstown 9348 
Gorge Road, Queenstown 9300

P: 03 441 0499 
E: resourceconsent@qldc.govt.nz 

www.qldc.govt.nz Pa
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APPENDIX 1   //   RMA requirements for an application for Resource Consent

Section 2 of the District Plan provides additional information on the information that should be submitted with a land use or 
subdivision consent.

The RMA (Fourth Schedule to the Act) requires the following:

1 INFORMATION MUST BE SPECIFIED IN SUFFICIENT DETAIL

•  Any information required by this schedule, including an assessment under clause 2(1)(f ) or (g), must be specified 
in sufficient detail to satisfy the purpose for which it is required.

2 INFORMATION REQUIRED IN ALL APPLICATIONS

•  (1) An application for a resource consent for an activity (the activity) must include the following:

• (a) a description of the activity:

• (b) a description of the site at which the activity is to occur:

• (c) the full name and address of each owner or occupier of the site:

• (d) a description of any other activities that are part of the proposal to 
which the application relates:

• (e) a description of any other resource consents required for the proposal 
to which the application relates:

• (f ) an assessment of the activity against the matters set out in Part 2:

• (g) an assessment of the activity against any relevant provisions of a 
document referred to in section 104(1)(b).

(2) The assessment under subclause (1)(g) must include an assessment of the activity against—

• (a) any relevant objectives, policies, or rules in a document; and

• (b) any relevant requirements, conditions, or permissions in any 
rules in a document; and

• (c) any other relevant requirements in a document (for example, 
in a national environmental standard or other regulations).

(3) An application must also include an assessment of the activity’s effects on the environment that—

• (a) includes the information required by clause 6; and

• (b) addresses the matters specified in clause 7; and

• (c) includes such detail as corresponds with the scale and significance 
of the effects that the activity may have on the environment.

ADDITIONAL INFORMATION REQUIRED IN SOME APPLICATIONS

• An application must also include any of the following that apply:

• (a) if any permitted activity is part of the proposal to which the application relates, a description of the 
permitted activity that demonstrates that it complies with the requirements, conditions, and 
permissions for the permitted activity (so that a resource consent is not required for that activity 
under section 87A(1)):

• (b) if the application is affected by section 124 or 165ZH(1)(c) (which relate to existing resource 
consents), an assessment of the value of the investment of the existing consent holder (for the 
purposes of section 104(2A)):

Information 
provided 
within the 
Form above

Include in 
an attached 
Assessment 
of Effects 
(see Clauses 
6 & 7 below)

Queenstown Lakes District Council 
Private Bag 50072, Queenstown 9348 
Gorge Road, Queenstown 9300

P: 03 441 0499 
E: resourceconsent@qldc.govt.nz 
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ASSESSMENT OF ENVIRONMENTAL EFFECTS

Clause 6: Information required in assessment of environmental effects

• (1) An assessment of the activity’s effects on the environment must include the following information:

• (a) if it is likely that the activity will result in any significant adverse effect on the environment, 
a description of any possible alternative locations or methods for undertaking the activity:

• (b) an assessment of the actual or potential effect on the environment of the activity:

• (c) if the activity includes the use of hazardous substances and installations, an assessment of 
any risks to the environment that are likely to arise from such use:

• (d) if the activity includes the discharge of any contaminant, a description of—

• (i) the nature of the discharge and the sensitivity of the receiving environment to 
adverse effects; and

• (ii) any possible alternative methods of discharge, including discharge into any 
other receiving environment:

• (e) a description of the mitigation measures (including safeguards and contingency plans where 
relevant) to be undertaken to help prevent or reduce the actual or potential effect:

• (f ) identification of the persons affected by the activity, any consultation undertaken, and any 
response to the views of any person consulted:

• (g) if the scale and significance of the activity’s effects are such that monitoring is required, a 
description of how and by whom the effects will be monitored if the activity is approved:

• (h) if the activity will, or is likely to, have adverse effects that are more than minor on the exercise 
of a protected customary right, a description of possible alternative locations or methods for the 
exercise of the activity (unless written approval for the activity is given by the protected customary 
rights group).

(2) A requirement to include information in the assessment of environmental effects is subject to the provisions 
of any policy statement or plan.

(3) To avoid doubt, subclause (1)(f ) obliges an applicant to report as to the persons identified as being affected 
by the proposal, but does not—

• (a) oblige the applicant to consult any person; or

• (b) create any ground for expecting that the applicant will consult any person.

CLAUSE 7: MATTERS THAT MUST BE ADDRESSED BY ASSESSMENT OF ENVIRONMENTAL EFFECTS

• (1) An assessment of the activity’s effects on the environment must address the following matters:

• (a) any effect on those in the neighbourhood and, where relevant, the wider community, including 
any social, economic, or cultural effects:

• (b) any physical effect on the locality, including any landscape and visual effects:

• (c) any effect on ecosystems, including effects on plants or animals and any physical disturbance of 
habitats in the vicinity:

• (d) any effect on natural and physical resources having aesthetic, recreational, scientific, historical, 
spiritual, or cultural value, or other special value, for present or future generations:

• (e) any discharge of contaminants into the environment, including any unreasonable emission of 
noise, and options for the treatment and disposal of contaminants:

• (f ) any risk to the neighbourhood, the wider community, or the environment through natural hazards 
or the use of hazardous substances or hazardous installations.

(2) The requirement to address a matter in the assessment of environmental effects is subject to the provisions 
of any policy statement or plan.

Queenstown Lakes District Council 
Private Bag 50072, Queenstown 9348 
Gorge Road, Queenstown 9300

P: 03 441 0499 
E: resourceconsent@qldc.govt.nz 
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APPENDIX 2   //   Information requirements for subdivision

UNDER THE FOURTH SCHEDULE TO THE ACT: 

• An application for a subdivision consent must also include information that adequately defines the following:

• (a) the position of all new boundaries:

• (b) the areas of all new allotments, unless the subdivision involves a cross lease, company lease, 
or unit plan:

• (c) the locations and areas of new reserves to be created, including any esplanade reserves 
and esplanade strips:

• (d) the locations and areas of any existing esplanade reserves, esplanade strips, and access strips:

• (e) the locations and areas of any part of the bed of a river or lake to be vested in a territorial 
authority under section 237A:

• (f ) the locations and areas of any land within the coastal marine area (which is to become part of the 
common marine and coastal area under section 237A):

• (g) the locations and areas of land to be set aside as new roads.

Will your resource consent result in a Development Contribution and what is it? 

• A Development Contribution can be triggered by the granting of a resource consent and is a financial charge levied on 
new developments. It is assessed and collected under the Local Government Act 2002. It is intended to ensure that 
any party, who creates additional demand on Council infrastructure, contributes to the extra cost that they impose on 
the community.  These contributions are related to the provision of the following council services:

• Water supply
• Wastewater supply
• Stormwater supply
• Reserves, Reserve Improvements and Community Facilities
• Transportation (also known as Roading) 

Click here for more information on development contributions and their charges 

OR Submit an Estimate request *please note administration charges will apply 

Development 
Contribution 

Estimate 
Request Form

APPENDIX 4   //   Fast - Track ApplicationA4

Please note that some land use consents can be dealt with as fast track land use consent. This term applies to resource 
consents where they require a controlled activity and no other activity. A 10 day processing time applies to a fast track 
consent. 

If the consent authority determines that the activity is a deemed permitted boundary activity under section 87BA of the Act, 
written approval cannot be withdrawn if this process is followed instead.

A fast-track application may cease to be a fast-track application under section 87AAC(2) of the Act.

APPENDIX 5   //   Naming of documents guide

While it is not essential that your documents are named the following, it would be helpful if you could title your documents 
for us. You may have documents that do not fit these names; therefore below is a guide of some of the documents we 
receive for resource consents. Please use a generic name indicating the type of document.

Application Form 9

Assessment of Environmental Effects (AEE) 

Computer Register (CFR) 

Covenants & Consent Notice

Affected Party Approval/s

Landscape Report

Ecological Report

Engineering Report

Geotechnical Report

Wastewater Assessment

Traffic Report 

Waste Event Form

Urban Design Report

A5

APPENDIX 3   //   Development Contributions 
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1. Key Information  
Address Gibbston Highway, RD1, Queenstown, 9371 
Legal Description Lot 25 DP302492 and Lot 5 DP DP27121,  

held in Record of Title CT 19A/245 (Attachment [B]) 
Site Area Lot 5 DP 27121 – 4.77 hectares 

Lot 25 DP302492 – 713.0m²   
Owners Kay Pringle Trust  
Occupiers Kay Pringle Trust 
Applicant Kay Pringle Trust 
Operative District Plan Zoning Gibbston Character Zone  
Designations / Special Provisions None   
Proposed District Plan Zoning Gibbston Character Zone 
Designations / Special Provisions None   
Proposed Activity Subdivide Lot 5 DP 27121 and Lot 25 DP302492 into two 

allotments. Reconfigure the registered building platform on 
proposed Lot 1 and create a new 610m2 building platform on 
proposed Lot 2.  The application includes associated 
earthworks, landscaping, and the installation of infrastructure.  
 

Consents Required Operative District Plan  
As the equivalent PDP rules (listed below) relating to the 
creation of building platforms, subdivision and earthworks in 
the Gibbston Character Zone are not under appeal, pursuant 
to section 86F of the RMA the equivalent ODP rules must 
now be treated as inoperative.  
 
Proposed District Plan 
 
Subdivision 

 A discretionary activity pursuant to Rule 27.5.12 
states that all subdivisions in the Gibbston Character 
Zone is a discretionary activity, unless otherwise 
provided for.  No minimum Lot area is specified 
under Rule 27.6.1.  

Land Use 

 A discretionary activity pursuant to Rule 23.4.8 for 
the use of land or buildings for residential activity 
except as provided for by any other rule.   

 A discretionary activity pursuant to Rule 23.4.9 
states that the identification of a building platform 
between 70m2 and 1000m2.  It is proposed to identify 
a 610m² building platform on proposed Lot 2. 

Earthworks 

Under Rule 27.4.2.1 of the Subdivision chapter, earthworks 
associated with subdivisions are subject to the earthworks 
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standards in Chapter 25 except the maximum total volume, 
cut and fill standards.   

 A restricted discretionary activity pursuant to 
Rule 25.5.18.1 for earthworks greater than 0.5m in 
height or depth and not supported by retaining walls 
are to meet the setback boundary: 
a. distance at least equal to the maximum height 

of the fill, as measured from the toe of the fill, 
with a maximum batter slope angle of 1:3 
(vertical: horizontal); or   

b. 300mm plus a batter slope angle of a maximum 
of 1:3 (vertical: horizontal), as measured from 
the crest of the cut. 
 

The area of fill on the internal western boundary of 
proposed Lot 1 will infringe this setback requirement.   

 

NES – Contaminated land  

 A discretionary activity resource consent has been 
triggered under NES clause 11 for earthworks that 
exceed the permitted volume.  
 

Overall, the proposal is for a discretionary activity.  

Written Approvals  1. Kim & Sharon Carpenter, Lot 6 DP 302492, 2122 
Gibbston Highway 

2. Robert Boden, Lot 4 DP 27121, 2114 Gibbston Highway 
3. Murray Brennan, Lot 3 DP 27121 (Wentworth Estates), 

2124 Gibbston Highway 
4. Murray Brennan & Susan Stevens, Lot 2 DP 27121 

(Wentworth Estates), No street address 
5. Susan Stevens, Lot 1 DP 27121 (Wentworth Estates), 

2128 Gibbston Highway 
6. Waka Kotahi (expected at the time of lodgement).  

 
Affected party approvals are all appended as Attachment [K]. 

Other consents/permits     Bore consent RC23.494 – Consent granted for bore.  
The proposed Earthworks on site meet the permitted activity 
status under the Otago Regional Plan: Water Rule 14.5.1.1  
and On-site wastewater treatment is also a permitted activity 
under the Regional Plan: Water, Rule 12.A.1.4.  
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2. Introduction 
This report is submitted as part of the application by Kay Pringle Trust (“the Applicant”) for resource 

consent from Queenstown Lakes District Council (“QLDC” or “Council”) associated with the subdivision, 

development and use of the land at Gibbston Highway, Gibbston Valley, Queenstown.  The completed 

Form 9 is appended as Attachment [A], the Record of Title for the land being subdivided is appended 

as Attachment [B] (“the site”).  Relevant documents on the Record of Title are appended as [B1] – [B3].  

Proposed plans of the subdivision and earthworks are appended as Attachment [C].  The purpose of 

this report is to provide sufficient information to enable a full understanding of the proposal and any 

effects that the proposal may have on the environment.  In preparing this assessment, specialist advice 

has been relied on and is appended to this report.   

3. Existing Environment  
3.1 Surrounds  

The site and surrounds are shown in Figure 1 below.  

 
Figure 1 – Site and surrounds (boundaries approximate only – outlined in blue)  

The adjacent site to the east, Lot 4 (2114 Gibbston Highway), contains an approved building platform 

and a recently established residential development (RM191389) utilised for both visitor accommodation 

and residential activities.   
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To the west are two properties that form part of a cluster of four platforms amongst viticulture.  Lot 6 

DP302492 (2122 Gibbston Highway) contains a large building platform and residential development 

approved under RM170252.  Adjoining Lot 7, DP302492 contains an approved building platform, 

however the site remains vacant to date.  Further west is the new Gibbston Resort Zone with associated 

residential and visitor accommodation development.  

To the north is State Highway 6 and established viticultural blocks.  The Peregrine ‘wing’ stage is also 

apparent, and further north  quarry. 

To the south are the elevated slopes of Gibbston Valley Station.  

The wider surrounding area is characterised by vineyards and pasture with pockets of built form 

comprising of residential, visitor accommodation and commercial developments. 

There is an existing formed Right of Way (ROW) over proposed Lot 1 that provides vehicle access to 

the existing and proposed building platforms, and the wider area.  The ROW currently serves nine titles 

in total  

3.2 The Site 

The subject site measures 4.77 hectares and is accessed via an existing sealed vehicle crossing to 

State Highway 6.  The site is split level, with the upper terrace being used for viticulture, and the lower 

terrace with rocky land closer to the State Highway containing the building platform approved under the 

Wentworth Estate Environment Court decision C135/97 (Attachment [D]) and C75/98 ([D1]).  The two 

terraces are separated by a steep embankment. The building platform registered on the title is shown 

on the Deposited Plan 27121 (Attachment [B3] and [B4]).   

The site includes the existing shed building used for vineyard purposes with a small accommodation 

unit.  This shed was constructed under BC200455 (Attachment [E]).   

The Record of Title (Attachment [B]) has the following documents registered on it:  

Attachment [B1]  Private Land Covenant 986114.1  

Attachment [B2]  Land Encumbrance 965322.1 

 

Attachment [B1] is a private land covenant that relates to design matters and other private matters 

relating to the upkeep and management of the land.   

 

Attachment [B2] is an Encumbrance to Station Services Ltd relating to services. The relevance of these 

documents is considered further in the assessment provided below.  

 

Version: 1, Version Date: 10/11/2023
Document Set ID: 7820782



 

8 

3.3 Site history 

The site is located in what is referred to as the ‘Wentworth Estate’ subdivision (RM960512) which was 

approved by Environment Court in 1998 (Attachment [D] and [D1])).  Resource consent was granted to 

establish 15 Lots, including the subject site, Lot 5.   

In August 2020, Building Consent (BC200455) was granted to construct a shed that also comprised a 

small accommodation unit. In January 2020, the Property Information Memorandum (PIM90067) for this 

development was issued.  This development is partially located within the approved building platform as 

shown on DP 27121 (Attachment [B3]).   As part of this proposal the platform shape is to be amended 

to fully include the shed.  The building consent was assessed as compliant with the PDP and no resource 

consent was required.  The shed building is only located partially within the approved building platform.  

5. The Proposal 
Subdivision and land use consent is sought to subdivide Lot 5 DP 27121 and Lot 25 DP302492 into two 

allotments.  Proposed Lot 1 measures 1.78 hectares and proposed Lot 2 measures 2.98 hectares.  The 

proposal includes keeping the existing 1200m2 building platform on proposed Lot 1 but reconfiguring the 

its shape to include the shed and the small 70m2 unit within the shed would become a residential flat 

with a new residential unit likely within the re-shaped platform.  The proposal includes creating a new 

610m2 building platform on proposed Lot 2.  The application includes associated earthworks, 

landscaping, and the installation of infrastructure.  The proposed plan of subdivision is shown in Figure 

2 below: 
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Figure 2: Proposed plan of subdivision  

 

There is existing ROW access over proposed Lot 1 that currently serves the existing site / building 

platform and a total of nine properties.  No changes are proposed to this ROW.  Access to proposed Lot 

2 will also utilise the existing ROW.  A farm track comes off the ROW access which would be formalised 

to serve the new building platform on proposed Lot 2.  

5.1 Reconfiguration of existing Building Platform – proposed Lot 1 

The existing approved building platform is rectangular in shape and is 1200m² in area, and contains an 

approved building utilised for vineyard activities and accommodation as shown on the floor plan below 

in Figure 3.   
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Figure 3– Floor Plan of existing shed building – From BC200455 

No change is proposed to the existing 1200m2 size of the building platform that was approved by the 

Environment Court; however, it is proposed to reshape / reconfigure the building platform to encompass 

the footprint of the existing building.  This will enable space for an additional residential unit, with the 

current accommodation shown in Figure 3 above to become a ‘residential flat’.  The change of shape of 

the building platform is shown below in Figure 4: 

  

Figure 4: Existing 1200m2 30 x 40m platform (R) and Proposed  

The existing accommodation unit in the shed meets the PDP definition of a residential flat measuring 

70m2 excluding the garage (refer BC200455 – Attachment [E])   

The new building platform on Lot 2 has a proposed height control of single storey, no greater than 6m 

above a ground level of 365.35 masl (the earthworked level of the platform).  Both platforms also meet 

the 6m internal boundary setback required in the Gibbston Character Zone.   

The location of the building platforms, and the location of earthworks are shown in the plans prepared 

by Clark Fortune McDonald & Associates in Attachment [C].  The existing platform can be seen on the 

Deposited Plan in Attachment [B3].  Small curtilage areas are proposed around both platforms.  

Structural landscaping is shown on the landscape plan included with the landscape and visual 
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assessment report in Attachment [F].  The proposal includes landscape and design controls to ensure 

the resultant building will not be inappropriate in the Gibbston Character zone (Attachment [G]).  

It is noted that the existing approved platform enables 1200m3 of built form on the site.  The proposal 

will result in a reduced amount of built form compared to the existing platform, but located in a different 

configuration over the site:  

 Proposed Lot 1 built form Proposed Lot 2 built form 
 Existing Shed 127m2  

Dwelling Up to 350m2 
Up to 350m2 

Total proposed m2 827m2 
Existing Platform m2 1200m2 

 

5.2 Proposed Building Platform – Proposed Lot 2 

The proposed building platform is to be 610m² in area and rectangular in shape.  The position of the 

building platform is behind and to the east of the consented building platform at the base of the slope 

that splits the site into two terraces.  A volunteered design control limits the size of the residential dwelling 

on the Lot 2 platform to single storey no greater than 350m2.  

5.3 Access 

Physical and legal access is obtained off Gibbston Highway and then via right of way easements over 

the existing shared driveway over Lot 7 DP 302492.  The existing crossing to the State Highway is 

formed to NZTA standards and has excellent sight distances.  

For proposed Lot 1, is proposed to re-align the vehicle access to the existing building and undeveloped 

platform area as shown on the plan if earthworks (Attachment [C]) .    

Access to proposed Lot 2 is also to be obtained via the existing rights of way, and then enter the site 

directly off Lot 7 DP 302492 along an existing farm track.  The farm track will be upgraded to QLDC 

standards and formed to a graveled standard. 

5.4 Services 

A servicing report has been prepared by CFMA and is appended as Attachment [H].  Proposed Lot 1 

has existing service connections that are to remain in situ, care of Station Services Ltd 

Proposed Lot 2 can be fully serviced as described below.  

 Power & Telecoms – confirmation letters from Chorus & Aurora have been received.  

 Potable water – A new bore has been drilled and test results show the water is potable. The 

permitted take for domestic purposes under the ORC Regional Plan: Water will be utilised.  
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 Wastewater – on-site disposal is proposed. The geotechnical report confirms the ground 

conditions are suitable 

 Stormwater – to be disposed to existing ponds within the site.  

 Firefighting water supply  - An existing fire hydrant is located right next to the new platform.  

5.5 Structural Landscaping / Ecological Enhancement 

Proposed Lot 1 and Proposed Lot 2 are to be landscaped in accordance with the Structural Landscape 

Plan and planting schedule provided as Attachment [F].  Planting is in native species suitable for the 

Gibbston environment (grey shrubland) and a small number of trees are proposed.  

5.6 Earthworks 

The proposal includes a modest volume of earthworks for the creation of the new access to proposed Lot 

1, forming up the existing track to the platform on Lot 2, and for the new building platform on proposed 

Lot 2.  Plan of the earthworks are included as part of the plans of subdivision in Attachment [C].   

The project will require a total cut volume of 430m3 and fill volume of 430m3, totaling 860m3.  All cut 

material can be re-used on site.  The maximum height of fill is 2.5 – 3m for the mound to be placed in the 

location of the existing accessway to the shed.   

The maximum height of cut is 1.5 – 2.0m to create the building platform on Lot 2.   

5.7 Volunteered Building Design Controls 

Volunteered consent notice conditions are proposed with regard to future built form on the amended 

platform within Lot 1 and the new platform within Lot 2 as summarised below and shown in Attachment 

[G]: 

1. Size of dwellings within Lot 1 platform – shall not exceed 350m2.  

2. Size of dwellings within Lot 2 platform – shall not exceed 350m2.  

3. Exterior lighting – shall be downlights only and directed away from adjoining properties 

4. Single storey no greater than 6m above a ground level of 365.35 masl (the earthworked level 

of the platform) 

5. Controls requiring domestic activities to be contained within the curtilage area 

6. Controls on fencing limiting this to post and wire and post and rail only.  

7. Non-objection consent notice  

No specific design controls are proposed for colours and materials for future residential units within the 

building platform, as these controls are now provided under the Gibbston Character Zone provisions. 
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Specifically Rule 23.5.1 will require further resource consents from QLDC if a future residential unit is 

not able to meet the requirements with regard to light reflectance values, colours and materials: 

 

There is no need to duplicate these matters relating to colours and materials through consent notice 

conditions.  

6 Matters Requiring Consent  
6.1 National Environmental Standards  

As the proposed development includes subdivision, the applicant has elected to comply with the 

provisions of the resource management (National Environmental Standards for Assessing and Managing 

Contaminants in Soil to Protected Human Health) Regulation 2011 (NES) by undertaking a Preliminary 

Site Investigation.  The Insight Engineering report is appended as Attachment [I].  The Insight 

Engineering report recommends that the subdivision and change of land use be allowed as a permitted 

activity under the NES, because the requirements of Regulation 8(4) have been met. 

 

With regard to Regulation 8(3), the volume of soil that requires disturbance to prepare the new building 

platform and construct the new dwelling exceeds 50m3, which is the maximum volume that can be 

disturbed as a Permitted Activity under Regulation 8(4).  Therefore, Insight Engineering recommend that 

a discretionary activity consent is granted under NES Regulation 11, without the need for further 

environmental investigations in the soil disturbance area, because no contamination sources were 

identified within the proposed building platform and associated residential use area, or within the 

proposed driveway alignment area.  
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A discretionary activity resource consent has therefore been triggered under clause 11.  

 

6.2 Operative District Plan  

The subject site is within the Gibbston Character Zone.  As the equivalent PDP rules (listed below) 

relating to the creation of building platforms, subdivision and earthworks in the Gibbston Character Zone 

are not under appeal, pursuant to section 86F of the RMA the ODP must now be treated as inoperative.  

As there are no ODP rules that are not treated as inoperative, overall, the proposal is a permitted 

activity under the Operative District Plan.   

6.3 Proposed District Plan  

The subject site is zoned Gibbston Character Zone.  The proposed development requires consent for 

the following matters: 

Subdivision 

 A discretionary activity pursuant to Rule 27.5.12 states that all subdivisions in the Gibbston 

Character Zone is a discretionary activity, unless otherwise provided for.  No minimum Lot area 

is specified under Rule 27.6.1.  

Land Use 

 A discretionary activity pursuant to Rule 23.4.8 for the use of land or buildings except as 

provided for by any other rule.   

 A discretionary activity pursuant to Rule 23.4.9 states that the identification of a building 

platform between 70m2 and 1000m2.  It is proposed to identify a 610m² building platform on 

proposed Lot 2. 

 

Earthworks 

Under Rule 27.4.2.1 of the Subdivision chapter, earthworks associated with subdivisions are subject to 

the earthworks standards in Chapter 25 except the maximum total volume, cut and fill standards.  The 

proposal requires consent under the following rules:  

 A restricted discretionary activity pursuant to Rule 25.5.18.1 for earthworks greater than 

0.5m in height or depth and not supported by retaining walls are to meet the setback boundary: 

c. distance at least equal to the maximum height of the fill, as measured from the toe of the 

fill, with a maximum batter slope angle of 1:3 (vertical: horizontal); or   
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d. 300mm plus a batter slope angle of a maximum of 1:3 (vertical: horizontal), as measured 

from the crest of the cut. 

The area of fill on the internal western boundary of proposed Lot 1 will infringe this setback requirement.   

 

The proposal will be able to comply with the all other Chapter 25 Rules: 

 25.5.11 – Earthworks over a contiguous area – the proposed earthworks do not exceed the 

thresholds  

 25.5.12 – Erosion and sediment control measures – refer short form EMP appended as 

Attachment [J].  

 25.5.13 – Dust from earthworks – refer short form EMP appended as Attachment [J]. 

 25.5.14 – Earthworks that discover koiwi tangata or archaeological or contaminated material.  

 25.5.17 – Earthworks for farm tracks and access ways – the upslope cut is not greater than 1m 

in height / not greater than 65 degrees, and fill does not exceed 2m 

 25.5.19 – Proximity to water bodies – complies 

 25.5.20 – Earthworks below the water table – complies  

 25.5.21 – Transport of cleanfill – complies.  

Overall, the proposal is: 

 A permitted activity under the ODP 

 A discretionary activity under the PDP 

 A discretionary activity under the NES-Contaminated Land.  

6.5 Operative Regional Plans 

The creation of a residential building platform with onsite wastewater disposal is deemed to be permitted 

in relation to the relevant regional plan rules (12.A.1.4) of the Regional Plan: Water.   

The take of groundwater for domestic purposes (25,000 litres per day) from the consented bore is 

permitted under Rule 12.2.2.1 of the Regional Plan: Water.   

6.6 Scope of Application 

This application is for all matters requiring resource consent rather than for the specific list of consent 

matters / non-compliances identified above.  If the Council is of the view that resource consent is required 

for alternative or additional matters to those identified in this AEE, it has the discretion to grant consent 

to those matters as well as or in lieu of those identified in this AEE.  If the Council is of the view that the 

activity status of any of the matters requiring consent is different to that described in this AEE, or that 
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some or all of the matters requiring consent should be bundled or unbundled in a way that results in a 

different outcome to that expressed in this AEE, the Council has the ability under Section 104(5) of the 

Resource Management Act 1991 (“Act”) to process the application regardless of the type of activity that 

the application was expressed to be for. 

7. Statutory Considerations  
7.1 Resource Management Act  

Council’s decision on the proposal must give effect to the purpose and principles of the Act, as set out 

in Part 2 of the Act, and have regard to the relevant matters in sections 104 to 108 of the Act.  The 

purpose of the Act, set out in Section 5, is to promote the sustainable management of natural and 

physical resources.   The conclusion to this application assesses the proposal against the purpose of 

the RMA. The broader principles of the Act are set out in sections 6 to 8 of the Act.  Section 6 identifies 

a number of matters of national importance.  These matters include (relevantly):   

(b) the protection of outstanding natural features and landscapes from inappropriate subdivision, 
use, and development.  
 

The site is not an Outstanding Natural Landscape or Outstanding Natural Feature.  

Section 7 sets out a number of “other matters” to which the Council is required to have regard.  These 

matters include (relevantly):   

(b) The efficient use and development of natural and physical resources:  

(c) The maintenance and enhancement of amenity values:  

(f) Maintenance and enhancement of the quality of the environment:  

(g) Any finite characteristics of natural and physical resources:  

The proposal enables the efficient use of the applicant’s site through the creation of an additional platform 

in a part of the site able to absorb further development and that is subject to permanent and long term 

constraints that prevent it from being used for viticulture.  It will maintain the amenity values and the 

quality of the environment of this rural living node in the Gibbston Character area.  

Section 8 requires Council to take into account the principles of the Treaty of Waitangi.  There are no 

matters that affect the principles of the Treaty of Waitangi.  

7.1.1 Section 104 – Matters for Assessment  

Of relevance to this application, Section 104(1) of the Act requires the Council to have regard to the 

following matters, subject to Part 2 of the Act:   
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(a) any actual and potential effects on the environment of allowing the activity; and   
(b) any relevant provisions of –  

(i) a national environmental standard:  
(iii) a national policy statement:  
(v) a regional policy statement or proposed regional policy statement:  
(vi) a plan or proposed plan; and  

(c) any other matter the consent authority considers relevant and reasonably necessary to 
determine the application.  
 

Section 104(2) of the Act states that, in considering the effects on the environment of allowing an activity, 

a consent authority may disregard an adverse effect if a national environmental standard or the plan 

permits an activity with that effect.    

Section 104(3) states that a consent authority must not have regard to trade competition or the effects 

of trade competition, or any effect on a person who has given written approval to the application.  

7.1.2 Section 104B – Discretionary Activities  

Under Section 104B of the Act, a consent authority processing an application for a discretionary activity 

may grant or refuse the application and can impose conditions under section 108. 

An assessment of the effects of the proposal on the environment is provided in section 8 of this AEE 

while an assessment against the relevant objectives and policies of the relevant plans is provided in 

section 10 of this AEE.    

8. Effects on the Environment  
8.1 The Permitted Baseline Approach  

As noted above, Section 104(2) of the Act states that, in considering the effects of allowing an activity, 

a consent authority may disregard an adverse effect if the plan permits an activity with that effect.  In the 

Proposed District Plan Gibbston Character zone, all new buildings require resource consent.  However 

the following matters are permitted and can be undertaken without resource consent: 

 structures less than 5m2 and less than 2m in height.  

 planting of indigenous and exotic trees / vegetation, which can have a domesticating effect.  

 earthworks up to 1000m3, provided the work does not involve a road track or access way with 

a cut or batter greater than 1m vertically which is not laid back steeper than 65 degrees, and 

does not exceed a maximum fill height of 2m, or exceeds 20m3 within 7m of a water body, 

employs environmental protection measures, and does not trigger any of the applicable rules 

in the earthworks chapter.  

 a forestry woodlot not exceeding 0.5 hectares (excluded from the definition of forestry).   

 fences up to 2m in height 
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The proposed earthworks (860m3) do not exceed the permitted baseline of 1000m3.   

There is no guidance in the Act as to when it would be appropriate for a Council to adopt the permitted 

baseline approach.  These activities can change the character of a site in the Gibbston Character area 

and it is therefore considered appropriate to apply a permitted baseline.   

 

8.2 Consultation and affected party approvals 

Under section 104(3)(a)(ii), the consent authority must not, when considering an application, have regard 

to any effect on a person who has given written approval to the application.  The applicant has consulted 

with all immediate neighbours and Waka Kotahi New Zealand Transport Agency.  Affected party 

approvals have been provided as shown A-F in the image below (refer Attachment [K]).  

 
Figure 5: Affected party approvals  

  

A 

Site B C 

D 

E 

F 
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Name Legal Description  Address Shown Above  
Kim & Sharon 
Carpenter  

Lot 6 DP 302492 2122 Gibbston 
Highway 

A 

Robert Boden Lot 4 DP 27121 2114 Gibbston 
Highway 

B 

Murray Brennan Lot 3 DP 27121 
(Wentworth Estates) 

2124 Gibbston 
Highway  

C 

Murray Brennan & 
Susan Stevens 

Lot 2 DP 27121 
(Wentworth Estates)  

No street address  D 

Susan Stevens  Lot 1 DP 27121 
(Wentworth Estates)  

2128 Gibbston 
Highway 

E 

Waka Kotahi NZTA* State Highway State Highway 6  F 
*approval pending at the time of lodgment  
 

8.3 Landscape and visual amenity effects  

8.3.1 Effects on landscape character  

A landscape assessment report has been prepared by Vivian+Espie, and is appended as Attachment 

[F].  The expert assessment is accepted and is adopted for the purposes of this report.  The applicable 

assessment matters are taken from section 23.7.1 of the Proposed District Plan and are set out below.  

These are commented on generally or reference is made back to the landscape and visual effects 

assessment (LVEA):  

23.7.1.1 Where the activity is adjacent to an Outstanding Natural Feature or Landscape, whether and 

the extent to which the proposed development will adversely affect the quality or character of the adjacent 

Outstanding Natural Landscape or Feature.  

The LVEA notes that the Rural Zone that surrounds the Gibbston Character Zone is categorised by the 

PDP as being part of an Outstanding Natural Landscape (Maps 13 and 15a). The edge of the nearest 

ONL is the Kawarau River and Crown Escarpment, ONL located approximately 320m to the north of the 

site.  The lower slopes of Camp Hill, approximately 760 metres to the south of the subject site are also 

within an ONL.  In no view will the proposed activities be seen in a way that they are backed by ONL 

land. The quality and character of the ONL that surrounds Gibbston Valley will not be affected by the 

proposal.  

23.7.1.2 Whether and the extent to which the scale and nature of the proposed development will degrade 

the character of the surrounding landscape.  

The LVEA considers that in relation to landscape character, the subject site and several lots in the 

immediate vicinity of the site are rural living sites that comprise both rural living and productive vineyards. 
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These sites sit within the broader Gibbston Valley that is, at least in part, used productively. Additional 

built form enabled by the proposed building platform and reconfiguring of the existing platform will accord 

with a rural living character and will slightly intensify it by increasing the degree of human occupation 

within an existing node.  The proposed activities are congruent with existing character and will not cause 

any degradation in this regard. 

23.7.1.3 Whether the design and landscaping would be compatible with or would enhance the character 

of the landscape. 

The LVEA is that the design confines future development to a relatively developed part of the Gibbston 

Valley. Structural landscaping is proposed that will enhance natural character (in a relatively minor way) 

and will assist in incorporating a future dwelling into the existing character of the vicinity. 

8.3.2 Effects on visual amenity 

The following assessment matters are taken from section 23.7.2 of the Proposed District Plan  

Whether the development will result in a loss of the visual amenity of the Gibbston Valley landscape, 

having regard to whether and the extent to which:  

23.7.2.1 The visual prominence of the proposed development from any public places, in particular State 

Highway 6, cycleways and bridleways.  

The LVEA assessment is that the proposed activity will be visible from SH6.  Views are available from 

relatively short sections of road. Views from this section of road are fleeting and take in a large portion 

of the Gibbston Valley including all its varied land uses. In these views the proposed building platform 

will sit between two buildings within a cluster of existing rural residential development that is visible. 

The LVEA assessment is that one additional dwelling in these views will be consistent with the existing 

level of development in these views, and will not materially affect the amenity of a user of SH6. 

23.7.2.2 The proposed development is likely to be visually prominent such that it detracts from private 

views.  

Almost all neighbouring properties have provided affected party approval as stated in section 8.2.  There 

will be some visibility from the adjacent rural living site to the northwest. In views from this property, any 

building within the reconfigured platform and proposed will sit low in the landscape. The existing raised 

rocky outcrops, grey shrubland planting and built form will provide some screening, particularly of the 

lower part, of any future building within the new and reconfigured platform.  

23.7.2.3 Any screening or other mitigation by any proposed method such as earthworks and/or new 

planting will detract from the landscape character or obstruct views of the landscape from both public 

and private locations.  

Version: 1, Version Date: 10/11/2023
Document Set ID: 7820782



 

21 

The LVEA assessment notes that the proposed planting consists of sweeps of native grey shrubland 

vegetation, to tie in with and enhance the existing planting within the rocky outcrops. Additional amenity 

trees are proposed to be planted within the more open paddock land. The planting will not detract from 

the landscape character or obstruct views. 

23.7.2.4 The proposed development is enclosed by any confining elements of topography and/or 

vegetation and the ability of these elements to reduce visibility from public and private locations.  

The LVEA notes that in a broad sense, the Gibbston Valley as a whole is contained by the mountain 

slopes that surround it.  The proposed and altered building platforms sit on a north-facing slope with 

partially vegetated, rocky outcrops to the north of both the reconfigured platform and the proposed 

platform providing visual softening and screening from State Highway 6. 

23.7.2.5 Any roads, access boundaries and associated planting, earthworks and landscaping will reduce 

visual amenity, with particular regard to elements that are inconsistent with the existing natural 

topography and patterns.  

Only one new boundary will be created by the proposal which roughly follows the base of the 

embankment.  The proposed grey shrubland vegetation is concentrated amongst the existing native 

vegetation on the rocky outcrops within the site and mimics natural patterns such that the new boundary 

will not be visually evident.  The bulk of the access following the existing alignment, small changes to 

the alignment of the access are proposed to the existing building and an extension to the access to 

service the proposed platform.  The assessment is that these elements will have no effect on the visual 

amenity of observers. 

23.7.2.6 Boundaries follow, wherever reasonably possible and practicable, the natural lines of the 

landscape or landscape units. 

The LVEA notes the proposed boundary follows the base of the slope so aligns with the natural lines of 

the landscape.  It is well hidden and will not be visually demarcated other than by post and wire fencing.   

8.3.3 Design and density of development 

The following assessment matters are taken from section 23.7.3 of the Proposed District Plan  

In considering the appropriateness of the design and density of proposed development, whether and to 

what extent:  

23.7.3.1 Opportunity has been taken to aggregate built development to utilise common access ways 

including roads, pedestrian linkages, services and open space (i.e. open space held in one title whether 

jointly or otherwise).  
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Built form is aggregated around the existing building platform and that on the adjoining site at 2114 

Gibbston Highway.  Accessways have also been aggregated as described.  No communal open space 

or pedestrian links are proposed.  

23.7.3.2 There is merit in clustering the proposed building(s) or building platform(s) having regard to the 

overall density of the proposed development and whether this would exceed the ability of the landscape 

to absorb change.  

The LVEA notes that the proposed building platform on Lot 2 is within close proximity of the existing 

building platform that will sit on Lot 1 and the neighbouring dwelling to the east (2114 Gibbston Highway).  

In a loose sense, the proposed building platform will be clustered with the other platforms of the 

RM960512 subdivision.  There is some merit in this in that the new platform will sit as part of a rural living 

enclave that is surrounded by the coherent character of the broader Gibbston Valley. The application 

will not result in a scattering of built form. 

23.7.3.3 Development is located within the parts of the site where they will be least visible from public 

and private locations.  

The LVEA notes that the reconfigured and proposed platforms are located within the vicinity of existing 

rural living development. The existing rocky outcrops, grey shrubland planting, and structural 

landscaping will soften views from locations outside the site and any visibility towards the proposal will 

read as an extension of the existing rural living in the vicinity. The upper, more displayed parts of the site 

will remain in their current state. 

23.7.3.4 Development is located in the parts of the site where they will have the least impact on landscape 

character. 

The LVEA notes that the proposed development is located within a part of the site (and neighbouring 

sites) that is used for rural living. The part of the site that is a productive vineyard will not be changed by 

this proposal. As such, we do not consider that the character of one part of the site is more sensitive 

than the character of another. As described, we consider that there will be no significant adverse effect 

in terms of landscape character. 

8.3.4 Tangata whenua, biodiversity and geological values  

The following assessment matters are taken from section 23.7.4 of the Proposed District Plan  

23.7.4.1 Whether and to what extent the proposed development will degrade Tangata Whenua values 

including Töpuni or nohoanga, indigenous biodiversity, geological or geomorphological values or features 

and, the positive effects any proposed or existing protection or regeneration of these values or features.  
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The Council acknowledges that Tangata Whenua beliefs and values for a specific location may not be 

known without input from iwi. 

The site is not within a Statutory Acknowledgment area or a wahi tupuna area.  There are no known 

Tangata Whenua values present on the site.  

8.3.5 Cumulative effects of development on the landscape  

The following assessment matters are taken from section 23.7.5 of the Proposed District Plan  

Taking into account whether and to what extent any existing, consented or permitted development 

(including unimplemented but existing resource consent or zoning) has degraded landscape quality, 

character, and visual amenity values, the Council shall be satisfied:  

23.7.5.1 The proposed development will not further degrade landscape quality and character and visual 

amenity values, with particular regard to situations that would result in a loss of rural character and 

openness due to the prevalence of residential activity within the Gibbston Valley landscape.  

The LVEA notes that the proposal will add one more dwelling to an existing rural living enclave within 

the Gibbston Valley.  In a broad sense, this will have a cumulative effect in that more human occupation 

and modification will exist within the valley as evidenced by the future additional residential unit.  It is 

considered that the PDP provisions of the Gibbston Character Zone seek to strike a balance between 

rural productive activity within the valley and residential/tourism/commercial activities, such that a 

pleasant, rural, productive landscape character is dominant.  The LVEA considers that the current 

proposal will achieve this.   

23.7.5.2 Where in the case resource consent may be granted to the proposed development but it 

represents a threshold to which the landscape could absorb any further development. Whether any 

further cumulative adverse effects would be avoided by way of imposing a covenant, consent notice or 

other legal instrument that maintains open space. 

The rural living enclave of which the site is a part is able to absorb further development if carefully located 

and designed.  It does not appear that the subject site itself could easily absorb any additional 

development beyond that proposed.  No restrictive covenants form part of the current proposal however 

the applicant would consider this if it was important to Council.  

8.3.6 Other factors and positive effects   

The following assessment matters are taken from section 23.7.6 of the Proposed District Plan  

In considering whether there are any positive effects in relation to the proposed development, or 

remedying or mitigating the continuing adverse effects of past subdivision or development, the Council 

shall take the following matters into account:  
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23.7.6.1 Whether the proposed subdivision or development provides an opportunity to protect the 

landscape from further development and may include open space covenants or esplanade reserves.  

Consistent with the original Wentworth subdivision, no open space covenants are proposed.  However, 

the applicant would contemplate this if the Council felt strongly that was necessary.   

23.7.6.2 Whether the proposed subdivision or development would enhance the character of the 

landscape, or protects and enhances indigenous biodiversity values, in particular the habitat of any 

threatened species, or land environment identified as chronically or acutely threatened on the Land 

Environments New Zealand (LENZ) threatened environment status.  

The site is in pasture, and other than a small number of Matagouri, does not exhibit biodiversity values. 

The proposal will add to the natural landscape values to a relatively minor degree by (re)introducing 

areas of mixed native shrub vegetation, which will in turn provide lizard and bird habitat. 

23.7.6.3 Any positive effects including environmental compensation, easements for public access to 

lakes, rivers or conservation areas.  

The LVEA notes that apart from the sweeps of native shrub vegetation, the proposal will not lead to any 

particular positive effects in relation to landscape character and/or visual amenity.   

23.7.6.4 Any opportunities to retire marginal farming land and revert it to indigenous vegetation.  

There is no marginal farmland on the site.  The location of the building platform is not farmed at present.  

The viticultural use will remain on the upper terrace.  

23.7.6.5 Where adverse effects cannot be avoided, mitigated or remedied, the merits of any 

compensation.  

No significant unmitigated effects have been identified. It is not considered that compensation is 

warranted in this case.  

23.7.6.6    In the case of a proposed residential activity or specific development, whether a specific 

building design, rather than nominating a building platform, helps demonstrate the proposed development 

would maintain or enhance the character of the Gibbston Valley landscape. 

The proposal is for a building platform (610m2), no specific design for a dwelling is available.  However 

a height restriction of 6m above a ground level of 365.35 masl for the new platform is specified. Given 

the three-dimensional building envelope created by the building platform outline and the height restriction 

(along with the building design controls in the PDP standards), a clear understanding of the maximum 

extent of future built form can be gained.   

Overall the proposal can address the relevant assessment matters for the Gibbston Character Zone.  
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8.4 Infrastructure Effects 

A servicing report has been prepared by Clark Fortune McDonald & Associates, and is appended as 

Attachment [H].  At a high level, the report confirms: 

 the existing platform on proposed Lot 1 is able to be serviced via the existing Station Services 

Ltd reticulated infrastructure which was constructed to service the existing building platform at 

the time of the Wentworth subdivision, and  

 it is feasible to service the additional site / platform on proposed Lot 2 with infrastructure 

necessary for the additional residential building platform.   

8.4.1 Potable Water  

As described in the services report in Attachment [H], the building platform on Lot 1 is already serviced 

via the existing Station Services Ltd reticulated water infrastructure.  

A consented bore has been drilled on site to serve Lot 2.  A bore of 21m depth was established and the 

static ground water level encountered at ~15m depth from the top of the casing.  The bore was test 

pumped at a rate of 2.0l/s for 3 hours and the drawdown recorded was 5cm, showing a sustainable yield 

from the bore that exceeds the demand required for the new dwelling.  The water quality was analysed 

by Hill Laboratories for chemical and bacteriological qualities and determined to meet the New Zealand 

Drinking Water Standard. 

It is a permitted activity to take groundwater for domestic purposes under Rule 12.2.2.1 of the Regional 

Plan: Water provided the take does not exceed 25,000 litres per day.  The new building platform on Lot 

2 can therefore be serviced with a safe potable water supply from the new bore, and no adverse effects 

will arise.   

8.4.2 Firefighting water supply 

An existing fire hydrant is already on the site, located in close proximity to both the building platforms.   

No change to this arrangement is proposed.  The fire hydrant is already protected by Easement ‘U’ which 

will ‘fall down’ onto the new titles.  

As described in the services report in Attachment [H], at the time that a dwelling is established on Lot 2, 

it is proposed that tanks will be utilised to serve as a firefighting reserve.  In addition, vehicular access 

to the tank is to be maintained at all times and a hardstand area constructed adjacent to the tank to allow 

a fire appliance to park and pump from the tank.  The ongoing requirements for the firefighting water 

supply on Lot 2 can be addressed as a consent notice registered on the title of each residential allotment 

created.  The exact location of the tanks has not been determined at this time as it depends on the final 
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shape and placement of the future residential unit within the new platform on Lot 2.   It is accepted that 

if the tanks are not buried or within the curtilage area they will need a further resource consent if they 

fall within the PDP definition of ‘building’.  

No adverse effects will arise as a static firefighting reserve will be provided once a dwelling is constructed 

on the platform of proposed Lot 2.  

8.4.3 Stormwater disposal  

As described in the services report in Attachment [H], stormwater from impervious areas of future 

residential units will be disposed to ground.  This would take the form of a soak pit or similar on-site 

storage/soakage system.  Given the size, geology and topography of the proposed lots, location and 

size of soakage areas are not constrained allowing for flexibility of design options.  Section 8 of the 

Geosolve report in Attachment [H] confirms the feasibility of onsite stormwater disposal. Detailed design 

is required to be supplied with the building consent documentation and shall be completed by a suitably 

qualified person. 

8.4.4 Wastewater disposal  

As described in the services report in Attachment [H], the existing / altered shape of the platform on Lot 

1 can connect to the Station Services Ltd reticulated network for wastewater.  

The proposed platform on Lot 2 can be serviced for wastewater by way on on-site disposal to ground.  

An appropriate location on site can be identified as being suitable for the disposal of wastewater.  On-

site wastewater disposal technology has enabled packaged proprietary tertiary treatment systems to be 

readily available and are a suitable option, and are subject to detailed design to be completed as part of 

the building consent process.   

The effects of the onsite wastewater disposal can be managed through treatment and no adverse effects 

on the environment will arise.  

8.4.5 Vehicle Access and Traffic Generation  

As described in the services report in Attachment [H], the site is serviced off Gibbston Highway, State 

Highway 6.  The subdivision site is one of nine sites that share a common intersection with State Highway 

6 located within the application site. The intersection with the State Highway has been constructed to 

Waka Kotahi (NZTA) Diagram D standard and has tapers on both sides of the Highway.  Affected party 

approval from NZTA is anticipated.  

From the intersection, the 9 existing allotments are serviced by a private accessway. The private 

accessway is sealed, with varying widths and contained within a 10.0m wide legal easement. The first 
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section of the accessway is nominally 6.0m wide with 0.5m unsealed shoulders and swales. After the 

first bend, the accessway narrows on the straighter sections of road to 4.5m sealed width but retains 

5.5m minimum width on the bends. The 4.5m sealed width still enables two lanes of moving traffic. The 

gradient is gentle, and the winding geometry ensures a low-speed environment. Good visibility is offered 

of the driveways that  intersect the road. 

The existing access is generally in accordance with Code of Practice Figure E2, albeit some  of the 

sealed width is less than the prescribed 5.5m minimum by the Code. 

As part of the subdivision proposal, it is proposed to re-align the driveway to the existing dwelling on 

proposed Lot 1. The vehicle crossing is therefore to be moved approx. 20m north. 

The new Lot 2 will join the private accessway approx. 210m from the State Highway intersection.  A new 

vehicle crossing is to be formed in accordance with CoP drawing B5-20. The vehicle crossing for the 

allotment is located at the outside of a bend in the accessway which affords sight distances in each 

direction that exceed the minimum of 45m.  The addition of the new residential allotment brings the total 

number of users of the private accessway to 10. 

In summary, the existing access onto the State Highway can readily accommodate the vehicle 

movements from one additional building platform, and the proposed connections to the existing ROW 

network will meet the relevant standards with regard to sight distance, and will be formed to QLDC 

standards.   No adverse effects from vehicle access and traffic generation are anticipated.  

8.4.6 Summary with regard to servicing and access 

The proposed subdivision can be fully serviced and has suitable physical and legal access.  

8.5 Effects on Gibbston soil resource / productive land 

An assessment of the proposal with regard to the objectives and policies of the NPS-HPL is provided in 

section 10.1 to follow.   

The productive use of the vineyard on Lot 2 will remain unaffected.  With regard to the productive 

potential of Lot 1, and the proposed platform on Lot 2, an assessment of the productive potential of the 

land for viticulture has been prepared by Mr Gary Crabbe, a viticultural expert who has planted and been 

a viticulturist on a large number of vineyards in the Gibbston valley.   

Currently Mr Crabbe is the contract viticulturist on the majority of the Wentworth blocks. Mr Crabbe’s 

report is appended as Attachment [L].  Mr Crabbe is a suitably qualified and experienced person with 

regard to viticultural activities.  Mr Crabbe concludes that: 
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Peregrine Wines who originally planted Wentworth, utilised as much of the site that was viable. 
The other unplantable areas were left as rocks of open spaces. For good reason they chose 
not to plant the land directly below the vineyard on Block 5 as they had the good sense to know 
it was not economically viable. 

Thus, for the above listed reasons the proposed lots will not affect and will retain the viable 
productive potential of the land. In addition, the area that the building platform is subject to 
obvious and permanent/long term constraints on the land that means the use of the highly 
productive land and land-based primary production is not able to be economically viable for at 
least 30 years.  

As can be seen on the plan of subdivision overlaid on the aerial photography in Figure 6 below, and as 

referred to by Mr Crabbe, the land within proposed Lot 1 and the platform location on proposed Lot 2 is 

subject to permanent and long term constraints for productive use including: 

 large rock outcrops with no soil 

 easements that must remain unencumbered 

 a 1200m2 building platform 

 a large stormwater soakage area 

 the steepness of the embankment area.  

The advice of Mr Crabbe is accepted.   
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Figure 6: Lot 1 plan of subdivision overlaid on aerial photography  

In Figure 7 below, the permanent and long term constraints are annotated onto the plan of subdivision.  
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Figure 7: Land unavailable for Productive use due to Permanent Long term Constraints  

Orange  Rock outcrops 

Blue  Easements 

Red  Existing Building platform (1200m2) 

Purple  Stormwater soakage pond 

Green Embankment (steep) 

In summary, and as can be seen in Figure 7 above, the land is already subject to a variety of permanent 

and long term constraints, which means that the proposed subdivision will not affect the productive 

potential of the site for viticulture, which is already severely constrained with regard to the land within 

proposed Lot 1.  The soil resource on proposed Lot 1, and within the platform area on Lot 2 is not suitable 

for viticulture.  The vineyard on Lot 2 will continue unaffected by the subdivision.  

With regard to other productive uses other than viticulture, in addition, a private covenant on the title 

(Attachment [B1]) prevents the land from being used for hobby farming as it prevents sheep, cattle, 

goats and other animals from being brought onto the site: 
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The proposal remains consistent with the original objectives of the original Wentworth subdivision (as 

approved by the Environment Court in Attachments [D] and [D1]) as described on page 9 of C135/97: 

 

The proposal does not result in the loss of productive soils, it maintains the viticultural use on the 

productive upper terrace of the site, it minimises disruption to the functioning of the vineyard, it clusters 

built form to maintain the rural qualities of openness and spaciousness, it minimises the amount of 

roading / infrastructure, and minimises the visual effects of buildings in the landscape.  

8.6 Reverse Sensitivity effects including noise and spray drift 

Wine growing activities are located immediately surrounding the site and on the wider vicinity that can 

cause effects that could be complained about by future occupiers of the building platform.  The effects 

that can arise from viticulture that can affect a residential use are noise associated with frost fighting / 

bird scaring and spray drift.  This can result in complaints about existing established viticultural activities 

by new residents (reverse sensitivity).    

The applicant has obtained affected party approval from multiple adjoining landowners as shown in 

Figure 5, and the effect of the proposal on the owners of this land cannot be considered.  This includes 

the land containing the nearest frost fans to the proposed sites, i.e. the noise emitters.   
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The applicant volunteers a ‘no objection’ consent notice to provide added security that the future 

occupiers of the new building platform on proposed Lot 2 will not object to established viticultural 

activities.  This volunteered consent notice condition forms part of Attachment [G].  The applicant is 

willing to modify the wording if required to ensure the non-objection condition below is effective: 

Lot 1 and Lot 2 Non-objection Requirement  

1. The respective owners of Lot 1 and 2 DP##### shall not object to winegrowing (farming) operations 

being conducted on any lot within the greater Gibbston Valley (including horticulture and vineyard) nor 

to any noise and spray drift (where it is unavoidable in usual winegrowing (farming) practice) nor bring 

any proceedings for damages, negligence, nuisance, trespass or interference arising from such 

operations, or make or be party to, or finance or be party to, the cost of any submission, application, 

proceeding or appeal designed to limit, prohibit or restrict such operations.  

Spray Drift  

The experience of the existing owners of the property (the Pringle family who have owned the site since 

2002) is that effects from spray drift do not arise.  The site is sufficiently separated (both horizontally and 

vertically) from the nearest viticulture activity on adjoining sites that spray drift effects have not been 

experienced.  These factors combine to prevent spray drift from permitted viticultural activities from 

affecting the residential building platform.   

With regard to Method 17.2.1 of the Regional Plan: Air, the physical separation referred to under 

17.2.1.2(1) is achieved.  
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Noise 

Viticultural activities can give rise to noise effects from frost fighting and bird scaring activities.  As noted 

above the volunteered consent notice conditions included with Attachment [G] would prevent objections 

being made about noise from frost fighting and viticulture generally (including bird scaring). This will 

ensure nearby productive uses would not have their operations affected by complaints from occupiers 

of the new building platform. 

A review of Google aerial photography has identified the following frost fighting fans in the vicinity of the 

proposed platform: 

 

Figure 8 – Frost fans in the vicinity of the proposed building platform (red circles)  
 

As Figure 8 shows, the nearest frost fighting fan where the landowner has not provided affected party 

approval is located to the west and is some distance from the proposed platform.  Measurements off 

aerial photography show the distance as approximately 250 metres.  The closest frost fan was approved 

under resource consent RM081128 as varied by RM081250 (Attachment [M]).  The nearest frost fan is 

therefore lawfully established by resource consent and, as a land use consent, has now been given 

effect to and will never lapse.  The frost fan is therefore not reliant on existing use rights as it is a 

consented activity and can continue to operate in accordance with its consent conditions.   

The application included a noise condition (5) as follows: 

Affected party 
approval obtained 
from landowners  

New platform 
location  

Existing platform 
location  
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5. The consent holder shall ensure that no single event of noise (L100) from the wind 

machines shall exceed 85dBA as measured at the notional boundary of (or 20m from) 

a dwelling house on any adjacent site (whatever is closest).  

 

It is noted that the existing building platform on Lot 1 is closer to the nearest wind fan to the north west 

than the proposed platform.  The additional platform proposed as part of this application will therefore 

not adversely affect the ability of the consent holder (Station Services Ltd) to comply with consent 

condition 5 above, because a dwelling house was always enabled within the existing platform on 

proposed Lot 1, which is closer to a wind fan than the proposed platform on Lot 2.  

Station Services Ltd would have been aware at the time they applied for consent there was a platform 

on proposed Lot 1 of the subject site.   

In summary, the additional building platform is subject to ‘no-objection’ consent notice, and is protected 

from excessive noise from the fans by existing consent conditions that relate to the notional boundary of 

a dwelling house.  

8.7 Natural Hazard Effects  

The site as a whole is identified in Council's online hazard mapping as shown below: 

 
Figure 9: Extract from online QLDC Hazard register  

The site is shown as being on a large alluvial fan as mapped in 2007.  The same annotation applies to 

large parts of Gibbston Valley.   
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A geotechnical assessment report has been prepared by Geosolve and is appended as Attachment [O].   

With regard to liquefaction, Geosolve consider the risk of liquefaction to be low based on the shallow 

depth to schist bedrock, the composition and density of the alluvial fan gravel soils and the depth to 

groundwater table. Geosolve has assessed the liquefaction hazard for the site is consistent with a QLDC 

LIC 1 classification which is a nil to low liquefaction hazard, and no further assessment is considered 

necessary.  

With regard to alluvial fan hazard, QLDC/ORC hazard maps show the Lot 2 building platform as lying in 

an area classified as Alluvial Fan Regional: active, composite (GNS, 2005) and Alluvial Fan Regional: 

Camp Creek, fan recently active (GNS, 2008). Additionally, the southwest corner of the Lot 2 building 

platform is mapped as Alluvial Fan regional: Camp Creek, fan less recently active (GNS, 2008). 

The risk to the building platform from alluvial fan activity is assessed as low for the following reasons. 

 There is no evidence of recent alluvial fan activity, overland flow, and no debris flow or flood 

deposits are present. 

 Soil profiles show good topsoil development which suggests no depositional alluvial activity in 

recent times. 

 The upslope catchment comprises a relatively small area (7 Ha) which is not considered 

capable of generating flood volumes sufficient to inundate the platform. 

 The upslope catchment shows no signs of erosion/scour, wider instability or ability to general 

debris. 

 The upslope catchment is very localised and does not connect to the more significant channels 

that drain the larger catchments/mountainside above. 

 The building platform is located on locally high ground and the ground contours do not 

concentrate or direct flow towards the platform. Should flow develop it will be preferentially 

follow the access road. 

The Geosolve report contains a number of recommendations regarding site preparation and excavations 

that are accepted by the applicant.  Recommendations regarding the batter angle of excavations at the 

rear of the building platform have been addressed through the revisions that were made to the 

earthworks plans in Attachment [C] that include a small retaining wall at the rear of the platform.   

In summary there are no significant natural hazards that would adversely affect the proposed building 

platform and new lots. 
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8.8 Construction Effects  

8.8.1 Construction Traffic, Access, Parking and Noise 

Construction traffic associated with the development will not generate any significant adverse effects 

due to the relatively small-scale nature of this development.  

There will be construction noise effects arising from the small amount of required earthworks, and when 

a future residential dwelling is constructed in the building platform.  Given the distance to the nearest 

residential units, and subject to standard conditions managing construction noise including controls on 

construction hours, actual and potential noise effects are not significant.   

8.8.2 Sediment and Dust Control  

Erosion and sediment control is able to be readily managed due to the distance from any water bodies, 

and due to the ownership of the land surrounding the earth worked areas being owned and controlled 

by the applicant.  The proposal falls into the low-risk category.  A short form EMP has been prepared 

and is appended as Attachment [J].   

It is anticipated that standard consent conditions can be imposed to ensure no sediment enters 

waterways and dust is controlled.  It is also envisaged that standard consent conditions will be imposed 

to ensure earthworks are well managed and do not result in adverse environmental effects.  

8.9 Positive Effects 

The proposed development will have the following positive effects:  

 Enabling the Applicant to provide for their economic and social well-being through the 

development of one additional lot and building platform on a site that is not of sufficient size to 

be an economic farming unit, while at the same time; 

 Avoiding, remedying and mitigating the adverse environmental effects of the proposal, 

specifically the landscape, visual amenity and Gibbston character effects through design 

controls, earthworks and landscaping; and 

 Enhancing to a small degree the natural character of the site through additional native planting 

and the volunteered control of wilding weed species from the land through the consent notice 

mechanism.  

 Contributing to the economic development of the Gibbston area through the creation of another 

home, the occupiers of which will contribute to the local economy and support local commercial 

activities e.g. Gibbston tavern.  
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9 Notification Assessment  
The applicant requests public notification.  However, if following the site visit the Council were of the view 

that only limited notification was required, that approach would be accepted by the applicant.  

 

10 Policy Framework  
10.1 National Policy Statement for Highly Productive Land 

2022 

The NPS-HPL came into effect on 17 October 2022.  The NPS-HPL defines highly productive land as: 

highly productive land means land that has been mapped in accordance with clause 3.4 and 
is included in an operative regional policy statement as required by clause 3.5 (but see clause 
3.5(7) for what is treated as highly productive land before the maps are included in an operative 
regional policy statement and clause 3.5(6) for when land is rezoned and therefore ceases to 
be highly productive land) 

Clause 3.5(7) contains a transitional provision, which states what happens until the regional council has 

undertaken its mapping: 

(7) Until a regional policy statement containing maps of highly productive land in the region is 
operative, each relevant territorial authority and consent authority must apply this National Policy 
Statement as if references to highly productive land were references to land that, at the 
commencement date: 

(a) is  
(i) zoned general rural or rural production; and 
(ii) LUC 1, 2, or 3 land; but 

(b) is not: 
(i) identified for future urban development; or 
(ii) subject to a Council initiated, or an adopted, notified plan change to rezone it from general 
rural or rural production to urban or rural lifestyle. 

This provision recognises that the detailed mapping has not yet been carried out.  The scale of the 

mapping that exists at the moment is based on the New Zealand Land Resource Inventory and it is 

relatively high level.  Hence the need for regional councils to more accurately map their regions.  

It must be recognised that the relevant soil maps are high level, interim and subject to refinement by 

regional councils in due course.   
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Figure 10: Subject site (marked with arrow) dark green Land Use Classification – Class 3 

It is acknowledged that the land is deemed to be highly productive due to the LUC-3 classification, 

however, as noted above, detailed mapping is yet to be undertaken by regional councils and the facts 

on the ground are that only the upper slopes that are used for viticulture are capable of land-based 

primary production.  

In this regard the subdivision seeks to subdivide the productive vineyard from the balance of the title 

which is not able to be used productively due to permanent and long term constraints including: 

 The large area of rock outcrops 

 The steep embankment (refer Attachment [L]), 

 Frost pooling on the north west portion of the sites, 

 The existing approved 1200m3 building platform,  

 The existing on-site ponds adjacent to the State Highway 

As noted in the report of Mr Crabbe (Attachment [L]), where the building platform is proposed is not 

suitable for viticulture and “Peregrine Wines who originally planted Wentworth, utilised as much of the 

site that was viable. The other unplantable areas were left as rocks of open spaces. For good reason 

they chose not to plant the land directly below the vineyard on Block 5 as they had the good sense to 

know it was not economically viable”1. 

Mr Crabbe concluded: 

Thus, for the above listed reasons the proposed lots will not affect and will retain the viable 
productive potential of the land. In addition, the area that the building platform is [located on is] 

 
1  p.2 of Attachment [L] – Viticultural assessment – Gary Crabbe  

Site Location  
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subject to obvious and permanent/long term constraints on the land that means the use of the 
highly productive land and land-based primary production is not able to be economically viable 
for at least 30 years. 

Under the NPS-HPL Clause 3.8(1), territorial authorities must avoid the subdivision of highly productive 

land unless one of the following applies to the subdivision, and the measures in subclause (2) are 

applied. With regard to this application, Clause 3.8(1)(a) applies: 

(a) the applicant demonstrates that the proposed lots will retain the overall productive capacity of 
the subject land over the long term 

The definition of productive capacity is as follows: 

Productive capacity, in relation to land, means the ability of the land to support land-based 
primary production over the long term, based on an assessment of: 

(a) physical characteristics (such as soil type, properties, and versatility); and 

(b) legal constraints (such as consent notices, local authority covenants, and easements); 
and 

(c) the size and shape of existing and proposed land parcels 

Clause 3.8(1) also requires measures in subclause (2) to be taken: 

(2) Territorial authorities must take measures to ensure that any subdivision of highly 
  productive land: 
(a) avoids if possible, or otherwise mitigates, any potential cumulative loss of the 

availability and productive capacity of highly productive land in their district; and 
(b) avoids if possible, or otherwise mitigates, any actual or potential reverse sensitivity 

effects on surrounding land-based primary production activities.  
 

The report of Mr Crabbe is referred to in this regard (Attachment [L]). The proposed lots will retain the 

productive capacity of the land over the long term by not affecting the existing viticultural activities on 

Lot 2, and locating the building platform on the site in a location that tis not suitable for viticulture.  

In relation to Clause 3.10(1)(a), and 3.10(1)(b)(i)-(iii), the proposed subdivision will not result in any loss 

of productive capacity of highly productive land, as the subdivision will result in the productive land on 

the upper terrace continuing to be utilised as a vineyard for land-based primary production activity which 

will continue to be economically viable without the unproductive land in Lot 2.  One additional lot will be 

produced.  Reverse sensitivity effects are mitigated through the proposed covenant and through the 

affected party approvals. 

Under the NPS-HPL Section 3.10(1), territorial authorities may allow highly productive land to be 

subdivided, used or developed for activities, if it is satisfied that: 

NPS-HPL Section 3.10(1) 
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(a) there are permanent or long-term constraints on the land that mean the use of the highly productive 
land for land-based primary production is not able to be economically viable for at least 30 years; 
and 

(b) the subdivision, use, or development: 
(i) avoids any significant loss (either individually or cumulatively) of productive capacity 
of highly productive land in the district; and 
(ii) avoids the fragmentation of large and geographically cohesive areas of highly 
productive land; and 
(iii) avoids if possible, or otherwise mitigates, any potential reverse sensitivity effects on 
surrounding land-based primary production from the subdivision, use, or development; and 

(c) the environmental, social, cultural and economic benefits of the subdivision, use, or development 
outweigh the long-term environmental, social, cultural and economic costs associated with the loss 
of highly productive land for land-based primary production, taking into account both tangible and 
intangible values. 

 

As shown in Figure 7 above, the land is subject to permanent and long term constraints including: 

 Rock outcrops 

 Easements 

 Existing Building platform (1200m2) 

 Stormwater soakage pond 

 Embankment (steep) 

The proposed subdivision avoids any significant loss (individually and cumulatively) of productive 

capacity of highly productive land in the district as subdivision does not affect the viticultural use of the 

upper terrace and the lower terrace is subject to permanent and long term constraints.   

The Gibbston land resource will be slightly more fragmented through the creation of one additional lot.  

However the Gibbston Valley is already subdivided for a mix of viticultural and residential uses, and is 

probably not considered to be a large and geographically cohesive area of HPL due to this existing mix 

of activities.  

Reverse sensitivity effects have been considered earlier and can be addressed.   

The separation of the site into two lots will result in some environmental, social, cultural and economic 

benefits that outweigh the long-term environmental, social, cultural and economic costs associated with 

the loss of highly productive land for land-based primary production, taking into account both tangible 

and intangible values, when recognising the constraints that exist on the site.  
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Provision 
No. 

Provision Discussion 
Assess-
ment  

Objective 
2.1 

Highly productive land 
is protected for use in 
land-based primary 
production, both now 
and for future 
generations. 

The proposal does involve subdivision of a site 
containing LUC 3 category soils, however the 
subdivision is separating the productive upper terrace 
(proposed Lot 2) for the unproductive lower terrace 
(proposed Lot 1).  The productive land in Lot 2 is 
protected for use in land based primary production.    

Consistent  

Policy 2.2-1  

Highly productive land 
is recognised as a 
resource with finite 
characteristics and 
long-term values for 
land-based primary 
production. 

This is recognised.  

Not 
applicable.  

Policy 2.2-2 

The identification and 
management of highly 
productive land is 
undertaken in an 
integrated way that 
considers the 
interactions with 
freshwater 
management and 
urban development. 

This policy is aimed more at regional and district councils 
that are required to identify and manage highly 
productive land in their district and regional plans.  

Not 
applicable. 

Policy 2.2-3 

Highly productive land 
is mapped and 
included in regional 
policy statements and 
district plans. 

This policy is aimed at regional and district councils.  

Not 
applicable.  

Policy 2.2-4 

The use of highly 
productive land for 
land-based primary 
production is 
prioritised and 
supported. 

The proposal will result in one additional lot and 
residential building platforms on the site, which could be 
seen as not prioritising or supporting the use of highly 
productive land for land based primary production. 
However as noted, the location of the platform and the 
separation of proposed Lot 1 will not affect the 
“prioritisation and support” of highly productive land as 
the land is not capable of being used for productive 
purposes.   

Neutral 

Policy 2.2-5 

The urban rezoning of 
highly productive land 
is avoided, except as 
provided in this 
National Policy 
Statement. 

No urban rezoning is proposed.  

Not 
applicable. 

Policy 2.2-6 

The rezoning and 
development of highly 
productive land as 
rural lifestyle is 
avoided, except as 
provided in this 
National Policy 
Statement. 

No rezoning is proposed.   
 
The proposal is a ‘development’ that includes a new 
building platform and the reshaping of an existing 
platform (while keeping it the same size).   
 
Clause 3.8(1) and 3.10(1)(a)(b)(c) provide an exemption 
that applies to the site (as described in AEE above).   

Consistent. 

Policy 2.2-7 
The subdivision of 
highly productive land 
is avoided, except as 

The proposal does involve subdivision of a site 
containing LUC 3 category soils however the proposal 
can fall within the exemption provided by the NPS-HPL 

Consistent   
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provided in this 
National Policy 
Statement. 

under Clause 3.8(1) and 3.10(1)(a)(b)(c).  The report by 
Gary Crabbe (viticulturalist) has demonstrated that the 
overall productive capacity of the land will be retained 
over the long term.   

Policy 2.2.8 

Highly productive land 
is protected from 
inappropriate use and 
development. 

The site falls into the LUC 3 category.  The proposal is 
not considered to be an inappropriate development as it 
will not prevent the existing viticultural land use on 
proposed Lot 2 from continuing or reduce the area of 
land that is capable of being used for productive 
purposes, recognising the limitations of the land 
contained within proposed Lot 1.   

Consistent  

Policy 2.2.9 

Reverse sensitivity 
effects are managed 
so as not to constrain 
land-based primary 
production activities 
on highly productive 
land. 

Reverse sensitivity effects are ‘managed’ as covered in 
section 8.6 of the AEE.  Based on the affected party 
approvals obtained from almost all adjoining properties 
and the proposed land covenant, the proposal includes 
management of reverse sensitivity effects so as not to 
constrain land based primary production activities.   

Consistent 

 

Overall, the land subject to the application will continue to be utilised for viticultural based primary 

production, that will contribute to the economic wellbeing of the owners of Lot 2, with the land in Lot 1 

that is unsuitable for productive purposes due to permanent long term constraints being separated from 

the viticultural land.  Overall, the proposed subdivision meets the exemption clauses within the NPS-

HPL, meaning it satisfies the objectives and policies above.  

10.2 Operative Regional Policy Statement  

Section 104(1)(b)(v) requires a consent authority to have regard to any regional policy statement or 

proposed regional policy statement.  The Operative Regional Policy Statement 1998 (ORPS) has now 

been revoked.  

10.3 Partially Operative Regional Policy Statement 2019  

The ORC notified its Proposed Regional Policy Statement (“PRPS”) on 23 May 2015. Decisions were 

released on 1 October 2016.  The ORC made parts of the PRPS fully operative on 15 March 2021.   

Chapter 3 of the PRPS is titled “Otago has high quality natural resources and ecosystems” and relates 

to natural resources, including landscapes that are not outstanding but which are valued.  This is covered 

in the following assessment as the proposal is not located within an ONL area.  

Objective 3.2 is that ‘Otago’s significant and highly-valued natural resources are identified, and protected 

or enhanced’.  Policies 3.2.5 and 3.2.6 relate to highly values landscapes that are not outstanding: 

Policy 3.2.5 - Identifying highly valued natural features, landscapes and seascapes  

Identify natural features, landscapes and seascapes, which are highly valued for their contribution 

to the amenity or quality of the environment but which are not outstanding, using the attributes in 

Schedule 3. 
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This objective is aimed at territorial authorities.  The Gibbston valley has been identified as having a 

special character, as evidenced by the Gibbston Character Zone.  

Policy 3.2.6 Managing highly valued natural features, landscapes and seascapes  

Maintain or enhance highly valued natural features, landscapes and seascapes by all of the 

following:  

a) Avoiding significant adverse effects on those values that contribute to the high value of the 

natural feature, landscape or seascape;  

b) Avoiding, remedying or mitigating other adverse effects;  

c) Encouraging enhancement of those values that contribute to the high value of the natural feature, 

landscape or seascape. 

 

With regard to the first part of Policy 3.2.6, the proposal will maintain the existing character of the 

Gibbston Valley, which features houses typically clustered in groups amongst viticultural activity.  

In terms of (a), the proposal does not result in any significant adverse effects.   

In terms of (b), other adverse effects are successfully avoided, remedied or mitigated through the 

planting and landscaping, the clustering of built form, and recessive colours and materials stipulated 

under permitted activity standards.  

Part (c) of the policy is to encourage enhancement of those values that contribute to the high value of 

the landscape.  The vineyard is not affected by the proposal, and is being retained.  Natural character is 

being enhanced to a small degree through the structural landscaping.  

Overall the proposal is consistent with the relevant objective and the associated policy of the PORPS 

2019.  

10.4 Proposed Regional Policy Statement 2021  

The PORPS 2021 was publicly notified on 26 June 2021.  It has progressed to hearings, however no 

‘decisions on submissions’ have been released at this time.  There are two parts, freshwater and on-

freshwater.   

Chapter NFL (Natural Features and Landscapes) contains objectives and policies relating to landscape 

that are not highly values but not outstanding.  

 

NFL–O1 – Outstanding and highly valued natural features and landscapes  

The areas and values of Otago’s outstanding and highly valued natural features and landscapes 

are identified, and the use and development of Otago’s natural and physical resources results in:  

(1) the protection of outstanding natural features and landscapes, and  

(2) the maintenance or enhancement of highly valued natural features and landscapes. 
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As noted above for the PORPS 2019 assessment, the proposal will be consistent with and maintain the 

maintain the existing character of the Gibbston Valley, which features houses typically clustered in 

groups amongst viticultural activity.  Natural character is being enhanced to a small degree through the 

structural landscaping.  The ‘man-made’ element of the Gibbston Character Zone that is attractive, i.e. 

the vineyard, is not affected by the proposal.  

 

NFL–P3 – Maintenance of highly valued natural features and landscapes  

Maintain or enhance highly valued natural features and landscapes by:  

(1) avoiding significant adverse effects on the values of the natural feature or landscape, and  

(2) avoiding, remedying or mitigating other adverse effects.  

 

As noted above for the PORPS 2019 assessment, the proposal does not result in any significant adverse 

effects. In terms of (2), other adverse effects are successfully avoided, remedied or mitigated through 

the planting and landscaping, the clustering of built form, and recessive colours and materials stipulated 

under permitted activity standards. 

NFL–P4 – Restoration  

Promote restoration of the areas and values of outstanding and highly valued natural features and 

landscapes where those areas or values have been reduced or lost. 

 

The Gibbston Character Zone is somewhat unique in that the special character is created primarily by 

the vineyards in a confined area, and residential activity amongst the vineyards is also a part of this 

character along the length of the valley.  

Overall the proposal is consistent with the relevant objective and the associated policy of the PORPS 

2021.  

10.5 Operative District Plan  

Under section 104 the Council must have regard to the relevant objectives, policies and assessment 

criteria of the ODP.   

While the new Objectives and Policies for the Gibbston Character Zone under the PDP are not under 

appeal, there is no provision in the RMA for them to be ‘treated as operative’ and are therefore are 

assessed in full in Attachment [N].  

It is submitted that limited weight should be given to the ODP objectives and policies, as there are no 

rules triggered under the ODP by which to implement the objectives and policies.  
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10.6 Proposed District Plan  

10.6.1 Strategic Direction (Chapter 3)  

The Strategic objective is to:  

3.2.1 The development of a prosperous, resilient and equitable economy in the District. (addresses Issue 1) 

The proposal will enable the applicant to provide for their social and economic well-being through the 

creation of an additional housing unit, while maintaining the existing viticultural use of the site, and that 

will in turn contribute to a prosperous, resilient, and equitable economy in the district.  

The only relevant associated policy is set out below:  

3.2.1.8 Diversification of land use in rural areas beyond traditional activities, including farming, provided 
that the character of rural landscapes, significant nature conservation values and Ngāi Tahu values, 
interests and customary resources, are maintained. (also elaborates on S.O.3.2.5 following)  

The proposal achieves the strategic policy.  The proposal does represent a diversification of land use in 

a rural area that maintains the existing character of rural (Gibbston Character) landscapes (houses 

amongst vineyards) and does not affect significant nature conservation and Ngai Tahu values.  

3.2.4 The distinctive natural environments and ecosystems of the District are protected. (addresses 

Issue 4)  

The proposal achieves the strategic policy.  The proposal will not affect the distinctive natural 

environments and ecosystems of the district.  The relevant policies are set out below:  

3.2.4.2  The spread of wilding exotic vegetation is avoided.  

The site does not exhibit wilding species at present.  

3.2.5 The retention of the District’s distinctive landscapes. (addresses Issues 2 and 4) 

The location of the proposal (amongst a cluster of existing residential activity) means it will not affect the 

retention of the District’s distinctive landscapes.  The relevant policies are set to below: 

3.2.5.1 The landscape and visual amenity values and the natural character of Outstanding Natural 

Landscapes and Outstanding Natural Features are protected from adverse effects of subdivision, use and 

development that are more than minor and/or not temporary in duration. 

The site is not an ONL or ONF.  

3.2.6 The District’s residents and communities are able to provide for their social, cultural and 

economic wellbeing and their health and safety. (addresses Issues 1 and 6) 
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The proposal enables the applicant to provide of their social and economic well-being, and the proposal 

will result in one additional residential unit within the Queenstown Lakes district.  

Other relevant Strategic Policies are set out below:  

3.3.22  Provide for rural living opportunities in areas identified on the District Plan maps as appropriate 

for rural living developments. (relevant to S.O. 3.2.1.7, 3.2.5.1 and 3.2.5.2) 

The term ‘rural living’ (with no capitals) usually refers to the Rural Residential and Rural Lifestyle zones.  

The policy is therefore thought not to apply.  

3.3.23 Identify areas on the District Plan maps that are not within Outstanding Natural Landscapes or 

Outstanding Natural Features and that cannot absorb further change, and avoid residential development 

in those areas. (relevant to S.O. 3.2.1.8 and 3.2.5.2) 

The Gibbston Character Zone provides for residential development as a discretionary activity and has 

not been identified on the District Plan maps as an area that cannot absorb further change.  

3.3.24  Ensure that cumulative effects of new subdivision and development for the purposes of rural 

living does not result in the alteration of the character of the rural environment to the point where the area 

is no longer rural in character. (relevant to S.O. 3.2.1.8, 3.2.5.1 and 3.2.5.2) 

The proposals is a form of rural living (no capitals).  Cumulative effects of the subdivision and the 

additional and altered building platform have been carefully considered in the landscape and visual 

effects assessment.  State Highway 6 – Gibbston Valley will remain predominantly rural in appearance.  

The addition of one extra platform within an existing rural living style development will not alter the 

character of the rural environment to the point where the area is no longer rural in character.  The 

character of the upper terrace of the Gibbston Valley along the State Highway is a mixture of vineyards 

with interspersed built form.  

3.3.26 That subdivision and / or development be designed in accordance with best practice land use 

management so as to avoid or minimise adverse effects on the water quality of lakes, rivers and wetlands 

in the District. (relevant to S.O. 3.2.1.8, 3.2.4.1 and 3.2.4.3) 

Modest earthworks are necessary, the effects of which are readily managed through the short form EMP 

provide in Attachment [J].  The servicing report notes that with regard to wastewater, the site soils 

assessment provided with the Geosolve geotechnical report (Attachment [O]) confirms the land is 

suitable for on-site disposal of wastewater.  

10.6.2 Landscapes & Rural Character (Chapter 6)  

Chapter 6 Policy 6.3.1.3 states:  
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Provide a separate regulatory regime for the Gibbston Valley (identified as the Gibbston Character Zone), 

Rural Residential Zone, Rural Lifestyle Zone and the Special Zones within which the Outstanding Natural 

Feature, Outstanding Natural Landscape and Rural Character Landscape categories and the policies of 

this Chapter related to those categories do not apply unless otherwise stated. (SO 3.1B.5 and 3.1B.6). 

There is a separate regulatory regime for the Gibbston Valley and the ONF/ONL/CL policies do not apply.  

The separate regulatory regime is the policies below, plus the Gibbston Character Zone.  

6.3.2 Managing Activities in the Rural Zone, the Gibbston Character Zone, the Rural 

Residential Zone and the Rural Lifestyle Zone  

6.3.2.1 Avoid urban development and subdivision to urban densities in the rural zones. (SO 3.2.2, 

3.2.2.1, 3.2.5, 3.2.5.2, 3.2.5.3, 3.2.5.4, 3.2.5.5, 3.2.5.6, and SP 3.3.15).  

The proposal does not fall within the definition of urban development.  

6.3.2.2 Ensure that the location and direction of lights does not cause excessive glare and avoids 

unnecessary degradation of views of the night sky and of landscape character, including of the sense of 

remoteness where it is an important part of that character. (SO 3.2.5, 3.2.5.2, 3.2.5.3, 3.2.5.4, 3.2.5.5, 

3.2.5.6, and SP 3.3.20, 3.3.23, 3.3.30, 3.3.31, 3.3.34, 3.3.35).  

A consent notice condition is volunteered with regard to exterior lighting.  

6.3.2.3 Ensure the District’s distinctive landscapes are not degraded by production forestry planting 

and harvesting activities. (SO 3.2.1, 3.2.1.7, 3.2.5, 3.2.5.2, 3.2.5.3, 3.2.5.4, 3.2.5.5, 3.2.5.6, and SP 3.3.20, 

3.3.21, 3.3.27, 3.3.30, 3.3.31, 3.3.34, 3.3.35).  

No production forestry is proposed.  

6.3.2.4 Enable continuation of the contribution low-intensity pastoral farming in the Rural Zone and 

viticulture in the Gibbston Character Zone on large landholdings makes to the District’s landscape 

character. (SO 3.2.1, 3.2.1.7, 3.2.5, 3.2.5.2, 3.2.5.3, 3.2.5.4, 3.2.5.5, 3.2.5.6, and SP 3.3.21).  

The proposal enables the continuation of the contribution viticulture in the Gibbston Character Zone 

makes to the district’s landscape character through the retention of the vineyard in Lot 2, and the 

placement of the additional and altered platform in location on the site not suitable for viticulture (refer 

Crabbe report in Attachment [L]).  

6.3.2.5 Avoid indigenous vegetation clearance where it would significantly degrade the visual 

character and qualities of the District’s distinctive landscapes. (SO 3.2.1, 3.2.1.8, 3.2.4, 3.2.5, 3.2.5.2, 

3.2.5.3, 3.2.5.4, 3.2.5.5, 3.2.5.6, and SP 3.3.30, 3.3.31, 3.3.34, 3.3.35).  

No indigenous vegetation clearance is proposed.  
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6.3.2.6 Encourage subdivision and development proposals to promote indigenous biodiversity 

protection and regeneration where the landscape values and nature conservation values would be 

maintained or enhanced, particularly where the subdivision or development constitutes a change in the 

intensity in the land use or the retirement of productive farm land. (SO 3.2.1, 3.2.1.7, 3.2.1.8, 3.2.4, 3.2.4.1 

– 3.2.4.7, 3.2.5.2, 3.2.5.3, 3.2.5.4, 3.2.5.5, 3.2.5.6, and SP 3.3.20, 3.3.30, 3.3.31, 3.3.34, 3.3.35).  

The proposal includes indigenous biodiversity regeneration to a small degree through the structural 

planting proposed.  

6.3.2.7 Ensure that subdivision and development in the Outstanding Natural Landscapes and Rural 

Character Landscapes in proximity to an Outstanding Natural Feature or Outstanding Natural Landscape 

does not compromise the landscape values of that Outstanding Natural Feature or Outstanding Natural 

Landscape. (SO 3.2.5, 3.2.5.2, 3.2.5.3, 3.2.5.4, 3.2.5.6, and SP 3.3.30, 3.3.31)  

Not applicable – the site is not within an ONL or RCL.  

6.3.2.8 Encourage any landscaping to be ecologically viable and consistent with the established 

character of the area. (SO 3.2.5, 3.2.5.2, 3.2.5.3, 3.2.5.5, and SP 3.3.30, 3.3.34, 3.3.35). 

The proposed landscaping has been selected to be ecologically viable and consistent wit the established 

character of the area.  

Overall the proposal is consistent the Chapter 6 objectives and policies.  

10.6.3  Gibbston Character Zone (Chapter 23)  

The objectives and policies for the Gibbston Character zone are set out below and commented on 

individually.  

23.2.1 Objective – The economic viability, character and landscape values of the Gibbston 
Character Zone are protected by enabling viticulture and other appropriate activities that rely on 
the rural resource of the Gibbston Valley and managing the adverse effects resulting from other 
activities locating in the Zone.  

The proposal is considered to be consistent with the second part of the objective which is most relevant, 

and which relates to ‘other activities’ that do not rely on the rural resources of the Gibbston Valley. The 

adverse effects of this additional platform can be managed through design controls and conditions of 

consent.  The site has never been used for viticulture and following its subdivision into a rural living node 

as part of the Wentworth subdivision, its future use is for rural living purposes.  

Policies 23.2.1.1 Enable viticulture activities and provide for other appropriate activities that rely on the rural 
resource of the Gibbston Valley while protecting, maintaining or enhancing the values of indigenous 
biodiversity, ecosystems services, the landscape and surface of lakes and rivers and their margins.  
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The site has never been used for viticulture and following its subdivision into a rural living node as part 

of the Wentworth subdivision, its future uses for rural living purposes.  It is fanciful to consider the site 

could now be used for viticulture due to its small size.  The proposal will maintain existing indigenous 

vegetation and additional planting will result in a small enhancement. The landscape will also be 

protected and maintained through the careful placement of the building platform and the volunteered 

design controls.  

23.2.1.2 Ensure land with potential value for rural productive activities is not compromised by the 
inappropriate location of other developments and buildings.  

The site will continue to be used for rural productive activities on Lot 2.  With regard to Proposed Lot 1, 

this part of the site does not have potential value for viticulture or other productive activities due to the 

permanent and long terms constraints apparent on the site and as shown in Figure 7.   

23.2.1.3 Ensure activities not based on the rural resources of the area occur only where the character and 
productivity of the Gibbston Character zone and wider Gibbston Valley will not be adversely impacted.  

The proposal achieves this policy.  The residential building platform is not based on the rural resources 

of the area and has been located where the character and productivity of the Gibbston Character Zone 

and wider Gibbston Valley will not be adversely affected due to the clustered location of the building 

platform.  

23.2.1.4 Provide for a range of buildings allied to rural productive activity and worker accommodation.  

This policy does not relate to the proposal.  No buildings proposed allied to rural productive activity or 

worker accommodation are proposed.  

23.2.1.5 Avoid or mitigate adverse effects of development on the landscape and economic values of the 
Gibbston Character zone and wider Gibbston Valley.  

The proposal achieves this policy, the adverse effects of development on the Gibbston landscape have 

been mitigated.  There is not an adverse effect on the economic values. The site will continue to be used 

for viticulture, however Lot 1 has not been and could not be used for viticulture due to its small size and 

steep terrain and the permanent and long terms constraints apparent on this site as shown in Figure 7.  

23.2.1.6 Protect, maintain and enhance landscape values by ensuring all structures are located in areas 
with the potential to absorb change.  

The proposal achieves this policy, the platform has been located in the only location on the site that can 

absorb change. The mitigation planting and location will protect, maintain and enhance landscape 

values.  

23.2.1.7 Avoid the location of structures, including water tanks, other than regionally significant 
infrastructure, on skylines, ridges, hills and prominent slopes. 
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The proposal achieves this policy, the platform requires mitigation planting to be established to ensure 

a future building does not breach the skyline in the short section of views from State Highway 6.   

 
23.2.1.8 Locate, design, operate and maintain regionally significant infrastructure so as to seek to avoid 
significant adverse effects on the character of the landscape, while acknowledging that location constraints 
and/or the nature of the infrastructure may mean that this is not possible in all cases.  

23.2.1.9 In cases where it is demonstrated that regionally significant infrastructure cannot avoid significant 
adverse effects on the character of the landscape, such adverse effects shall be minimised. (under appeal) 

These policies are not applicable to the proposal.  

23.2.10 Provide for the establishment of activities such as commercial recreation, visitor accommodation 
and rural living that are complementary to the character and viability of the Gibbston Character Zone, 
providing they do not impinge on rural productive activities.  

The proposal achieves this policy.  It is an application for rural living activity that is complementary to the 

character in this area created by the Wentworth subdivision, and which does not impinge on rural 

productive activities.  

23.2.1.11 The location and direction of lights do not cause glare to other properties, roads, public places or 
degrade views of the night sky.  

The proposal will achieve this policy through the volunteered consent notice condition.  

23.2.1.12 Avoid adverse cumulative impacts on ecosystem and nature conservation values.  

The proposal will not result in adverse cumulative effects on ecosystem and nature conservation values.  

The site does not exhibit significant nature conservation or ecosystem values, and additional native 

planting is proposed.  

 
23.2.1.13 Have regard to the risk of fire from vegetation and the potential risk to people and buildings, when 
assessing subdivision and development. 

The site is predominantly covered in pasture.  This is mown from time to time to ensure it remains at a 

suitable length and is not an undue fire risk.  The site is not considered to be at high risk of fire.  

23.2.2 Objective - The life supporting capacity of soils is sustained.  

The proposal will not affect the life supporting capacity of soils.  Any topsoil removed by the construction 

of the future dwelling will be re-used on site.  The soils on this site are not used in a life supporting 

capacity due to it being on a rural lifestyle sized allotment.  

23.2.2.1 Avoid the adverse effects of subdivision and development on the life-supporting capacity of soil.  
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As noted above, the soils on this site are not used in a life supporting capacity due to it being on a rural 

lifestyle sized allotment. 

23.2.2.2 Enable a range of activities to utilise the range of soil types and microclimates.  

This proposal is considered to be consistent with this policy as the upper part of the site within Lot 2 will 

continue to be used for viticulture. The use of the lower part of the site for rural living purposes is not 

compromising the availability of land with soil suitable for viticulture, as it is predominantly rock and 

subject to permanent and long term constraints.  

 
23.2.2.3 Protect the soil resource by controlling activities including earthworks and indigenous vegetation 

clearance.   

No indigenous vegetation clearance is proposed.  Earthworks for this subdivision are relatively discrete 

involving the creation of a new driveway within proposed Lot 1 and forming the building platform and 

access (along an existing track) within proposed Lot 2.  All topsoil scraped will be re-utilised on site. 

Further earthworks are not necessary to construct a dwelling within the building platform.  

23.2.2.4 Encourage land management practices and activities that benefit soil and vegetation cover.  

This policy is not directly applicable to the proposal, however a small amount of extra vegetation cover 

is part of the proposal.  

 
23.2.3 Objective - The life supporting capacity of water is safeguarded through the integrated 

management of the effects of activities.  

23.2.3.1 In conjunction with the Otago Regional Council, regional plans and strategies:  

a. encourage activities that use water efficiently, thereby conserving water quality and quantity;  

b. discourage activities that adversely affect the potable quality and life supporting capacity of water and 

associated ecosystems.  

The proposal is consistent with the above objective and policy.  The existing water supply can be utilised 

for Lot 1 and a new bore is proposed to service Lot 2.  On-site wastewater disposal is a permitted activity 

under the Regional Plan: Water, so is not considered to be an adverse effect.  

23.2.4 Objective - Land management practices that recognise and accord with the environmental 

sensitivity and amenity values of the Gibbston Character Zone are encouraged.  

The land management in this case is for rural living purposes and will accord with the environmental 

sensitivity and amenity values of the Gibbston Character zone in this part of State Highway 6 – Gibbston 

Valley.   
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23.2.4.1 Encourage appropriate management of vegetation cover and development including earthworks 

to prevent siltation and sedimentation effects on water resources.  

The proposal can achieve this policy subject to appropriate erosion and sediment control measures being 

applied at the time of earthworks, as per the short form EMP in Attachment [J].   

23.2.4.2 Noise levels should not be inconsistent with rural productive activities and the character and rural 

amenity of the Gibbston area.  

The proposal achieves the policy.  

23.2.4.3 Control access and egress to ensure safe and efficient movement of traffic on roads and for users 

of trails, walkways and cycleways.  

This policy is achieved, the access and egress are existing on to State Highway 6, and the proposed 

new driveway access arrangements will ensure safe and efficient movement of traffic.   This is described 

in detail in the services report in Attachment [H].  

23.2.4.4 Manage forestry and farm-forestry activities to avoid adverse effects on landscape, amenity and 

viticulture production. 

This policy is not applicable to the proposal.  

10.6.5 Earthworks (Chapter 25)  

The key objective is set out below:  

25.2.1 Objective – Earthworks are undertaken in a manner that minimises adverse effects on the 

environment, including through mitigation or remediation, and protects people and communities. 

The proposal achieves the objective as adverse effects on the environment are minimised, the completed 

earthworks will be finished in a natural contour to ensure they appear natural in the landscape once 

revegetated.  Landscape and visual amenity values can be maintained.  The overall volume of 

earthworks is reasonably small being 860m³ total (430m3 of cut and 430m3 of fill) and within the permitted 

baseline in terms of volume.   

The proposal is also consistent with Policies 25.2.1.1 through to 25.2.1.11.  These policies primarily 

relate to environmental protection, nuisance matters, amenity values and cultural heritage including wahi 

tapu.  The proposal can meet these policies through the site management works and through the 

imposition of consent conditions to ensure erosions and sediment control matters are applied.  

10.6.5 Subdivision Objectives and Policies (Chapter 27)  

The relevant objectives and policies are set out below:  

Version: 1, Version Date: 10/11/2023
Document Set ID: 7820782



 

53 

27.2.1 Objective ‐ Subdivision that will enable quality environments to ensure the District is a 

desirable place to live, visit, work and play.  

The subdivision will enable a quality rural living sized allotment to be created within an existing rural 

living area in the Gibbston Valley.  

27.2.1.1 -Require subdivision  infrastructure  to  be  constructed  and  designed  so  that  it  is  fit  for 

purpose, while recognising opportunities for innovative design.   

27.2.1.3 - Require that allotments are a suitable size and shape, and are able to be serviced and developed 

for the anticipated land use under the applicable zone provisions.  

The new allotment / platform can be serviced so that it is fit for a rural living purpose.  The allotment 

shape and size are consistent with that anticipated for a rural living development, and residential activity 

is anticipated in the Gibbston Character Zone as a discretionary activity.   

27.2.2 - Objective - Subdivision design achieves benefits for the subdivider, future residents and 

the community. 

27.2.2.6 Encourage innovative subdivision design that responds to the local context, climate, landforms 

and opportunities for views or shelter. 

The subdivision design separates the unproductive land subject to permanent and long term constraints 

in Lot 1 from the productive land in Lot 2, and creates a building platform associated with the viticulture.  

The design places the building platform centrally within a node of existing residential built form, clustering 

the built elements.  

27.2.4 – Objective ‐ Natural features,  indigenous  biodiversity  and heritage  values  are  identified, 

incorporated and enhanced within subdivision design.  

27.2.4.4 Encourage initiatives to protect and enhance landscape, vegetation and indigenous biodiversity 

by having regard to:  

a. whether any landscape features or vegetation are of a sufficient value that they should be retained and 

the proposed means of protection;  

The objective and policy are not particularly relevant to the site given its limited biodiversity and absence 

of heritage values / distinctive landscape features.  Earthworks are small in scale and nestle the built 

form into the slope.  

27.2.5 - Objective ‐ Infrastructure and services are  provided  to  new  subdivisions  and 

developments.  

Policies   Transport, Access and Roads   
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27.2.5.1 

Integrate subdivision  roading  with  the  existing  road  networks  in  a  safe  and  efficient  manner  that  r

eflects expected  traffic  levels and  the  provision for  safe and  convenient  walking and cycling.  For the 

purposes  of  this  policy,  reference  to  ‘expected  traffic  levels’  refers  to  those  traffic levels anticipate

d as a result of the zoning of the area in the District Plan.   

27.2.5.2 

Ensure  safe  and  efficient  pedestrian,  cycle  and  vehicular  access  is  provided  to  all  lots  created by 

subdivision and to all developments.   

27.2.5.3 

Provide linkages to public transport networks, and to trail, walking and cycling networks, where useful link

ages can be developed.   

27.2.5.4 Ensure the  physical  and  visual  effects  of  subdivision  and  roading  are  minimised  by  utilising 

existing topographical features.  

27.2.5.5 Ensure appropriate design  and  amenity  associated  with  roading,  vehicle  access  ways, trails 

and trail connections, walkways and cycle ways are  provided  for  within  subdivisions by having regard to:  

The proposal can be fully serviced.  Lot 1 can connect to existing reticulated Station Services Ltd 

infrastructure, and Lot 2 is able to be serviced with on-site infrastructure. Physical and legal access is 

suitable.  

10.7 Weight to be given to the Proposed and Operative 
Plans  

As noted above in section 10.3, no appeals have challenged the objective and policy framework for the 

Gibbston Character Zone.   

A weighting exercise is only necessary where there is a difference between the ODP and PDP in respect 

of anticipated outcomes, which in turn lead to a differing outcome on the resource consent application 

under the decision-making framework.  It is concluded that no difference in those provisions arises 

between the ODP and PDP.  The proposal is acceptable relative to the relevant provisions of both the 

PDP and ODP.  Accordingly, the Council does not need to consider the weight to be given to the PDP.  

11. Other Matters 
Section 104(1)(c) of the Act permits Council to have regard to “any other matter the consent authority 

considers relevant and reasonably necessary to determine the application”.   

Precedent is a relevant matter to be considered, however all subdivision and residential activity in the 

Gibbston Character Zone is a discretionary activity and must be considered on its merits.  Wentworth’s 
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original proposal was “to use all the land that is suitable for growing of grapes for that purpose and to 

site the residences and other buildings on land that is unsuitable for growing grapes2”.   

The same philosophy is applied to this application, which seeks to continue to use the land that is suitable 

for the growing of grapes for that purpose, and to place a residential unit on land that tis unsuitable for 

growing grapes.  It is noted that the Wentworth decision was 25 years ago and since that time the 

character of the Gibbston Valley area has changed considerably, and the Queenstown Lakes district has 

experienced incredible growth.  The proposal seeks to sustainably manage the Gibbston Valley resource 

by adding one additional residential unit in a location with capacity to absorb the development.   

No other matters are considered relevant to this proposal.  

12. Conclusion 
In considering whether to approve the application, the Council is required to have regard to any relevant 

provisions of any national policy statements, national environmental standards, regional policy 

statements, regional plans and district plans, “subject to Part 2”.  The Council is also required to have 

regard to the effects of the proposal on the environment.  The proposed development will achieve the 

purpose of sustainable management under section 5 of the Act, including by reference to the other 

principles in Part 2 of the Act by:  

 Enabling the Applicant to provide for their economic and social well-being through the 

development of one additional lot and one new & amended building platform on the part of the 

site that is not suitable for viticulture due to permanent long term constraints and is not of a 

sufficient size to be an economic farming unit, while at the same time; 

 Enabling another residential unit in the Queenstown Lakes district, an area with a housing 

shortfall;   

 Avoiding, remedying and mitigating the adverse environmental effects of the proposal, 

specifically the landscape, visual amenity and Gibbston character effects through design 

controls, earthworks and landscaping; and 

 Enhancing to a small degree the natural character of the site through additional native planting.  

 
2  Page 3 of Environment Court decision C135/97 in Attachment [D]  
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RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Search Copy

 Identifier 9724
 Land Registration District Otago
 Date Issued 09 August 2002

Prior References
OT19A/1179 OT19A/245

 Estate Fee Simple
 Area 4.8416 hectares more or less

 
Legal Description Lot        25 Deposited Plan 302492 and Lot 5

  Deposited Plan 27121
Registered Owners
Pringle   Trustee (2016) Limited

Interests

Subject            to Part IV A Conservation Act 1987 (affects lot 5 DP 302492)
Subject            to Section 11 Crown Minerals Act 1991 (affects lot 5 DP 27121)
Subject           to Section 8 Mining Act 1971 (affects lot 25 DP 302492)
Subject            to Section 5 Coal Mines Act 1979 (affects lot 25 DP 302492)
Subject                     to a right of way over parts lot 5 DP 27121 marked K,N,DD DP 27121 specified in Easement Certificate 964650.4
    - 25.3.1999 at 12:16 pm

Appurtenant                    to lot 5 DP 27121 is a right of way specified in Easement Certificate 964650.4 - 25.3.1999 at 12:16 pm
The                easements specified in Easement Certificate 964650.4 are subject to Section 243 (a) Resource Management Act 1991
Subject                         to a right to convey electricity in gross over parts lot 5 DP 27121 marked q-u,t-u DP 27121 and a right to operate a

                   transformer in gross over parts lot 5 DP 27121 marked q-u,t-u DP 27121 to Dunedin Electricity Limited created by
       Transfer 964650.5 - 25.3.1999 at 12:16 pm

The               easements created by Transfer 964650.5 are subject to Section 243 (a) Resource Management Act 1991
Subject                     to a right to convey power,water & telecommunications and drain foul sewage in gross over parts lot 5 DP 27121

                 marked q-u,t-u DP 27121 to Station Services Limited created by Transfer 964650.6 - 25.3.1999 at 12:16 pm
The               easements created by Transfer 964650.6 are subject to Section 243 (a) Resource Management Act 1991
Appurtenant                  to lot 5 DP 27121 are rights of way created by Transfer 964650.8 - 25.3.1999 at 12:16 pm
The               easements created by Transfer 964650.8 are subject to Section 243 (a) Resource Management Act 1991
Subject                        to a right of way over part lot 5 DP 27121 marked K DP 302942 created by Transfer 964650.9 - 25.3.1999 at

 12:16 pm
Appurtenant                  to lot 25 DP 302492 are rights of way created by Transfer 964650.9 - 25.3.1999 at 12:16 pm
The               easements created by Transfer 964650.9 are subject to Section 243 (a) Resource Management Act 1991
965322.1               Encumbrance of lot 5 DP 27121 to Station Services Limited - 8.4.1999 at 2.50 pm
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965662.1                   Gazette Notice declaring that part State Highway No.6 (Nevis Bluff to Kawarau River) to be a limited access
          road - 14.4.1999 at 11.45 am (affects lot 5 DP 27121)

980551.1                   Notice under Section 91 Transit New Zealand Act 1989 - 21.12.1999 at 3.40 pm (affects lot 5 DP 27121)
Land         Covenant in Transfer 986114.1 - 3.4.2000 at 2:43 pm
5310472.3               Encumbrance of lot 25 DP 302492 to Station Services Limited - 9.8.2002 at 11:43 am
Land              Covenant in Transfer 5310472.4 - 9.8.2002 at 11:43 am (affects lot 25 DP 302492)
Subject             to Section 241(2) and Section 242(1) Resource Management Act 1991(affects DP 302492 )
Subject                        to a right of way over part lot 5 DP 27121 marked J DP 302492 created by Transfer 5310472.9 - 9.8.2002 at 11:43
 am
The               easement created by Transfer 5310472.9 is subject to Section 243 (a) Resource Management Act 1991
Appurtenant                   to lot 5 DP 27121 is a right of way created by Transfer 5310472.10 - 9.8.2002 at 11:43 am
The               easement created by Transfer 5310472.10 is subject to Section 243 (a) Resource Management Act 1991
Appurtenant                    to lot 25 DP 302492 is a right of way specified in Easement Certificate 5310472.11 - 9.8.2002 at 11:43 am
The                easement specified in Easement Certificate 5310472.11 is subject to Section 243 (a) Resource Management Act 1991
11003685.3            Mortgage to ANZ Bank New Zealand Limited - 1.2.2018 at 10:34 am
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100mm dia SS to
effluent disposal

Future house
Not included in

this building
consent

Existing effluent
disposal

Water supply
from overhead
tanks

N
Proposed Shed
Area 323.22 m2

GIBBSTON HIGHWAY

LOT 5
DP 27121

 EXISTING R.O .W . RevID ChID Change Name Date

0

A

B

C

A-1
A-2
B-1
C-1

C-2

Future house note
Permeable driveways note
Earthworks note
Soak pit relocated
Stormwater Soakage
Calculation

13/03/2020
22/04/2020

10/08/2020

20/08/2020

28/08/2020

C-1-C

C-2-C

4 Site Location Plan 1:10000

2 North Perspective

3 South Perspective

1 Site Plan 1:2000

SITE NOTES:

Gibbston Highway, Gibbston
Territorial Authority: Queenstown Lakes
District

LEGAL DESCRIPTION:
LOT 5
DP 27121

Site Area: 47,703m2

Site Coverage: 323.22m2 - 1%
Planning Zone: Gibbston Character
Earthquake Zone: Zone 2
Corrosion Zone: Zone B
Climate Zone: Climate Zone 3
Wind Zone: Very High

STORM WATER SOAKAGE
(Driveway is permeable gravel)

Refer to CS 4.4 Stormwater Soak Pit
Calculation Form from Queenstown District
Council.

Using E1/VM1:
The volume of storage required in the
soak pit, Vstor (m3), shall be calculated by:
Vstor = Rc – Vsoak

Rc = 10CIA
Rc = 10 * 0.9 * 15.3 * 0.0323ha = 4.45

Vsoak = AspSr/1000
Vsoak = 7 * 30 / 1000 = 0.21

Vstor = Rc – Vsoak
Vstor = 4.45 - 0.21 = 4.24m3

0.61m Deep x 2.80m Wide x 2.50m long
Depth of top soil = 0.3m

Depth in meters below ground level = 0.91m

All driveways are permeable. No sumps
required.

Earthworks Note:
Alluvial silt to be removed and replaced with
engineered fill. Refer to geotechnical report for
details.
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100mm ø uPVC SS 1:60 fall to existing effluent disposal

DP

DP

DP

DP
DP

DP

CONCRETE SLAB
100mm thick 25MPa concrete slab with SE62 mesh,
35 top cover on 75mm extruded polystyrene on 0.25
polyethylene DPM with taped joints on 25mm max
sand binding on 150mm min residential hard fill.

CONCRETE SLAB
100mm thick 25MPa concrete slab with SE62
mesh, 35 top cover on 0.25 polyethylene DPM
with taped joints on 25mm max sand binding
on 150mm min residential hard fill.

fwg

fwg

fwg

IP IP

10
0m
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0m
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 ø
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65mm ø
1:40 fall

65mm ø
1:40 fall

65mm ø
1:40 fall100mm ø

1:60 fall

100mm ø
1:60 fall

65
m
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 ø

 1
:4

0 
fa

ll

65mm ø
1:40 fall

65mm ø 1:40 fall

65mm ø 1:40 fall

65mm ø
1:40 fall

10
0m

m
 ø

65
mm ø

1:4
0 f

all

100mm ø
1:60 fall

65mm ø
1:40 fall

100mm ø TV

SLAB REBATES
Rebate sizes to be confirmed by joinery mfg and builder prior to commencement of building
works. Any updates and revisions to be discussed with the designer prior to execution of works.

PIPES THROUGH FOOTING
Allow for 30mm clearance
between pipes and footing.

FALL TO FLOOR WASTE
1:60 fall to FWG in tiled floors
in all wet areas.

40
m

m
 lo

w
pr

of
ile

 fr
am

e

SG8 H1.2 90x45 wall
framing @ 400 crs
Non-sealed 10mm GIB
Aqualine

Showerbond adhesive

2mm sanitary grade
acrylic

Aquacheck seal

Anti-capillary air gap
Acrylic shower tray

EARTHWORKS
All unstable materials identified in foundation excavations, particularly those softened by
exposure to water, should be undercut and replaced with engineered fill during construction. Any
fill that is utilised as bearing for foundations should be placed and compacted in accordance with
NZS 4431:1989 and certification provided to that effect.

M

N

O

L

RevID ChID Change Name Date
0

A

B

C

A-1
A-2

A-3

A-4
B-1
B-2
B-3
C-1

C-2

Added FWG
Added inspection point
Pipe gradient changed to
1:60
Added terminal vent
Earthworks note
Indicated pipe gradient
Indicated TV size
Soak pit relocated
Added discharge pipe
gradient

22/04/2020

10/08/2020

20/08/2020

28/08/2020

C-1-C

C-2-C

C-2-C

C-2-C

C-2-C

C-2-C

1 Slab and Drainage Plan 1:100

2 Wet Area Details 1:2

Version: 1, Version Date: 10/11/2023
Document Set ID: 7820792



G
ib

bs
to

n 
H

ig
hw

ay
, G

ib
bs

to
n

N
ew

 S
he

d 
an

d 
H

ol
id

ay
 A

cc
om

od
at

io
n

fo
r P

rin
gl

e 
Tr

us
te

e 
Lt

d
IS

SU
ED

:
20

/0
8/

20
20

BC03

SH
EE

T 
TI

TL
E

:

R
EV

IS
IO

N
 #

:

SH
EE

T
Fl

oo
r P

la
n

architects@greenhausarchitects.co.nz
04 801 8180

www.greenhausarchitects.co.nz

R
EV

 B

JO
B 

N
O

.:
19

07
7

FR

D01

D
04

D
05

D02D07

D
10

D15

D
12

D
09

D
08

D
11

EJ01 EJ02 EJ03 EJ04

EJ
05

EJ
06

EJ07EJ08EJ10EJ11 EJ09

EJ15EJ14
GD03

G
D

01
G

D
02
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B
BC08

A
BC08

M
BC09

L
BC08

E3
BC07

E2
BC07

E1
BC07

E4
BC07

Hose tap
over

Extract fan with min
extract air flow rate 25
l/s with 5 mins run on

Extract fan with
min extract air
flow rate 25 l/s
with 5 mins run on

Extract fan with
min extract air
flow rate 25 l/s

with 5 mins run on

150mm flexible ducting
for r'hood extract in
ceiling space

300mm wide x 100mm
high concrete step

300mm wide x 100mm
high concrete step

300mm wide x 100mm
high concrete step

300mm wide x 100mm
high concrete step
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Fl
oo

r j
oi

st
 d

ire
ct

io
n

(fo
r s

to
ra

ge
 s

pa
ce

 a
bo

ve
)

Gas bottles on
concrete pad

DP
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DP DP
DP
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TV

S

S
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vinyl

vinyl

vinyl
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l

Closet

Bedroom 1Bedroom 2

Closet

Living/ Dining/
Kitchen

Bathroom

R
es

tr
oo

m
R

es
tr

oo
m

Pantry

Staff Area
R

es
tr

oo
m

SHED
A: 123.10 m2

HOUSE
A: 112.58 m2

VERANDAH
A: 79.91 m2

WALL LEGEND

Exterior Wall

 Schist veneer (refer to Elevations for cladding
locations) on 20mm cavity on 7mm ecoply barrier on
SG8 H1.2 90x45 wall framing @ 300 crs with R2.8 Terra
Lana insulation on wall cavities and lined internally with
10mm standard GIB or 10mm GIB Aqualine on wet
areas

 Vertical corrugated metal cladding (refer to
Elevations for cladding locations) direct fixed on 7mm
ecoply barrier on SG8 H1.2 90x45 wall framing @ 300
crs with R2.8 Terra Lana insulation on wall cavities and
lined internally with 10mm standard GIB or 10mm GIB
Aqualine on wet areas

 Sound-rated GBTLA 60 wall system

Interior Wall

 SG8 H1.2 90x45 wall framing @ 400 crs
lined with 10mm standard GIB or 10mm GIB Aqualine
on wet areas

 GBSL 60b fire-rated wall system

 225 SED pole

 200 SED pole

Lintel Schedule
Joinery

ID
EJ01

EJ02

EJ03

EJ04

EJ05

EJ06

Lintel Size

2/190x45 SG8

2/90x45 SG8

2/140x45 SG8

2/190x45 SG8

2/240x45 SG8

2/140x45 SG8

Fixing
Type

Type G

Type F

Type F

Type H

Type H

Type F

EJ07

EJ08

EJ09

EJ10

EJ11

EJ12

2/90x45 SG8

2/140x45 SG8

2/90x45 SG8

2/90x45 SG8

2/140x45 SG8

2/90x45 SG8

Type F

Type F

Type F

Type F

Type F

Type F

Lintel Schedule
Joinery

ID Lintel Size Fixing
Type

EJ13

EJ14

EJ15

GD01

GD02

GD03

2/90x45 SG8

2/240x45 SG8

2/90x45 SG8

2/290x45 SG8

2/290x45 SG8

2/290x45 SG8

Type F

Type H

Type F

Type H

Type H

Type H

Lintel Schedule
Joinery

ID Lintel Size Fixing
Type

RevID ChID Change Name Date

0

A

B

A-1

A-2

A-3

A-4
B-1

B-2

B-3

Added extract fans
Added smoke alarms to
shed and staff area

Specified sound-rated and
fire-rated walls
Wall stud size and spacing
Flexiduct for r'hood extract
300mm wide x 100mm high
concrete step
Floor finish to wet areas

13/03/2020
22/04/2020

10/08/2020

20/08/2020

1 Floor Plan 1:100

Version: 1, Version Date: 10/11/2023
Document Set ID: 7820792
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W:201

E:201

A

W:100

E:100

B

W:201

E:201

C

W:126

E:126

M
W:100

E:100

N
W:100

E:100

O
W:126

E:126

P

A1/BLP-H/0.6 A2/BLP-H/1.2

B1/GS1-N/0.9 B2/GS1-N/1.2

B4/GS1-N/1.2

C1/BLP-H/1.2 C2/BLP-H/1.2 C3/BLP-H/1.2

M
2/

BL
P-

H
/1

.2

N
1/

G
S1

-N
/1

.2
N

2/
G

S1
-N

/1
.2

O
1/

G
S1

-N
/1

.8

P2
/B

LP
-H

/1
.2

P1
/B

LP
-H

/1
.2

M
1/

BL
P-

H
/1

.2

BRACING ACROSS
Required Provided Achieved
Line W EQ Brace Type W EQ Length Height Angle W EQ

BU BU BU/m BU/m m m BU BU

M 126 126 M-1 BLP-H 150 150 1.2 2.4   - 180 180
M-2 BLP-H 150 150 1.2 2.4   - 180 180

360 360

N 100 100 N-1 GS1-N 70 60 1.2 2.4   - 84 72
N-2 GS1-N 70 60 1.2 2.4   - 84 72

168 144

O 100 100 O-1 GS1-N 70 60 1.8 2.4   - 126 108
126 108

P 126 126 P-1 BLP-H 150 150 1.2 2.4   - 180 180
P-2 BLP-H 150 150 1.2 2.4   - 180 180

360 360
Total Achieved 1014 972

Required 610 338

BRACING ALONG
Required Provided Achieved
Line W EQ Brace Type W EQ Length Height Angle W EQ

BU BU BU/m BU/m m m BU BU

A 201 201 A-1 BLP-H 135 135 0.6 2.4   - 80 80
A-2 BLP-H 150 150 1.2 2.4   - 180 180

260 260

B 100 100 B-1 GS1-N 50 55 0.9 2.4   - 45 50
B-2 GS1-N 70 60 1.2 2.4   - 84 72
B-4 GS1-N 70 60 1.2 2.4   - 84 72

213 194

C 201 201 C-1 BLP-H 135 135 1.2 2.4   - 160 160
C-2 BLP-H 150 150 1.2 2.4   - 180 180
C-3 BLP-H 150 150 1.2 2.4   - 180 180

520 520
Total Achieved 993 974

Required 382 338

BRACING CALCULATIONS TABLE: Default
Location of Storey Single Wind Zone Very High
Room in Roof Space No Earthquake Zone 2
Building Width (BW) 8.4m Soil Class A - Strong Rock
Building Length (BL) 13.4m
Gross Floor Area (GFA) 112.6m2 W along 46BU/m
Floor Height to Apex 3m W along x BW 382BU
Roof Height Above Eaves 0m W across 46BU/m
Roof Pitch 0 - 25° W across x BL 610BU
Roof Style Gable
Double Top Plate No EQ 3BU/m2
Floor Load 2kPa EQ x GFA 338BU
Cladding Weights:
        - Subfloor Concrete Floor
        - Wall Medium
        - Roof Light Calculations based on NZS3604:2011

RevID ChID Change Name Date
0

A A-1 Bracing calculations
updated

22/04/2020

10/08/2020

1 Bracing Plan 1:100

Version: 1, Version Date: 10/11/2023
Document Set ID: 7820792
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Pole Sizes & Embedments:

1=225 SED,1500ED

2=200 SED,1300ED

Client Name:

Drawn by:

Date: Scale:

Drawing Number:

Sheet Number:

Job Name:

Job Site:

CHRISTCHURCH
Phone: (03) 348 8691
Fax:     (03) 348 0314

AUCKLAND
Phone: (09) 274 7109
Fax:     (09) 274 7100

www.miteknz.co.nz

MITEK® LUMBERLOK® BOWMAC®

Emails to: farm.buildings@miteknz.co.nz

Plan

drawings to scale

1
Hester Huang

22 / 04 / 20

FB60576B

1820 Gibbston Highway, Gibbston

Craig Fraser

Frame

Bay Spacing:

Pole Size:

Pole Embedment:

Rafter Span:

Girt Size:

Girt Centres:

Purlin Size:

Purlin Centres:

Rafter Size:  

Max Pole Height:

Low Pole Height:

Floor Type:

Rear Overhang:

Wind Load:

Snow Load: Sg = 

Earthquake Zone: 

Roof Pitch:

Timber Grade:

Props Required:

Front Overhang:

Building Information:

Wind Column Size: NA

None

4500mm

See plans

See plans

31.0 °(Gable), 5.2°(lean-to)

None

Earth

3700mm

6400mm

NA

See Design Information

200x50, SG8 200x50 (Rear)

200x50

See plans

1100mm

870mm

9000mm

2

1.026 kPa

Very High

= Pole

= Single Row of Tensioned Multibrace

= Clad Walls

Key:

= Column

Notes:

= Soldier Strut

B - Verandah modified22/04/20

Rev. Date Amendment

A - Clearspans removed23/03/20

 Not to Scale

Version: 1, Version Date: 10/11/2023
Document Set ID: 7820792
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SL04 SL03

SL01 SL02

spreader

4,
61

3
4,

61
3

9,
22

5

2,750

2,
75

0

16,475

11
,9

75

External face of
wall frame below

Fa
ll 

8°

Fa
ll 

30
°

Fa
ll 

30
°

Fall 8°

85mm dia DP

85mm dia DP

85mm dia DP

85mm dia DP

85mm dia DP

85mm dia DP

Roof 1 Area
253.78 m2

Roof 2 Area
69.53 m2

FARM BUILING FRAMING NOTE:

Refer to Southern Lakes ITM Farm Building
Frame Drawings for framing plans and details

1 Roof Plan 1:100

ROOF CATCHMENT

According to E1 Table 5, maximum roof catchment area
for 80mm DP is 70m2 for 25-30° roof pitch & 85m2 for 0-
25° roof pitch

Roof 1 Area: 253.78m² @ 30° roof pitch
Downpipe required: 4 downpipe

Roof 2 Area (Lower Roof): 69.53m² @ 4.5° roof pitch
Downpipe required: 1 downpipe

*Design exceeds requirements.

Version: 1, Version Date: 10/11/2023
Document Set ID: 7820792
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8° Roof pitch

85mm dia DP
with spreader

200 SED pole

Village stone
veneer cladding

Corrugated metal
roof cladding

Skylight Skylight

85mm
dia DP

EJ01EJ02EJ03EJ04

Double glazed
aluminium frame joinery

EJ15 EJ14

GD03

Corrugated metal
wall cladding

SL02 SL01

30° Roof pitch

8° Roof pitch

Village stone
veneer cladding

200 SED pole

Barge with pre-
finished flashingCorrugated metal

wall cladding

Corrugated metal
roof cladding

85mm
dia DP

85mm dia DP
with spreader

EJ05
Double glazed
aluminium
frame joinery

EJ06

1,
00

0 8° Roof pitch

225 SED pole

Corrugated metal
roof cladding

SkylightSkylight

Barge with pre-
finished flashing

TV to
atmosphere

Extract fan with
min extract air
flow rate 25 l/s
with 5 mins run on

Corrugated metal
wall cladding

EJ07

Double glazed
aluminium
frame joinery

EJ08EJ10EJ11 EJ09EJ12EJ13

SL04 SL03

85mm
dia DP

Gas bottles on
concrete pad

HWU

30° Roof pitch

Barge with pre-finished flashing

GD01GD02

Corrugated metal
wall cladding
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ev
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1 North Elevation 1:100

2 East Elevation 1:100

4 South Elevation 1:100

3 West Elevation 1:100
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BC13

6
BC134

BC19

6,
36

5

3,
70

0

30° Roof pitch

H1.2 SG8
200x50 girts @
1100mm crs

Corrugated metal
roof cladding

25mm R1.1
PIR insulation
panels

200x50 H1.2
SG8 purlins

@ 870mm crs

2/300x50 H1.2
SG8 rafters

225 SED pole

Double glazed
aluminium
frame joinery

100mm thick 25 MPa
concrete slab on
150mm min
compacted hardfill

Shed

MO N L

2
BC13 3

BC13

6
BC13

2
BC19

3
BC19

2,
45

0

2,
65

0

30° Roof pitch

8° Roof pitch

Corrugated metal
roof cladding

Double glazed
aluminium
frame joinery

25mm R1.1 PIR
insulation panels

2/300x50 H1.2
SG8 rafters

200x50 H1.2 SG8
purlins @ 870mm crs

225 SED pole

2/200x50 H1.2
SG8 rafters

200x50 H1.2
SG8 purlins
@ 900mm crs

SG8 H1.2 90x45 wall
framing @ 400 crs lined
with 10mm standard GIB

2x13mm standard GIB
on 70x35mm ceiling
battens @ 600 crs

 SG8 H1.2 90x45 wall framing
@ 300 crs with R2.8 Terra

Lana insulation on wall
cavities and lined internally

with 10mm standard GIB

200 SED pole100mm thick
25 MPa
concrete slab

15mm ply flooring on
190x45 H1.2 SG8
joists @ 300 crs

H1.2 SG8
200x50 girts @

1100mm crs
R4.0 Terra Lana
ceiling insulation

st
ud

 h
ei

gh
t

Bedroom 1 Living / Dining / KitchenCl

Storage Attic

5
BC12

H G F E D C B A

1
BC13

2
BC133

BC13

1
BC13

2,
45

0

8° Roof
pitch

Corrugated metal
roof cladding

Double glazed
aluminium

frame joinery

Garage
Door

25mm R1.1 PIR
insulation panelsSG8 H1.2 90x45 wall

framing @ 400 crs
lined with 10mm
standard GIB

2x13mm standard GIB
on 70x35mm ceiling
battens @600 crs

Sound-rated
GBTLA 60
wall system

300x50 H1.2
SG8 rafters

H1.2 SG8
200x50 girts @
1100mm crs

225 SED pole

2/200x50 H1.2
SG8 rafters

200x50 H1.2 SG8
purlins @ 900mm crs

100mm thick
25 MPa
concrete slab

H1.2 SG8 200x50
girts @ 1100mm crs

R4.0 Terra Lana
ceiling insulation

200 SED pole

GBSL 60b
fire-rated wall
system

13mm standard GIB
on 70x35mm ceiling
battens @600 crs

150mm flexible
ducting for fan

extract

15mm ply flooring on
190x45 H1.2 SG8
joists @ 300 crs

RestroomLiving / Dining / Kitchen
Shed

st
ud

 h
ei

gh
t

Storage
Attic

FARM BUILING FRAMING NOTE:

Refer to Southern Lakes ITM Farm Building
Frame Drawings for framing plans and details

RevID ChID Change Name Date

A

B

A-2
A-3
A-4
B-1

15mm plywood
Wall stud size and spacing
Storage Attic
Flexiduct for r'hood extract

10/08/2020

20/08/2020

1 Section A 1:100

2 Section B 1:100

3 Section L 1:100

Version: 1, Version Date: 10/11/2023
Document Set ID: 7820792
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H G F E D C B A

2
BC141

BC13
1

BC13

2
BC133

BC13

2,
45

0

Garage
Door

Corrugated metal
roof cladding

Schist
veneer

Double
glazed

aluminium
frame joinery

25mm R1.1 PIR
insulation panels

15mm ply flooring on
190x45 H1.2 SG8
joists @ 300 crs

SG8 H1.2 90x45 wall
framing @ 400 crs
lined with 10mm
standard GIB

2/300x50 H1.2
SG8 rafters

H1.2 SG8
200x50 girts @
1100mm crs

2/200x50 H1.2
SG8 rafters

200x50 H1.2 SG8
purlins @ 900mm crs

H1.2 SG8 200x50
girts @ 1100mm crs

R4.0 Terra Lana
ceiling insulation

200 SED pole

Sound-rated
GBTLA 60
wall system

GBSL 60b
fire-rated wall
system

Corrugated metal
wall cladding

BathBathBedroom 1 Bedroom 2 Staff Area

st
ud

 h
ei

gh
t

Shed

Storage
Attic

1
BC12

FARM BUILING FRAMING NOTE:

Refer to Southern Lakes ITM Farm Building
Frame Drawings for framing plans and details

300 crs

190x35 H1.2 SG8
continuous solid
blocking at mid-
span of floor joist

Fixing of solid blocking
to joist in accordance
with Table 7.5 NZS3604

Blocking may be
offset 50mm max
to allow for ease
of nailing

190x45 H1.2 SG8
floor joists

Minimum joist
bearing

190x45 H1.2 SG8
boundary joist fixed to end
of each joist in accordance
with Table 7.5 NZS3604

Additional 140x35
H1.2 SG8 top plate

90x45H1.2 SG8
top plate fixed to
stud and lintel in
accordance with
Table 8.18
NZS3604

13mm standard GIB
ceiling lining

 SG8 H1.2 90x45 wall
framing @ 600 crs with
R2.8 Terra Lana
insulation on wall cavities

15mm ply flooring

10mm standard GIB

190x45 H1.2 SG8
joists @ 300 crs

32mm

Risk Factor Description Risk Score
Wind Zone Very High H 2
Number of
Storeys

Single Storey L 0

Roof/Wall
Intersection
Design

Roof elements finishing within the
boundaries formed by the exterior
walls (e.g. lower end of aprons,
chimneys, dormers)

VH 5

Eaves Width 0-100mm wide VH 5
Envelope
Complexity

Moderately complex shape with no
more than 2 cladding types.

M 1

Deck Design None L 0
Total Score: 13

Selected Claddings:
1. Stone veneer over nominal 20mm drained cavity
2. Vertical corrugated metal cladding direct fixed

H1/AS1 Calculation method:

H1 Energy Efficiency Calculations
Building Data:
Climate Zone Zone 3

Total Roof Area 253.78 m²
ASkylights(Roof Glazing Area) 2.70 m²
ARoof (Total Roof Area - Roof Glazing Area) 253.78 m²

Total Wall Area (including glazing) 118.09 m²
30% of Total Wall Area 35.43 m²
AWall (Total Wall Area - Total Glazing Area) 80.38 m²
AGlazing (Total Glazing Area) 37.71 m²
Glazing Ratio 31.93 %

AFloor (Total Floor Area) 235.68 m²

Reference Building Heat Loss:
HLREF =

ARoof

3.3 + ASkylights

0.34 + AWall

2.0 + A30% Total Wall Area

0.26 + ARemaining Glazing

0.34 + AFloor

1.3

 = 253.78
3.3 + 2.70

0.34 + 80.38
2.0 + 35.43

0.26 + 2.28
0.34 + 235.68

1.3

 = 76.90 + 7.94 + 40.19 + 136.26 + 6.71 + 181.29
 = 449.3 W/°C

Proposed Building Heat Loss:
Building Element R (m² °C/W) A (m²) HL

Roof 4.00 253.8 63.4Corrugated metal roofing over R4.0
ceiling insulation

Skylight 0.26 2.7 10.4Double-glazed skylight

Wall 2.80 32.3 11.5Metal cladding above and stone
veneer below over 90mm framing
with R2.8 fibreglass batts insulation

2.80 25.7 9.2Metal cladding over 90mm framing
with R2.8 fibreglass batts insulation

2.80 22.5 8.07mm Ecoply RAB over 90mm
framing with R2.8 fibreglass batts
insulation

Glazing 0.26 37.7 145.0Double-glazed windows

Floor 1.30 123.1 94.7100mm concrete slab on vapour
barrier

3.10 112.6 36.3100mm concrete slab on 75mm XPS
and vapour barrier

Total Heat Loss = 378.6 W/°C

RevID ChID Change Name Date

A

A-1

A-2
A-3
A-4

Specified sound-rated and
fire-rated walls
Floor joist details
15mm plywood
Storage Attic

10/08/2020

1 Section M 1:100

3 Solid Blocking at Midspan Detail 1:10

2 Floor Joist Fixing Detail 1:10

Refer to Sheet B20 for Table 7.5
& Table 8.18 of NZS3604:2011

Version: 1, Version Date: 10/11/2023
Document Set ID: 7820792
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EJ09EJ08

EJ14

EJ10EJ06 EJ07 EJ12

EJ15

EJ02 EJ05

EJ11

EJ04EJ03

EJ13

EJ01

1,
10

0
90

0

600

80
0

1,
20

0

EQ EQ

1,400

80
0

1,
20

0

900 900 900

2,700

2,
00

0

930

1,
10

0
90

0

EQ EQ EQ

1,800

1,
10

0
90

0

600

1,
10

0
90

0

600

2,
00

0

930

1,
10

0
90

0

600

2,
35

5

2,730

80
0

1,
20

0

700 700

1,400

2,
35

5

2,370

1,
10

0
90

0

1,200
2,

00
0

930

2,
00

0

2,100

EQ EQ EQ EQ

NOTE:
Glazing to all windows & doors
All windows to be in accordance with F2/AS1 section 1.1 and NZS 4223: Part
3:2016 Amendment 1 Glazing in Buildings Part 3 Human Safety Requirements.
External Joinery Dimensions
All external joinery dimensioned to rough opening. Actual joinery sizes to follow
manufacturer's drawings. Joinery supplier to site measure opening sizes prior to
manufacturing joinery. Approximate rebate sizes to be defined by joinery
supplier.
Colors of joinery to be confirmed.

1 External Joinery 1:50

Version: 1, Version Date: 10/11/2023
Document Set ID: 7820792
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GD03GD02GD01

2,
70

0
3,200

3,
20

0

3,200

3,
20

0

3,200

D01 D04 D05

D15D08

D06

D09 D10 D12

D03

D07

D02

D11

20
1,

98
0

810

20
1,

98
0

810

20
1,

98
0

810

20
1,

98
0

610

20
1,

98
0

760

20
1,

98
0

810

20
1,

98
0

810

20
1,

98
0

810

20
1,

98
0

410 410

20
1,

98
0

810
20

1,
98

0

510 510

20
1,

98
0

810 810

20
1,

98
0

760

NOTE:

Door sizes shown are leaf size. Allow for jambs &
packing when framing for rough opening as required.

2 Garage Door 1:50

1 Internal Joinery 1:50
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	All trustee names (if applicable): Kay Leslie Pringle, Sam Robert Pringle
	Applicants Full Name  Company  Trust Name Decision is to be issued in All trustee names if applicable: Kay Pringle Trust
	Contact name for company or trust: Sam Pringle
	Applicant Postal Address: 938 Makaretu Road, Ashley Clinton  Takapau 4286
	Post code: 4286
	Email Address: makaretustation@gmail.com
	Phone Numbers Day: 027 384 4393
	Mobile: 027 384 4393
	Owner: Yes
	Prospective purchaser: Off
	Occupier: Yes
	Lessee: Off
	Other  Please Specify: 
	Name  Company: Blair Devlin, Vivian and Espie Ltd 
	Phone Numbers Day_2: 03 441 4190
	Mobile_2: 021 222 6393
	Email Address_2: blair@vivianesppie.co.nz
	Postal Address: PO Box 2514, Wakatipu
	Postcode: 9349
	Invoicing: Choice1 - app
	Other  Please specify: 
	Invoicing pref: Off
	Attention: Sam Pringle 
	Postal Address Please provide an email AND full postal address: 938 Makaretu Road,Ashley Clinton Takapau 4286
	Post code_2: 4286
	Email: makaretustation@gmail.com
	Owner Name: As per applicant 
	Owner Address: 
	Date: 
	Names: 
	Details are the same as for invoicing: Yes
	Inv Applicant: Off
	Landowner: Off
	Other please specify: 
	Attention_2: 
	Email_2: 
	Any fields stating refer AEE will result in return of the form to be fully completed: Gibbston Highway, RD1, Queenstown, 9371
	L: Lot 25 DP302492 and Lot 5 DP DP27121, held in Record of Title CT 19A/245 
	District Plan Zones: Gibbston Character Zone 
	Gate: No
	Dog: No
	Hazards: yes
	If yes please provide information below: Please contact the applicant or agent before visiting the site. 
	Owner Email Address: 
	PA Meeting: No
	Copy of minutes attached: Off
	If yes provide the reference number andor name of staff member involved: 
	Land use: Yes
	Subdivision: Off
	Variation: Off
	CoC: Off
	Extension: Off
	Existing Use: Off
	Controlled Activity: Off
	DPA: Off
	Fast Tach opt out: Off
	Consent is sought to: Subdivide Lot 5 DP 27121 and Lot 25 DP302492 into two allotments. Reconfigure the registered building platform on proposed Lot 1 and create a new 610m2 building platform on proposed Lot 2.  The application includes associated earthworks, landscaping, and the installation of infrastructure. 
	Notified: Yes
	Other consents 1: Off
	Other consents 2: Off
	Extension # 1: Off
	Other consents 3: Yes
	Other consents 4: Off
	NES: N/A
	Info req 1: Yes
	Info req 2: Yes
	Info req 3: Yes
	Info req 4: Yes
	Info req 5: Yes
	ORC Consent References: 
	ORC Consent References 1: 
	Check Box5: Off
	Check Box6: Yes
	Check Box7: Off
	Check Box8: Off
	Check Box9: Off
	Check Box11: Off
	Payment: Bank transfer
	Reference: RMKAYPR
	Landuse consent fees: [$3696 - Other subdivision (e.g. Rural Residential, Rural Lifestyle)]
	Date101_af_date: 11/13/23
	Check Box1: Off
	declaration: Choice1 - agent
	Check Box102: Yes
	Full name of person lodging this form: Blair Devlin
	FirmCompany: Vivian and Espie Ltd 
	Dated: 10/11/23


