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APPLICATION FOR RESOURCE CONSENT
VISITOR 8 i pisricr
COUNCIL
ACCOMMODATION

Under Section 88 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.

Must be a person or legal entity (limited liability company or trust).

APPLICANT // . Full names of all trustees required.

The applicant name(s) will be the consent holder(s) responsible for the consent and any associated costs.

*Applicant’s Full Name / Company / Trust: LZM Ltd

(Name Decision is to be issued in)

All trustee names (if applicable):

Contact Name if Company or Trust: M1 Jel’emy ChlShOlm

*Postal Address: . *Post code:
Unit 10, 249 Frankton Road, Queenstown ostcode
*Contact details supplied must be for the applicant and not for the agent actng on their behalf and must include a valid postal address 9300
*Email Address: phdbuilding@icloud.com
*Phone Numbers: Day Mobile: 021489233
The Applicant is:
] Owner Prospective Purchaser (of the site to which the application relates)

Occupier Lessee Other - Please Specify

E 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.

CORRESPONDENCE DETAILS // If you are acting on behalf of the applicant e.g. agent, consultant or architect

please fill in your details in this section.

*Name & Company: Nick Geddes
*Phone Numbers: Day 4416071 Mobile:0210527311

*Email Address: ngeddes@cfma.co.nz

“Postal Address: 309 | ower Shotover Road. Queenstown *Postcode:
9348

INVOICING DETAILS //

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.

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

Applicant: @ Agent: O Other, please specify:
Email: O Post: O

*Attention: Mr Jeremy Chisholm

“Postal Address: Unit 10, 249 Frankton Road, Queenstown “Post code:

Please provide an email AND full postal address. 9300

“Email: phdbuilding@icloud.com

Document Set ID: 6870286
Version: 1, Version Date: 14/05/2021
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OWNER DETAILS // Please supply owner details for the subject site/property if not already indicated above

Owner Name: As per Applicant

Owner Address:

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

Names:

DEVELOPMENT CONTRIBUTIONS INVOICING DETAILS //

If it is assessed that your consent requires payment of development contributions, any related correspondence and invoices will be sent via email.

Invoices will be addressed to the person responsible for paying development contributions (e.g owner, business owner, leaseholder...) but can be
sent to another party paying on their behalf. For more information please see appendix 3 at the end of this form.

Please select a preference for who should receive any invoices.

Details are the same as above ]

Applicant: [] Landowner: |:| Other, please specify:
*Attention:

*Email:

Click here for further information and our estimate request form

DETAILS OF SITE // 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:

No physical address has been allocated to this site.
Units 1-4 RM200694 on Lot 12 DP 490069

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

Lot 12 DP 490069

District Plan Zone(s): L DSR

‘):(' S|TE V|S|T REQU IREM ENTS // Should a Council officer need to undertake a site visit please answer the
-‘E)% questions below

Is there a gate or security system restricting access by council? VES O NO @
Is there a dog on the property? YES O NO @
Are there any other hazards or entry restrictions that council staff need to be aware of? YES @ NO O
If‘yes’ please provide information below

Construction site, please contact applicant to arrange access.

Document Set ID: 6870286
Version: 1, Version Date: 14/05/2021
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m PRE-APPLICATION MEETING OR URBAN DESIGN PANEL

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

O Yes @ No Copy of minutes attached

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

E DESCRIPTION OF THE PROPOSAL // Include a brief description of the event

(Note: specify the type of visitor accommodation being applied for e.g. hotel / motel / backpackers / within an
existing residential unit etc.)

Land use consent is sought to establish a Visitor Accommodation activity

Residential Unit at Units 1-4 Lot 12 DP 490069, Queenstown (location)

for up to 365 nights per calander year, and upto 10 pax in Units 1, 2 & 3 and guests.

Any additional comments:

T
ivi APPLICATION NOTIFICATION

Are you requesting public notification for the application?

@ Yes O No

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

E OTHER CONSENTS

B Any National Environmental Standards

O Yes @ N/A

Are any additional consent(s) required that have been applied for separately?

B Otago Regional Council

Consents required from the Regional Council (note if have/have not been applied for):

O Yes @ N/A

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.

QUEENSTOWN Queenstown Lakes District Council P:03 441 0499
LAKES DISTRICT Private Bag 50072, Queenstown 9348 E: resourceconsent@qldc.govt.nz
COUNCIL Gorge Road, Queenstown 9300 www.gldc.govt.nz
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m INFORMATION REQUIRED TO BE SUBMITTED //

To be accepted for processing, your application to establish a Visitor Accommodation activity should include
the following:

0 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/).

U A plan or map showing the locality of the site

A site plan at a convenient scale to show the building in relation to property boundaries, outdoor living
area(s), car parking

Floor plan for each level (including the location of fire alarms and any wood burners)

Elevations or photos of existing buildings

Landscape plan (if required e.g. for mitigation purposes or the relevant Zone rules require it)

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

H Proposal details about the activity and operations including how the property will be used/managed and
the type of guest accommodation (see Appendix 2 which details the type of information needed with
your application) >4

L] An Assessment of Effects (AEE).

An AEE is a written document outlining how the potential effects of the proposed Visitor Accommodation Activity
have been considered and addressed. Outline all details about the potential and actual effects from the activity and
operations (as described in your proposal details) on any person and the wider environment, and how these effects
will be managed.

We prefer to receive applications electronically - please see Appendix 3 <Naming of Documents Guide for how
IVi documents should be named. Please ensure documents are scanned at minimum resolution of 300 dpi.
Each document should be no greater than 10mb

.El 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.

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

Applicant is 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 if this application 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.

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.

QUEENSTOWN Queenstown Lakes District Council P: 03 441 0499
LAKES DISTRICT Private Bag 50072, Queenstown 9348 E: resourceconsent@qldc.govt.nz
COUNCIL Gorge Road, Queenstown 9300 www.gldc.govt.nz
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PAYMENT // Aninitial fee is payable upon lodging this application.

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.

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.

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

| confirm payment by: @ Bank transfer to account 02 0948 0002000 000 (If paying from overseas swiftcode is - BKNZNZ22)
Use the reference RM and the first 5 letters of applicant name (e.g RMJONES)- if paying prior to submitting application
Use the RM# reference provided by Planning Support (e.g RM170123) - if paying after submitting application

O Cheque payable to Queenstown Lakes District Council attached

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

*Reference RMLZM

* Paid . : i i i i
Amount Pl $2,090 - Visitor accommodation 1-2 units Low Density Residential zone

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

*Date of Payment 5/14/21

\N\,’ 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.

O If lodging this application as the Applicant:

I/we hereby represent and warrant that | 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 the Fees Information section.

OR: @ If lodging this application as agent of the Applicant:

I/we hereby represent and warrant that | 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 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 the Fees Information section.

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

PLEASE TICK

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

Full name of person lodging this form Nick Geddes

Firm/Company Clark Fortune McDonald & Associates Dated 5/14/21

**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.

QUEENSTOWN Queenstown Lakes District Council P:03 441 0499
LAKES DISTRICT Private Bag 50072, Queenstown 9348 E: resourceconsent@qldc.govt.nz
COUNCIL Gorge Road, Queenstown 9300 www.gldc.govt.nz
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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: Infor.matlon
provided
- (d) a description of any other activities that are part of the proposal to within the
which the application relates: Form above
- (e) adescription 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: T
« (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
. -, . . Include in
+ (b) any relevant requirements, conditions, or permissions in any
: an attached
rules in a document; and
Assessment
« () any other relevant requirements in a document (for example, of Effects
in a national environmental standard or other regulations). (see Clauses
(3) An application must also include an assessment of the activity’s effects on the environment that— 6&7 below)
» (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)):

Page 6/9 // January 2019
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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)ifitis 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) adescription 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:

« () 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) anyrisk 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 Queenstown Lakes District Council P:03 441 0499
LAKES DISTRICT Private Bag 50072, Queenstown 9348 E: resourceconsent@qldc.govt.nz
COUNCIL Gorge Road, Queenstown 9300 www.qldc.govt.nz
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APPENDIX 2 // Information requirements for Visitor Accommodation

The Proposal Details and Assessment of Effects should cover the following details:

Document
Version: 1,

The maximum number of nights per calendar year sought that visitors may stay;

Notes: (1) Consents for up to 180 days - rates increase will be between 25-50% plus a development contribution and
a possible change in use Building Consent; (2) Consents allowing visitors for 365 days - rates increase will be between
50% to 80% plus a development contribution and a possible change in use Building Consent.

The maximum number of guests per site / room;

Type of Visitor Accommodation activity and how the property will be let (e.g. hotel, within existing residential unit and let
to only one (1) group of people at a time);

Details of who will manage the property (e.g. owner / agent) and how. This should include details about who neighbours
are to contact in case of complaints and how this information will be distributed (particularly in residential areas)

House rules / management plan for the activity (see the example Visitor Accommodation Management Plan - link
below)

How rubbish collection from the site will be managed
How outdoor areas will be managed, particularly in the evening
If there is a wood burner on site, under which Building Consent it was legally established if existing

The access arrangements and available car parking onsite, and how this will be managed including; the number of
onsite carparks for guest/employee use, and any available coach access (if required by the District Plan). Note this may
require a Traffic Assessment from a suitably qualified expert depending on the scale of the activity proposed.

When the visitor accommodation activity shall commence (e.g. once consent is granted, already operating, or a
specified date). This information is needed to determine when your development contribution is payable, and for rates.

The Gross Floor Area for the Visitor Accommodation unit (Meaning the sum of the gross area of the several floors of all
buildings on a site, measured from the exterior faces of the exterior walls, or from the centre lines of walls separating
two buildings) - required for the assessment of the Development Contribution.

Useful Guidance Documents to read and reference when considering the use of your property for
fee paying guests:

“Visitor Accommodation; High & Low Density Residential” (this will help to guide your assessment of effects particularly
in any Residential zone or site

“A General Guide to Using Your Residential Property for Paying Visitors and Guests in the Queenstown Lakes District,
June 2017”

“Example Visitor Accommodation Management Plan, June 2017”

APPENDIX 3 // Development Contributions

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

Click here for more information on development contributions and their charges

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)

Development

OR Submit an Estimate request

Contribution.
Estimate Request

Form ]
QUEENSTOWN Queenstown Lakes District Council P:03 441 0499 ;
LAKES DISTRICT Private Bag 50072, Queenstown 9348 E: resourceconsent@qldc.govt.nz E
COUNCIL Gorge Road, Queenstown 9300 www.qldc.govt.nz &


https://www.qldc.govt.nz/planning/development-contributions/
https://www.qldc.govt.nz/assets/Uploads/Planning/Development-Contributions/Development-Contributions-Assessment-Form.pdf

APPENDIX 4 // Naming of documents guide

While it is not essential that your documents are named the following or that those listed are essential, 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
Engineering Report
Geotechnical Report

Traffic Report

Urban Design Report

QUEENSTOWN Queenstown Lakes District Council P:03 441 0499
LAKES DISTRICT Private Bag 50072, Queenstown 9348 E: resourceconsent@qldc.govt.nz
COUNCIL Gorge Road, Queenstown 9300 www.qldc.govt.nz
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ATTACHMENT [A]

Assessment of Effects on the Environment

LZW Ltd — Lot 12 DP 490069
Potters Hill Drive

Visitor Accommodation

May 2021

Prepared by: Nick Geddes

Shotover Design Limited trading as

Clark Fortune McDonald & Associates

Licensed Cadastral Surveyors - Land Development - Planning Consultants

Document Set ID: 6880700
Version: 1, Version Date: 25/05/2021
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1.0 A DETAILED DESCRIPTION OF THE PROPOSAL.:

1.1 Site & Background

The subject site is located on the northern side of Frankton Road (State Highway 6A), between

Queenstown and Frankton. A location plan is contained in Attachment [C] to this application.

The site is legally described as Lot 12 DP 490069, being 1017m? in area and contained within
computer freehold register identifier 706715. A recent search of computer freehold register is

contained within Attachment [B].

Figure 1: QLDC GIS

The topography of the subject site rises up abruptly from Roche Lane while the northern portion of
the site remains relatively level with the cul-de-sac turning head of Potters Hill Road. The site has

been subject to subdivision works as part of RM050520 and is currently retained in pasture grass.

The site affords access from a right-of-way (Roche Lane) which extends along the southern boundary
and Potters Hill Drive. Potters Hill Drive has been constructed in accordance with the original
subdivision consent RM050520.01. This Road shares a formed intersection with Frankton Road.

Topographically, the surrounding area is “steep”. Sufficiently so, that this topography has directed
design of the RM0505020 cadastral arrangement to enable Potters Hill Drive to traverse the
RMO0505020 parent title twice to achieve requisite gradients and has been cut into the hillside
leaving large cut slopes above the road and steep batter slopes below. This results in an interface
between residential allotments and the road which is “disconnected” as the location of any
residential units are vertically displaced from Potters Hill Road.

Document Set ID: 6880700
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The topography of Potters Hill has also directed the typology of residential living to be apartment style
as limited (if any) traditional outdoor living areas can be provided and residences must rely on internal
living spaces and decks to support the well being of occupants. This is evident from all existing

residential units on Potters Hill being apartments and consented with shortfalls in outdoor living areas.

1.2  Planning History

RM050520 | This consent created the original cadastral arrangement of 17 residential
allotments, the construction of Potters Hill Road and its intersection with Frankton
Road.

RM160718 | These consents enabled the development known as The Tiers. It contains thirteen
RM170614 | residential units all apartment style living with limited traditional private open space
RM180834 | due to the topography as well as the creation of Woods Lane as a public road.

RM180470 | These consents enabled all of the Units constructed under the consents listed
RM180800 | above to be used for Visitor Accommodation 365 nights per year.

RM180782
RM181920
RM181922
RM191267

RM180674 | These consents enabled the development known as The Woods. It contains ten
residential units all apartment style living with limited traditional private open space

due to the topography.

RM190542 | This consent enabled Units 1 & 2 constructed under the consents listed above to
be used for Visitor Accommodation 365 nights per year.

RM190644 | This consent enabled development of Lot 14 DP 490069 to contain four residential
units as apartment style living with limited traditional private open space due to the

topography.

RM191267 | This consent enabled Units 1-4 constructed under the consents listed above to be

used for Visitor Accommodation 365 nights per year.

RM200694 | This consent enables a four unit apartment style living development on the subject

site with limited traditional private open space due to the topography.

Table 1: Planning History for properties adjoining the subject site.

A full copy of the decisions listed above are contained in Attachment [D1] to this application while the

consent history of allotments and/or units within the surrounding area is contained in Attachment [D2].

Document Set ID: 6880700
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1.3  Surrounding Area

Land to the north and east of the subject site contains The Tiers apartment complex and zoned lower

density suburban residential. The consent history of this property is described in part 1.2 above.

Land to the north west of the subject site comprises of Lot 9 and 17 DP 490069. Lot 9 has consent
to construct two residential units as set out in Attachment [D2] while at the time of lodging the current
application, no resource consent applications for development on Lot 17 have been accepted by
Council.

Land to the west of the subject site comprises of Lot 7 and 8 DP 490069. Lot 7 is consented to contain
three residential units all with 180 days visitor accommodation as set out in Attachment [D2]. Lot 8
remains unoccupied and at the time of lodging the current application, no resource consent

applications for development have been accepted by Council.

Land to the south east of the subject site and accessed by Roche Lane is described as Lot 14 DP
490069 and contains four residential units where the consent history of this property is described in
Attachment [D2].

Land to the south of the subject site and accessed by Roche Lane is described as Lot 13 DP 490069.
Lot 13 remains unoccupied and at the time of lodging the current application, no resource consent

applications for development have been accepted by Council.

1.4 The Proposal

The current application seeks consent for short-term visitor accommodation for up to 365 nights per
year within the four units identified on the plan contained in Attachment [E1]. The proposed occupancy
is commensurate with the RM200694 enabled residential occupation of each unit:
e Units 1, 2 and 3 all contain five bedrooms. The current application seeks short-term visitor
accommodation consent within these units for up to ten persons.
e Unit 4 contains four bedrooms. The current application seeks short-term visitor accommodation

consent within these units for up to eight persons.

The current application does not include any physical works to the RM200694 approved buildings or

the access arrangement to each subject residential unit.
Pedestrian access associated with each unit is depicted on the RM200694 approved plan set.
In terms of vehicle access and parking, the RM200694 approved buildings all provide the required

number of parks where all parks meet the dimensional requirements set out in the District Plan for

Class 2 users.
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Suitable services have been considered and approved as part of RM200694. There is no need to

alter any of these as a result of the visitor accommodation being sought by this application. The

applicant anticipates that the Council will levy a development contribution as part of a separate

process for the visitor accommodation activity to cater for the increase in demand on Council

infrastructure.

1.4.1 Volunteered Conditions

The proposal includes a number of volunteered conditions contained in Attachment [F1] while Visitor

Accommodation Management Plans for each subject unit are contained in Attachments [F2]. The

conditions include the following requirements and restrictions:

Undertaken in accordance with the approved Management Plan;

Rented to no more than 1 group at any one time;

The number of persons within Units 1, 2 & 3 is no more than ten and Unit 4 is no more than
eight;

The use of any of outdoor decks to the hours of 7am to 10pm;

The erection of signage to remind guests that they are in a residential area, and that the use
of outdoor areas is prohibited;

All vehicles associated with Visitor Accommodation shall be parked in the allocated parking
spaces on site;

No coaches are to service the authorised activity;

All rubbish and recycling shall be disposed of appropriately;

A review condition in accordance with Sections 128 and 129 of the Resource Management
Act 1991.

1.5  Statutory Provisions

1.5.1 Operative Queenstown Lakes District Plan

The application site is located within the Low Density Residential Zone of the Operative District Plan.

The current application requires consent for the following reasons:

. A Restricted Discretionary activity resource consent pursuant to Rule 7.5.3.4 (i) for the

proposed operation of Visitor Accommodation in the Low Density Residential zone for up to

365 nights within RM200694 approved Units 1 - 4. Council has restricted its discretion in

respect to:
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. A Restricted Discretionary activity pursuant to Rule 7.5.3.4(vi) as the proposal breaches site
standard 7.5.6.2(iii)(f) in regard to internal setbacks, which are required to be 4m. It is
proposed to undertake visitor accommodation in two units with no setback from the adjacent

units. Council’s discretion is restricted to this matter.

. A Restricted Discretionary activity resource consent pursuant to Rule 7.5.6.2 (iii)(f) for the
proposed operation of Visitor Accommodation in the Low Density Residential zone, where no
part of any building which is to be used for Visitor Accommodation shall be permitted to be
located within 4 meters of an internal boundary, where the site(s) adjoining that internal

boundary is zoned residential.

. A Restricted Discretionary activity pursuant to Rule 14.2.4 as the proposal breaches site
standard 14.2.4.2 (iv) in relation to the sight distances required for Visitor Accommodation
activities utilising vehicle crossings to Potters Hill Drive from Units 2 & 4. This is due to the
proposed Units not obtaining a minimum sight distance of 80 metres for the operation of

Visitor Accommodation.

1.5.2 Proposed Queenstown Lakes District Plan

The application site is located within the Lower Density Suburban Residential Zone of the Proposed

District Plan. The current application requires consent for the following reasons:

. A Non-Complying activity resource consent pursuant to Rule 7.5.18.1 for the proposed
operation of Visitor Accommodation in the Lower Density Suburban Residential zone for up to
365 nights within RM200694 approved Units 1 — 4.

. A Restricted Discretionary activity pursuant to Rule 29.5.18 as the proposal breaches site
standard 29.5.18 in relation to the sight distances required for Visitor Accommodation
activities utilising vehicle crossings to Potters Hill Drive from Units 2 & 4. This is due to the
proposed Units not obtaining a minimum sight distance of 80 metres for the operation of

Visitor Accommodation.

. A Restricted Discretionary activity pursuant to standard 29.5.5 as the proposal breaches
standard 29.5.5 (a) in regards to mobility parking spaces which are required for a Visitor
Accommodation activity with 6 or more guests. All units contain in excess of six guests and do

not provide a mobility parking space.

1.5.3 District Plan(s) Weighting

Strategic Directions - Chapters 3-6
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Strategic Chapters 3-6 remain subject to appeals, sufficiently so, that it is considered that Part 4

(District Wide) of the ODP is the dominant provision set for the assessment of the current application.

Lower Density Suburban Residential — Chapter 7

All references to visitor accommodation were removed from the Lower Density Suburban Chapter
and Strategic Chapters of the Proposed District Plan (Stage 1) and have been heard as part of Stage
2 as a variation to Stage 1. Decisions on this variation were released 215t March 2019 and the appeal
period is now closed.

An appeal has been lodged on Rule 7.5.18.1 by Airbnb Australia Pty Limited which seeks “such
further additional or alternative relied and consequential relief or ancillary changes that give effect to
the concerns set out in this appeal.” Given the potential ambit of this appeal limited weight can be
given the Proposed District Plan provisions as they apply to Visitor Accommodation and the ODP is
the dominant provision set for the assessment of the current application.

Chapter 29 — Transport

Transport, Chapter 29 decisions version was released 215t March 2019 and the appeal period is now
closed. There is no appeal that has specifically sought amendments or the removal of standard
29.5.18 However, there are a number of wide-ranging appeals which seek amendments to the
Objectives and Policies of the Chapter. As such, there is doubt on whether the assessment framework
for any application made under Rule 29.5.18 can be afforded full weighting and it is considered that

the dominant provision set remains within Part 14 of the ODP.

With reference to standard 29.5.5. One appeal seeks amendments to the dimensions of parking
required for consideration under standard 29.5.5. In addition, there are a number of wide-ranging
appeals which seek amendments to the Objectives and Policies of the Chapter. There is no ODP

counterpart to standard 29.5.5. Therefore, an assessment cannot be made under Part 14 of the ODP.

Given the above, the dominant provision set for the assessment of the current application is
considered to be:

a. Operative District Plan — Part 4;

b. Operative District Plan — Part 7;

c. Operative District Plan — Part 14;

1.5.4 National Environmental Standards & Policy Statements

All applications for resource consent need to be determined if they apply under the ‘National
Environmental Standard for Assessing and Managing Contaminates in Soil to Protect Human Health’
(NES).

"Paragraph 18, Notice of Appeal, Airbnb Australia Pty Limited, ENV-2019-CHC-061 — Attachment [D3].
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Under these regulations, land is considered to be actually or potentially contaminated if an activity or
industry on the Hazardous Activities or Industries List (HAIL) has been, or is more likely than not to
have been, undertaken on that land. Therefore, the NES only applies to land that is potentially or
actually affected by contaminants because of its historical and/or current use and the types of
activities previously undertaken on the site.

The land use history is therefore the trigger for determining whether the land is considered by the
NES. Subclauses (2) below prescribes the methods that the person may use for establishing whether
or not a piece of land is as described in regulation 5(7).

Part 6(2):
One method is by using information that is the most up-to-date information about the area where the

piece of land is located that the territorial authority—

(a) holds on its dangerous goods files, property files, or resource consent database or relevant
registers; or

(b) has available to it from the regional council.

The NES was considered under RM2006942? and it was found that the NES does not apply. In
addition, the site has been zoned for residential purposes for many years and numerous residential

dwellings have been established in this vicinity.
Overall, it is highly unlikely that there would be a risk to human health. The land for which resource
consent is being sought is not considered as being HAIL land under sub-clause (7) section 5 of the

NES. Accordingly, consent is not required.

1.5.5 Computer Freehold Register

A number of instruments are registered on the title for the subject property:

Land Covenant 10097957.3 requires all buildings to be new and signed off by Albatross QT Ltd,
building design and materials must authorized by Albatross QT Ltd and not deviated from without
further permission from Albatross QT Ltd, restrictions on landscaping, restrictions on fencing, timing
of building works, surfacing of driveways, restrictions on clotheslines, letterboxes and liability of
damage to roading, keeping of animals, restriction on further subdivision, non-objection clauses,
restrictions on signage, must permit access by Albatross QT Ltd, consequences of breach of

covenant, arbitration and conflict resolution.

Land Covenant 10449745.28, requires all buildings to be new and signed off by Albatross QT Ltd,
building design and materials must authorized by Albatross QT Ltd and not deviated from without

2 A copy of the RM160718 Decision is contained in Attachment [D1] to this application.
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further permission from Albatross QT Ltd, restrictions on landscaping, restrictions on fencing, timing
of building works, surfacing of driveways, restrictions on clotheslines, letterboxes and liability of
damage to roading, keeping of animals, restriction on further subdivision, non-objection clauses,
restrictions on signage, must permit access by Albatross QT Ltd, consequences of breach of

covenant, arbitration and conflict resolution.
Consent Notice 10449745.29 relates to vehicle crossings, geotechnical constraints, payment of
additional head works fees where applicable, water pressure and the responsibilites of a
management company. This consent notice has been amended as set out in instrument 10497110.3
which removes conditions (7) and (8) in relation to water pressure and the responsibilities of a
management company respectively.
Land Covenant 11400022.1,
Land Covenant 11400022.2,
Copies of the above are contained in Attachment [B] to this application.

2.0 AN ASSESSMENT OF THE ACTUAL OR POTENTIAL EFFECT ON THE ENVIRONMENT OF THE

PROPOSED ACTIVITY:

2.1 Permitted Baseline

Section 104 of the Resource Management Act 1991 provides that a consent authority may disregard
an adverse effect of the activity on the environment if a national environmental standard or the plan
permits an activity with that effect. A number of activities are permitted on the site and therefore form
part of the permitted baseline for the site.

Residential activity can include:

e The occupation and use of the subject units for rental on a long-term basis and the non-
commercial use of holiday homes;

e The occupation and use of part of the subject units as registered homestay accommodation for
up to 5 paying guests;

e Vehicle numbers associated with tenanted residential occupation in the subject units
commensurate with the number of occupants i.e. five bedrooms containing a total of ten people
may own ten cars;

e  Traffic generation of suburban residential development at 8.2-10.9 vehicle movements per day?;

¢ Vehicle movements during all hours of the day required by tenants employment i.e. hospitality

workers;

3 Table C1, NZ Transport Agency research report 453, “Trips & parking related to land use”, November 2011—
Attachment [D3].
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e 25% of Queenstown’s housing stock remaining unoccupied (holiday homes) or occupied

infrequently for short durations only*.

2.2 Existing Environment

The 'Environment' is defined in section 2 of the RMA yet this definition has been modified by case
law under section 104 to add to the concept of the receiving environment in consent applications by
considering the environment not only as it exists at the time of considering an application, but also
as it would exist in the future, taking into account permitted activities and any resource consents

granted and likely to be implemented.?

The topographical environment has been discussed in part 1 of this application where the following
points are considered to be relevant for the assessment set out in 2.4 — 2.9 below:

o Potters Hill Road cuts into the hillside leaving large cut slopes above the road and steep batter
slopes below. This results in an interface between residential allotments and the road which is
disconnected as the location of any residential units are significantly displaced from the road;

e The location of the Potters Hill Road coupled with the steep topography results in the subject
sites appearing in isolation from those on the lower slopes;

o All existing residential units have been constructed as apartment style living, consents have
approved shortfalls in private open space as the topography does not facilitate traditional

private outdoor living spaces which the Low Density Zone anticipates.

A number of consents have been listed in part 1.2 Planning History of this application where the

following are considered to be relevant for the assessment set out in 2.4 — 2.9 below:

¢ RM200694 which authorises the construction of the subject residential units, parking and
access arrangements for each residential unit;

e Consents which authorise the use of residential units for 365 days per year Visitor

Accommodation.

2.3 Any physical effect on the locality, including any landscape and visual effects

The subject site is not recognised as being in an area where the landscape is sensitive or vulnerable
to degradation. The subject site is located in the lower density suburban residential zone which is

capable of accommodating change.

The proposal seeks to provide for visitor accommodation within four consented residential units which
have been identified on the plan contained in Attachment [E1]. The units, their design and subsequent
bulk and scale effects, have been considered and approved by RM200694.

4 Paragraph 3.4, SOE QLDC Economic Expert Phillip Osborne, 14" September 2016 — Attachment [D3].
° Queenstown Lakes District Council v Hawthorn Estate Limited [2006] NZRMA 424 (CA), at [57] & [84] — Attachment
[D3].
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The change in use from residential to visitor accommodation will not exacerbate any adverse visual
effects over and above those effects considered and approved under the previous consents. Given
there are no proposed changes to the external appearance of the units as part of this application, the
proposed visitor accommodation will not alter the appearance, or bulk and scale of the development

as viewed from the road, any adjoining site or further afield.

Given the above, any adverse physical effects including any landscape and visual effects associated

with the proposal are considered to be nil to negligible.

24 Any effect on those in the neighbourhood and, where relevant, the wider community including any

social, economic or cultural effects:

(a) Views / Outlook / Dominance / Sunlight / Daylight

The bulk and location of the buildings which contain the subject residential units have been
considered and approved by RM200694. This consent considered views, outlook, dominance and
sunlight / daylight admission where it was determined that any adverse effects were acceptable. The

proposal does not seek to change the bulk and location of the units as part of this application.

Without any change to the approved buildings, the current application is not considered to give rise

to any adverse effects in terms of Views / Outlook | Dominance | Sunlight | Daylight.

(b) Privacy

The consent history discussed in part 1.2 confirms the intended residential typology of apartment
style living with spatially limited private outdoor areas and reliance on satisfactory internal living areas
to promote the wellbeing of residents is the predominant typology of residential living across the
Potters Hill area. These outdoor areas are primarily modest decking spaces, and most appear at

elevated positions to achieve wider views to the south and over Lake Wakatipu.

By virtue of the elevation and orientation of decking spaces associated with residential apartment
style living across Potters Hill these spaces often inadvertently afford views across other apartments
decking areas / private outdoor areas where there are few (if any) decking spaces enjoying a
complete and unfettered level of privacy within these outdoor areas.

The consents discussed in part 1.2 have approved these decking spaces and any reduced level of
privacy. Through residential occupation of the subject units there is unrestricted use of these decking
spaces in terms of numbers of people occupying the decks and the hours of occupation which must

be considered as the consented baseline (existing environment) as discussed in part 2.1 above.

The proposal includes a number of volunteered conditions which:
a. Require a management plan for the use of each unit;

b. Restrict the numbers of people which can occupy the units at any one time;
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c. Restrict the hours the decking spaces can be occupied;

d. Require signage within each unit confirming (a) and (b) above.

Based upon the conditions listed above, the visitor accommodation use of these decking spaces is
considered to be limited, monitorable and enforceable by comparison to their residential use. Subject
to conditions, any adverse effects associated with the visitor accommodation use of the unit which is
above or beyond any adverse effects associated with the residential use of the unit in this regard is

considered to be de minimis.

(c) Traffic / Access

RM200694 confirms each subject unit affords two car parking spaces and the access arrangement
to each unit is appropriate for residential use and a Class 2 user. Based upon the RM200694
approval, the low traffic volume associated with visitor accommodation and the dimensions which
can be achieved in the proposed parking arrangement, the parking spaces provided are considered

to be appropriate for the proposed visitor accommodation user(s).

Woods Lane intersects with Potters Hill Drive to the immediate north of the subject site. Prior to
Woods Lane becoming a public road® it was a private right-of-way arrangement. The engineering
assessments for visitor accommodation consents using this right-of-way considered the shortfall in
sight line distances from the Woods Lane onto Potters Hill Drive and concluded that this shortfall
would not result in adverse traffic outcomes, as traffic volumes and speeds will be very low at this

location’.

The turning head of Potters Hill Drive remains a low-speed environment and the volume of traffic
accessing Woods Lane remains “low”. Therefore, it is considered that any adverse effects in terms
of the proposed access and sightlines achieved are considered to be de minimis. Importantly, the
proposal is not considered to compromise the safety of any road user.

In terms of traffic generation, the environment anticipates traffic generation from suburban residential
development at 8.2-10.9 vehicle movements per day® and this constitutes the permitted baseline.
Therefore, any consideration of adverse effects from the proposal must acknowledge this baseline.
Table C1, NZ Transport Agency research report 453, “Trips & parking related to land use”, November
2011 confirms the traffic generation associated with visitor accommodation is 3.0 — 6.4 vehicle
movements per day. As such, traffic generation associated with the proposal is below the level

anticipated in the existing environment.

In addition, it is not considered to be fanciful for the number of vehicles associated with any rental

arrangement in a residential unit to be commensurate with the number of occupants i.e., five

6 RM180834 — Attachment [D1].

7 QLDC Engineering Assessments for RM180470 & RM180800.

8 Table C1, NZ Transport Agency research report 453, “Trips & parking related to land use”, November 2011—
Attachment [D3].
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bedrooms containing a total of ten people may own ten cars. The visitor accommodation use of the

same unit is extremely unlikely to result in each visitor using individual vehicles.

Itis acknowledged that the proposed visitor accommodation activities may result in vehicles travelling
to and from the subject units at late or early hours of the day. However, it is not considered to be
fanciful for vehicles associated with any rental arrangement in a residential unit to occur during all
hours of the day as required by the tenants employment such as hospitality workers. As such, the
timing of traffic movement associated with visitor accommodation is considered to be comparative

with any residential use of the same unit.

The proposed visitor accommodation activities are to be managed professionally which is likely to
result in professional cleaning and maintenance of the property. This increases the proposed vehicle
movements. However, based upon NZ Transport Agency research, the traffic generation associated
with visitor accommodation is 4.5 - 5.2 vehicle movements per day less than suburban residential.
Therefore, should both cleaning and maintenance occur on the same day as guests depart, the
additional traffic movement this generates is still likely to be similar if not the same as residential

occupation of the same property.

It is accepted that the nature of visitor accommodation vehicle movement frequenting visitor
accommodation units will be different to residential occupation through added frequency of vehicles
associated with cleaning and property maintenance. Especially, when these vehicles are loading or
unloading adjoining the subject units. However, the different nature of these vehicle movements is

not considered to result in any notable adverse effects.

The different nature of visitor accommodation vehicle movement as it travels the length of Potters Hill
is considered to be indistinguishable between visitor accommodation and residential vehicles when

viewed from public places or residential properties.

Overall, subject to conditions, in terms of traffic and access, any adverse effects associated with the
visitor accommodation use of the unit(s) which is above or beyond any adverse effects associated
with the residential use of the unit is considered to be de minimis.

(d) Residential Character

The apartment style of residential living across Potters Hill has been discussed in detail. The
topography of the site and surrounding area has been discussed in part 1.1 and reinforced in part 2.2
above. Overall, it is considered that the residential character within the area located on the upper
slopes of Potters Hill and around the turning head of Potters Hill Drive is somewhat unique by

comparison to a traditional lower density suburban residential setting.

The physical residential character which has been authorised by consents and is anticipated to
continue across the steeply sloping site(s) and surrounding area is a series of residential block like

developments which are benched into the hillside. The blocks are almost always disconnected from
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each other as the requirement to provide level and safe building platforms and vehicle access,

displaces each residential block.

Due to these displacements, it is difficult to collectively appreciate or ascertain a consistent residential
character within the built form of Potters Hill unless it is viewed from Peninsula Road where it must
be viewed in the context of the entire residential area on the south side of Queenstown Hill.

Given the type of residential character which has formed and is likely to continue coupled with the
somewhat unique physical isolation of the area, any adverse effects from the proposal upon the

established residential character in the area are considered to be de minimis.

(e) Residential Cohesion

A discussion paper on residential coherence was prepared by Hill Young Cooper Ltd as part of Plan
Change 23 which was used as supporting documentation to QLDC reporting on the District Plan
Review. A definition of residential coherence is provided® in this paper where residential coherence

was considered to be made up of three elements: Stability, Character and Identify.

The physical dimensions of stability strongly relate to people knowing who lives next door, and who
do not experience a constant flow of strangers.'® In defining the elements and factors which influence
residential coherence it is apparent that residential cohesion is a human attribute and factors are
described at times as a “sense”. This sense is considered to be neighbourly relation shared by directly
adjoining or neighbours in close proximity and entirely dependent on an individual’s sense and desire

for cohesion.

Properties within the upper slopes of Potters Hill and around the turning head of Potters Hill Drive are
described in part 1.3 where those which are occupied by residential units are considered to be
displaced from each other and not suitably aligned to promote the traditional sense of sharing a
boundary fence between individual private outdoor living areas. Part 1.3 also confirms those

properties which remain unoccupied.

Displacement, lack of traditional ground level private outdoor living areas and unoccupied land
holdings in the existing environment is considered to be somewhat problematic in identifying the level
of residential cohesion which may or may not exist currently or in the future. Certainly, for these

reasons, it is considered that there is unlikely to be a strong level of existing residential cohesion.

In the absence of adjoining neighbours, a wider sense of residential coherence can be derived from

a common identity which is shared between those in the wider neighbourhood. This can be

9 Paragraph 6, Page 2 — Plan Change 23 — Visitor Accommodation and Residential Amenity in the High-Density
Residential Zone — Discussion Paper on Residential Coherence, Hill Young Cooper Ltd, 28" April 2008 — Attachment
[D3].

' Paragraph 3, Page 3 — Plan Change 23 — Visitor Accommodation and Residential Amenity in the High-Density
Residential Zone — Discussion Paper on Residential Coherence, Hill Young Cooper Ltd, 28" April 2008 — Attachment
[D3].
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established through common amenities (pools, gyms and open spaces)'", views and/or access. While
properties on Potters Hill share the same view and access in places, this would not suggest residents
of the Greenstone Apartments share a strong level of residential cohesion with those whom live at

the top of Potters Hill within the subject units.

Based upon the existing residential cohesion within the existing environment at the top of Potters Hill
Drive, any adverse effects associated with any further loss of residential cohesion in a neighbourly

sense is considered to be less than minor and at a community level de minimis.

() Cumulative Effects

The immediate neighbourhood surrounding the subject sites contains a number of existing visitor
accommodation activities as set out in approved consents in part 1.2. The adverse effects associated
with the proposal have been discussed in parts 2.4 and 2.5 above. Given the extent of existing visitor
accommodation activities and potential effects associated with the proposal, the consideration of any

effects which may cumulatively result in adverse effects which are unacceptable is limited.

Part 2.4 above concludes any adverse physical effects including any Landscape and Visual effects
associated with the proposal are considered to be nil to negligible. These physical effects are limited
as the proposal pertains to a change in activity without any alterations to the physical environment.

Therefore, it is considered that any cumulative effects in this regard would be nil to negligible.

Part 2.5 (a) above considers adverse effects in terms of Views / Outlook / Dominance / Sunlight /
Daylight. Again, these physical effects are limited as the proposal pertains to a change in activity
without any alterations to the physical environment. Therefore, it is considered that there are no

cumulative effects in this regard.

Part 2.5 (b) above considers adverse effects in terms of Privacy and concludes any adverse effects
in this regard are de minimis. Cumulatively, the requirements of the volunteered conditions coupled
with the permitted baseline of residential occupation is considered to ensure this effect would remain

de minimis.

Part 2.5 (c) above considers adverse effects in terms of Traffic / Access where based upon
established transport studies'? the level of traffic generation associated with the proposal is
commensurate with residential occupation and less than or equal to the permitted baseline.
Therefore, there is no effect beyond the permitted baseline to collectively consider. The nature of the
traffic movement cannot be viewed cumulatively. Therefore, there is no effect to collectively consider

in this regard.

" Paragraph 5, Page 5 — Plan Change 23 — Visitor Accommodation and Residential Amenity in the High-Density
Residential Zone — Discussion Paper on Residential Coherence, Hill Young Cooper Ltd, 28™ April 2008 — Attachment
[D3].

2 NZ Transport Agency research report 453, “Trips & parking related to land use”, November 2011— Attachment [D3].
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Part 2.5 (d) above considers the established pattern of Residential Character where any adverse
effects from the proposal upon the established residential character in the area are considered to be
de minimis based upon the sites topographical characteristics and the limited amount of proposed
physical alterations to the existing environment. Therefore, it is considered any adverse effects

cumulatively, will be de minimis.

Part 2.5 (e) above considers adverse effects upon existing residential cohesion where it is considered
there is unlikely be a strong level of residential cohesion in the existing environment and cohesion is
entirely dependent on an individual's sense and desire for cohesion. As such, it is extremely difficult
to collectively appreciate each individuals sense and desire for cohesion. However, based upon the
existing level of residential cohesion coupled with any perceived loss associated the proposal, any

adverse effects cumulatively, will be less than minor.

Residential amenity is considered to be derived from a combination of the matters discussed above;
Landscape and Visual effects, Views, Outlook, Dominance, Sunlight, Daylight, Privacy, Traffic,
Access, Residential Character and Residential Cohesion. Overall, any adverse effects from the

proposal upon the residential amenity is considered to be less than minor.

2.6 Any effect on ecosystems, including on plants or animals and any physical disturbance of habitats in

the vicinity

The site has already been modified from its natural state due to the earthworks undertaken in
accordance with RM050520 and RM200694, therefore if any habitats were to be disturbed it would
have already occurred.

2.7 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:

The subject site is not recognised as a site containing any significant aesthetic, recreational, scientific,

historical, spiritual or cultural values.

2.8 Any discharge of contaminants into the environment, including any unreasonable emission of noise

and options for the treatment and disposal of contaminants.

The proposal does not include the discharge of contaminants.

2.9 Any risk to the neighbourhood, the wider community, or the environment through natural hazards or

the use of hazardous substances or hazardous installations.

Consent RM200694 approved all necessary physical works to the subject site in order to construct
the four residential units subject to the current application. RM200694 considered natural hazards

and subject to conditions, was approved.
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The proposal does not include any physical works and does not include the use of hazardous
substances or hazardous installations. As such, the current application is not considered to
exacerbate any risk to the neighbourhood, the wider community, or the environment through natural

hazards or the use of hazardous substances or hazardous installations.

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:

Please see section 2.7 above.

If the activity includes the discharge of any contaminant, a description of...

Please refer to section 2.6 above.

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.

Actual and potential adverse effects of the proposal have been considered in Part 2. A number of

mitigation measures are volunteered as conditions of consent and contained in Attachment [F1/F2].

Identification of the persons affected by the activity, any consultation undertaken, and any

response to the views of any person consulted:

For the reasons set out in part 2.1- 2.9, no persons are considered affected by the activity.

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:

It is not expected that any monitoring will be required as part of this application.

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).

There are no known customary rights that the site is subject to therefore this is not applicable to this

application.
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3.0 DISTRICT PLAN - OBJECTIVES & POLICIES

Based upon the weighting exercise contained in part 1.4.3, the dominant provision set for the
assessment of the current application is considered to be:

a. Operative District Plan — Part 4;

b. Operative District Plan — Part 7;

c. Operative District Plan — Part 14.

31 Operative District Plan: District Wide — Part 4

Each relevant objective and policy from the District Wide chapter has been listed and assessed in
Attachment [G1]. Due to the nature and scale of the proposal and location of the subject site within
the Lower Density Suburban Residential Zone a majority of the objectives and policies of the

District Wide chapter are not relevant.

The proposal is considered to be consistent with relevant provisions as:
e The site does not contain any significant indigenous ecosystems, plants, animals or
extensive areas of natural character;
e The proposal will not result in any noxious, dangerous, offensive or objectionable
emissions to air;
e The subject site is zoned residential and not considered to be within an area where the

visual amenity values are vulnerable to degradation.

3.2  Operative District Plan: Low Density Residential — Part 7

Each relevant objective and policy from the Low Density Residential Zone has been listed and
assessed in Attachment [G2]. A number of provisions are not considered to be relevant for the
reasons listed while the proposal is considered to be consistent with those provisions which are
relevant for the following reasons:

o The proposal enables new visitor accommodation in the District;

. The proposal promotes compact visitor accommodation development;

. As discussed in part 2.4, the proposal enables new visitor accommodation in an area where
landscape amenity values will not be compromised;

. As discussed in parts 1.1 and 2.5, the subject units are situated where they are somewhat
isolated from any surrounding residential neighbourhoods that have established while the
proposal does not frustrate the future residential occupation of any surrounding site.

. Part 2.5 (e) of this application document considers Residential Cohesion and based upon the
sites topographical characteristics coupled with the design and location of buildings any adverse
effects in this regard are considered to be less than minor.

. Part 2.5 (e) of this application document considers Community Cohesion and based upon the
sites topographical characteristics and location within the wider community, any adverse effects

in this regard are considered to be acceptable.
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. The proposal makes efficient use of the housing resource as well as contributing to the range
of accommodation options that is available to visitors which will have economic benefits for
owners and to a lesser degree the wider community.

. Residential amenity has been considered in part 2.5 of this application document and is
considered to be derived from a combination of the matters; Landscape and Visual effects,
Views, Outlook, Dominance, Sunlight, Daylight, Privacy, Traffic, Access, Residential Character
and Residential Cohesion. Any adverse effects from the proposal upon the residential amenity

is considered to be less than minor.

3.3 Proposed District Plan: Lower Density Suburban Residential — Chapter 7

Notwithstanding the weighting exercise set out in part 1.5.3, each relevant objective and policy from
the Lower Density Suburban Residential Zone has been listed and assessed in Attachment [G4] for
completeness. A number of provisions are not considered to be relevant for the reasons listed while
the proposal is considered to be consistent with those provisions which are relevant for the

following reasons set out under each provision.

3.4  Operative District Plan: Transport — Part 14
Each relevant objective and policy from the Transport part of the Operative District Plan has been
listed and assessed in Attachment [G3]. A majority of the provisions are not considered to be
relevant for the reasons listed while the proposal is considered to be consistent with those
provisions which are relevant for the reasons listed in part 2.5 (c) above.

4.0 DISTRICT PLAN — ASSESSMENT CRITERIA

4.1 Operative District Plan — Low Density Residential - Visitor Accommodation - 7.7.2 (vii)

(a) Compatibility with amenity values of the surrounding environment considering the visual
amenity of the street, neighbouring properties or views of the lake; and
(i) The character, scale and intensity of the proposed use and its compatibility in relation

to surrounding and/or adjoining residential neighbourhoods.

The large cut slopes above Potters Hill Road and steep batter slopes below characterise the
street in a somewhat unique way by disconnecting the interface between residential units and
the road. The resulting streetscape is not one typically associated with a traditional suburban
development pattern where front yards, footpaths and roadside reserves providing a corridor
where public and private realms are strongly connected. The visual amenity value of Potters Hill
Road is strongly associated with the dramatic views to the south. The proposal does not

compromise any of these views and is considered to be compatible in this respect.

20

Document Set ID: 6880700
Version: 1, Version Date: 25/05/2021



The neighbouring properties have been described in part 1.1 and 1.3, while adverse effects on
the character and amenity values of these properties have been considered in parts 2.5 (a), (b),
(d), (e) and (f). For the reasons set out in part 2.5, the proposal is not considered to result in
any compatibility issues which would compromise amenity values within the surrounding

environment.

Views have been discussed in part 2.5 (a) where the proposal is not considered to result in any
adverse effects due to the consented baseline and the proposal is without any alteration to this
baseline.

The intensity of the proposed visitor accommodation use of the subject units is considered to
be individually commensurate to that of residential occupation. Part 2.5 above covers a range
of attributes within considerations of intensity where any adverse effects are acceptable and

any cumulative effects in this regard are considered to be less than minor.

Based upon the above, the proposal is considered to satisfy assessment matter 7.7.2 (vii) (a)

(i) above.

(ii) The nature of the development in the context of the permitted future uses on nearby

sites.

The neighbouring properties have been described in part 1.1 and 1.3 where a number of
properties are not occupied by an residential development. As such, any future residential
development on these properties must be undertaken in the knowledge of the existing

environment and the proposed visitor accommodation activities.

Notwithstanding the above, Part 2.5 (d) of the application documentation contemplates the
residential context. Due to the existing topography, access requirements and expectation for
residential properties to afford view shafts to the south, the proposal is not considered to result
in any adverse effects which will compromise permitted residential uses on nearby sites in the

future.

Based upon the above, the proposal is considered to satisfy assessment matter 7.7.2 (vii) (a)

(i) above.

(iii) Loss of privacy.

Part 2.5 (b) of the application documentation considers adverse effects in terms of Privacy and
concludes any adverse effects in this regard are de minimis and acceptable. Based upon the
reasons set out in Part 2.5 (b), the proposal is considered to satisfy assessment matter 7.7.2

(vii) (a) (iii) above.
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(iv) The proximity of outdoor facilities to residential neighbours.

As discussed in parts 1 and 2 of this application document, the subject sites and those in the
surrounding area do not afford private outdoor living areas anticipated in a traditional suburban
sense. The proposal does not include any outdoor facilities above or beyond those provided for
residential occupation of the subject units. In particular, part 2.5 (b) confirms any adverse
effects from the use of existing decking spaces upon the level of privacy enjoyed in the

surrounding area will be de minimis.

Based upon the above, the proposal is considered to satisfy assessment matter 7.7.2 (vii) (a)

(iv) above.

(v) Hours of operation.

The proposed visitor accommodation units are to be administered by a professional manager
and check in and out is completed via internet applications without the physical requirement for
staff to be on site when guests arrive and/or depart. Based upon the assessment undertaken in
part 2.5 (c) in relation to the nature and frequency of traffic movement any adverse effects in
this regard are considered to be acceptable. In addition, the proposal offers a number of
conditions which are discussed throughout Part 2.

Based upon the above, the proposal is considered to satisfy assessment matter 7.7.2 (vii) (a)

(v) above.
(vi) The ability to landscape/plant to mitigate visual effects.
(vii) Whether the external appearance of the buildings complements the surrounding

landscape and urban character, including when viewed from the lake.

Part 2.4 above considers any adverse physical effects including any Landscape and Visual
effects associated with the proposal are concludes these are nil to negligible while Part 2.5 (a)
considers adverse effects in terms of Views / Outlook / Dominance / Sunlight / Daylight and
concludes any adverse effects above or beyond that of the existing environment are minimal.

Based upon these assessments, any adverse visual effects from the proposal are acceptable.

Based upon the above, the proposal is considered to satisfy assessment matters 7.7.2 (vii) (a)
(vi) & 7.7.2 (vii) (a) (vii) above.
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(b) Any adverse effects in terms of:

(i) The adequacy and location of car parking for the site.

The parking numbers required by the proposed visitor accommodation activities are
commensurate to the residential occupation of each unit. Based upon the nature of the approved
consents compared with that of the current application, any adverse effects in terms of parking
numbers, dimensions, access and sightlines are considered to be de minimis. Importantly, the
proposal is not considered to compromise the safety of any road user. As such, the proposal is
considered to satisfy assessment matter 7.7.2 (vii) (b) (i) above.

(ii) Noise, vibration and lighting from vehicles entering and leaving the site or adjoining
road, which is incompatible with the levels acceptable in a low-density residential

environment.

The proposed level and nature of traffic movements associated with the proposal has been
discussed in part 2.5 (c) and based upon this assessment, the proposal is not considered to be
incompatible with the traffic levels anticipated in a low-density residential environment. As such,

the proposal is considered to satisfy assessment matter 7.7.2 (vii) (b) (ii) above.

(iii) Loss of privacy.

Part 2.5 (b) above considers adverse effects in terms of Privacy and concludes any adverse
effects in this regard are de minimis. As such, the proposal is considered to satisfy assessment
matter 7.7.2 (vii) (b) (iii) above.

(iv) Levels of traffic congestion or reduction in levels of traffic safety which are inconsistent

with the classification of the adjoining road.

Potters Hill Road is classified as a Local Road. The proposed traffic movements associated with
the proposal has been discussed in part 2.5 (¢) and based upon this assessment, the proposal
is not considered to result in congestion or a reduction in traffic safety above or beyond that
which could arise with residential occupation of the subject units. Therefore, the proposal does
not result in level of traffic or a loss of traffic safety which is inconsistent with the classification
of Potters Hill Road. As such, the proposal is considered to satisfy assessment matter 7.7.2 (vii)
(b) (iv) above.
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(v) Pedestrian safety in the vicinity of the activity.

Any adverse effects in terms of parking numbers, dimensions, access and sightlines have been
considered in Part 2.5 (c) and the proposal is not considered to compromise the safety of any
road user. As such, the proposal is considered to satisfy assessment matter 7.7.2 (vii) (b) (v)

above.

(vi) Any cumulative effect of traffic generation from the activity in conjunction with traffic

generation from other activities in the vicinity.

Part 2.5 (f) considers cumulative adverse effects in terms of Traffic / Access where adverse
effects in this regard are considered to be less than minor and only apparent to those whom
have signed affected party approvals to the proposal. Again, the proposal is not considered to
result in traffic generation above or beyond that which could arise with residential occupation of
the subject units. As such, the proposal is considered to satisfy assessment matter 7.7.2 (vii)
(b) (vi) above.

(vii) Provision for coaches to be parked off-site.

The proposed visitor accommodation units are to be occupied on an individual basis to separate
groups of guests and not occupied by one group. The proposal volunteers a condition precluding
the use of coaches to service the property. As such, assessment matter 7.7.2 (vii) (b) (vii) is not

a relevant consideration for the proposal.

(viii) The ability to mitigate any adverse effects of the additional traffic generation such as
through the location and design of vehicle crossings, parking and loading areas or
through the provision of screening and other factors which may reduce the effect of the
additional traffic generation, such as infrequency of the activity, or limited total time

over which the traffic movements occur.

The proposed traffic movements associated with the proposal has been discussed in part 2.5
(c) and based upon this assessment, the proposal is not considered to result in any adverse
effects above or beyond that which could arise with residential occupation of the subject units.

As such, the proposal is considered to satisfy assessment matter 7.7.2 (vii) (b) (viii) above.

(c) Mitigation of noise emissions beyond the property boundary considering:
(i) The adequacy of mitigation measures, including the layout of outdoor activities (for
example barbecues, spa pools), and the ability to screen those activities by vegetation,

fencing or building.
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(d)

(e)

(ii) Measures that can be incorporated into the premises to provide for acoustic insulation

and /or attenuation of noise emissions.

Noise emission associated with the proposed visitor accommodation activities which is above
or beyond the residential occupation of the subject units is isolated to the use of the existing
decking spaces which has been discussed in terms of Privacy in Part 2.5 (b). Based upon the
requirements of the volunteered conditions coupled with the permitted baseline of residential

occupation is considered to ensure this effect would remain de minimis.

Given the volunteered conditions coupled with the permitted baseline of residential occupation,

acoustic insulation and /or attenuation of noise emissions is not considered to be necessary.

Based upon the above, the proposal is considered to satisfy assessment matters 7.7.2 (vii) (c)

(viii) above.

The ability to supply water, and dispose of sewage, stormwater and other wastes consistent
with Regional Council requirements.
The ability to provide adequate, potable water supply, adequate firefighting provisions, and to

dispose of sewage, stormwater and other wastes so as to avoid potential adverse effects.

As discussed in Part 1.1, all of the subject units have been authorised by resource consent. As part

of these consents the ability to provide potable and firefighting water supplies, sewage disposal,

stormwater disposal and other waste disposal were confirmed. The proposal does not place any

additional demand on these services. As such, the proposal is considered to satisfy assessment
matters 7.7.2 (vii) (d) & (e) above.

4.2 Operative District Plan — Low Density Residential - Setback from Internal Boundaries/Neighbours -

7.7.2 xviii (2)

(a) The extent to which the intrusion towards the internal boundary is necessary to enable more
efficient, practical use of the remainder of the site.

(b) Any adverse effects of the proximity of the building, in terms of visual dominance by buildings
of the outlook from adjoining sites and buildings, which is out of character with the local
environment.

(c) Any adverse effects on adjoining sites of the proximity of building, in terms of reduced privacy
through being overlooked from or being in close proximity to neighbouring buildings, to and
extent which is inconsistent with the suburban living environment.

(d) Any adverse effects of the proximity or bulk of the building in terms of loss of access to daylight
on adjoining sites.

(e) The ability to provide adequate opportunities for landscaping around buildings.
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()

(9)

(h)

(i)
()

Any adverse effects of the proximity of the building in terms of difficulty of access to the
building or to adjoining rear sites.

Any adverse effects of the proximity of the buildings housing animals in terms of noise, smell,
or vermin on adjoining sites.

Any adverse effects on adjoining sites of the proximity of buildings housing scheduled
community or private recreation facilities in terms of noise, glare or vibration which is
inconsistent with the suburban living environment.

The ability to mitigate adverse effects of the proposal on adjoining sites.

Any adverse effects of the proximity or bulk of the building, in terms of the loss of the historic

character of Arrowtown.

Assessment matters (g), (h) and (j) are not considered relevant as the proposal does not seek

consent to house animals, house scheduled community or private recreation facilities and the

subject site is not located within Arrowtown.

The remainder of assessment matters have been addressed in Part 2.4 and 2.5. Based upon the

assess

assess

4.3 Operat

ment and conclusions contained in Parts 2.4 and 2.5, the proposal is considered to satisfy

ment matters 7.7.2 xviii (2) (a)-(f) and (i) above.

ive District Plan — Transport - Access — 14.3.2 (v)

(@)
(b)

(c)

(d)

(e)

(7

(i)

()

(k)

()
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Whether adequate sightlines are available from alternative access points.

The extent to which the safety and efficiency of the adjoining road would be compromised by
an access point located closer to an intersection or with lesser unobstructed site distances,
than is permitted by the Plan.

The extent to which conflicts between vehicles could be created by vehicles queuing across
the vehicle crossing; confusion between vehicles turning at the crossing or the intersection;
inadequate rate of driver assimilation of data, thereby adversely affecting the safety of the
road.

Whether the hours of operation of activities on the site coincide with the peak flows and vehicle
queues on the road.

Whether the speed and volume of vehicles on the road could increase the adverse effects of
the access on the safety of road users.

Whether the geometry of the road could mitigate the adverse effects of the access.

Whether there is efficient public transport within the vicinity of the proposed activity.

The proximity of residential areas, visitor accommodation, commercial offices or other mixed
use developments to the proposed activity, and the ability for people to walk to and from

the site.

Where there is any consideration to any requirement for coach parking recognition be given
to the availability of designated coach parking provided off site.

Where a reverse manoeuvre is undertaken from a rear site whether the effects are mitigated

by the width of access and visibility at the road boundary.
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(m)  The extent to which the limited width of an access is mitigated by sufficient on-site
manoeuvring.

(n) The likelihood of future development which could result in increased traffic generation.

(o) The extent to which the reduced width of an access is mitigated by the provision of passing
areas and/or turning heads.

(r) The extent to which the proposed development:

(i) Is in accordance with an approved structure plan or overall development plan for the
area,

(i) Can prove that the site will contain fewer units, to be controlled by subdivision covenants,
vesting of land as reserve, or other appropriate measures, and

(iii)  Can prove that any adjoining land may be more reasonably and economically accessed
by an alternative route or that the development of adjoining land is so unlikely as to make
provision for future access unreasonable.

(q) Whether the reduced access width avoids turns requiring such methods as mirrors or
signalling devices, where the removal, vandalism or malfunctioning of such methods may
lessen public safety and convenience.

(r) Where the anticipated use of accessways is to a multi-unit residential or visitor
accommodation development, where reduced access widths may be considered because the
development includes ready access to parking and building entry points.

(s) Whether there is the possibility of redesign of the development to avoid or mitigate reasons
advanced for creation of narrower accessways than required, even though such redesign may
result in fewer units.

] The extent to which the reduced access widths form part of a structure plan development
adopting the “new urbanism” design style, where it is appropriate to provide for lesser access

widths in order to enhance urban amenity values.
The assessment matters listed (a) to (f) above, have been addressed in Part 2.4 and 2.5. Based upon
the assessment and conclusions contained in Parts 2.4 and 2.5, the proposal is considered to satisfy

assessment matters 14.3.2 (iv) (a) — (f) above.

4.4 Proposed District Plan — Transport — Mobility Parking — Rule 29.5.5

Discretion is restricted to:
a. The number, location, and design of mobility parking spaces, including the accessibility of the
spaces to the building(s); and

b.  Effectiveness of the associated signage.

RM200694 confirms each subject unit affords two car parking spaces per unit and the access

arrangement to each unit is appropriate for residential use and a Class 2 user.
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Traffic generation and parking rates'® confirm the demand on parking with visitor accommodation
could be almost half of the residential demand for parking. A volunteered condition'# requires the
rental of each unit to one group at one time. Therefore, there is a likelihood the parking demand from
any one group that includes a person with limited mobility could be satisfied by parking one car in the

garage.

The dimensional requirements for a mobility park cannot be achieved in the RM200694 approved
arrangement for each unit. However, Units 1-3 provide two parking spaces within garages. Given the
traffic generation associated with visitor accommodation is almost half of residential this may result
in there being one park required which could occupy the garage designed for two cars and enable

sufficient room for mobility access.

The applicant is amenable to any condition that requires the promotion or advertisement of the units
to advise potential renters that the parking arrangement and each floor of the apartments is

accessible only by internal staircases which may not suit all mobility users.

5.0 REGIONAL POLICY STATEMENTS

The Regional Policy Statement for Otago became operative on 1 October 1998. Decisions on
submissions on the Proposed Regional Policy Statement were issued on 1 October 2016; and the

Partially Operative Regional Policy Statement for Otago became operative on 14 January 2019.

The relevant objectives and policies from the Operative Regional Policy Statement and from the

Partially Operative Proposed Regional Policy Statement are contained in Attachment [H].

For the reasons which have been expressed within Parts 2, 3 and 4 of the current application
document, it is concluded that the proposal will not be contrary to any relevant objectives and policies
of the Operative Regional Policy Statement, the Proposed Regional Policy Statement or the Partially

Operative Regional Policy Statement.

6.0 RESOURCE MANAGEMENT ACT 1991: PART 2

The proposal aligns with the Low Density Residential Zone requirements for Visitor Accommodation.
This development will promote sustainable management of natural and physical resources within the
site, whilst ensuring that social, economic, and cultural well-being is provided for. The proposal will
avoid, remedy and mitigate adverse effects of activities on the environment. Overall, the proposal is

in keeping with the purpose and principles of the RMA.

'3 Table C1, NZ Transport Agency research report 453, “Trips & parking related to land use”, November 2011—
Attachment [D3].
4 Condition 5 — Attachment [F1].
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AEE prepared by Nick Geddes
14t May 2021
Amended 25-05-21
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RECORD OF TITLE
UNDER LAND TRANSFER ACT 2017

FREEHOLD
Search Copy
R.W. Muir
Reyistrar-Gieneral
of Land
Identifier 706715
Land Registration District Otago
Date Issued 02 June 2016
Prior References
688943
Estate Fee Simple
Area 1017 square metres more or less

Legal Description Lot 12 Deposited Plan 490069

Registered Owners
LZM Limited

Interests

Appurtenant hereto is a right of way, right to convey water, electricity and telecommunications and rights to
drain stormwater and sewage created by Easement Instrument 5558569.6 - 17.4.2003 at 9:00 am

The easements created by Easement Instrument 5558569.6 are subject to Section 243 (a) Resource Management
Act 1991

Appurtenant hereto are rights to drain sewage and water created by Easement Instrument 6829297.3 - 19.4.2006
at 9:00 am

The easements created by Easement Instrument 6829297.3 are subject to Section 243 (a) Resource Management
Act 1991

Appurtenant hereto is a pedestrian right of way created by Easement Instrument 10097957.2 - 13.8.2015 at 5:56
pm

The easements created by Easement Instrument 10097957.2 are subject to Section 243 (a) Resource Management
Act 1991

Land Covcnant in Easement Instrument 10097957.3 - 13.8.2015 at 5:56 pm

Appurtenant hereto are rights to drain stormwater and sewage created by Easement Instrument 10154387.5 -
2.10.2015 at 3:30 pm

The easements created by Easement Instrument 10154387.5 are subject to Section 243(a) Resource Management
Act 1991

Subject to a right of way and a right to convey water, electricity, telecommunications and computer media and a
right to drain sewage and stormwater over part marked G on DP 490069 created by Easement Instrument
10449745.16 - 2.6.2016 at 1:40 pm

Appurtenant hereto is a right of way and a right to convey water, electricity, telecommunications and computer
media and a right to drain sewage and stormwater created by Easement Instrument 10449745.16 - 2.6.2016 at 1:40
pm

The easements created by Easement Instrument 10449745.16 are subject to Section 243 (a) Resource
Management Act 1991

Subject to a right (in gross) to convey water over part marked G on DP 490069 in favour of Queenstown Lakes
District Council created by Fasement Instrument 10449745.22 - 2.6.2016 at 1:40 pm

The easements created by Easement Instrument 10449745.22 are subject to Section 243 (a) Resource

Transaction Id Search Copy Dated 22/07/20 3:27 pm, Page 1 of 3
Client Reference 14444 Register Only
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Identifier 706715
Management Act 1991

Subject to a right (in gross) to convey telecommunications and computer media over part marked G on DP
490069 in favour of Chorus New Zealand Limited created by Easement Instrument 10449745.23 - 2.6.2016 at 1:40
pm

The easements created by Easement Instrument 10449745.23 are subject to Section 243 (a) Resource
Management Act 1991

Subject to a right (in gross) to convey electricity over part marked G on DP 490069 in favour of Aurora Energy
Limited created by Easement Instrument 10449745.24 - 2.6.2016 at 1:40 pm

The easements created by Easement Instrument 10449745.24 are subject to Section 243 (a) Resource
Management Act 1991

Subject to a gas easement (in gross) over part marked G on DP 490069 in favour of Rockgas Limited created by
Easement Instrument 10449745.26 - 2.6.2016 at 1:40 pm

Land Covenant in Easement Instrument 10449745.28 - 2.6.2016 at 1:40 pm
10449745.29 Consent Notice pursuant to Section 221 Resource Management Act 1991 - 2.6.2016 at 1:40 pm

10436055.1 Swrrender of the easement created by Easement Instrument 10097957.2 as to Lot 100 DP 490067-
13.7.2016 at 3:27 pm

Appurtenant hereto is a right of way (pedestrian) created by Easement Instrument 10436055.6 - 13.7.2016 at 3:27
pm

The easements created by Easement Instrument 10436055.6 are subject to Section 243 (a) Resource Management
Act 1991

10497110.3 Variation of Conscnt Notice 10449745.29 pursuant to Scction 221(5) Resource Management Act 1991
-7.11.2016 at 3:10 pm

10858918.2 Mortgage to Westpac New Zealand Limited - 1.8.2017 at 12:36 pm

11400022.1 Revocation of Land Covenant created by Easement Instrument 10097957.3 as to Lot 200 DP 534798 -
21.4.2020 at 3:24 pm

11400022.2 Revocation of Land Covenant created by Easement Instrument 10449745.28 as to Lot 200 DP 534798 -
21.4.2020 at 3:24 pm
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Client Reference 14444 Register Only
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QUEENSTOWN
LAKES DISTRICT
COUNCIL

A

www.qldc.govt.nz

DECISIONS OF THE QUEENSTOWN LAKES DISTRICT COUNCIL

NOTIFICATION UNDER s95 AND DETERMINATION UNDER s104

RESOURCE MANAGEMENT ACT 1991

Applicant: Alpha Properties NZ Ltd
RM reference: RM170614
Application: Application under Section 88 of the Resource Management Act 1991

(RMA) to add two residential units and a residential flat to this existing
comprehensive residential development and subdivision; AND

Application under Section 127 of the RMA to vary Condition 1 of
consent RM160181 to provide for additional earthworks and to vary
Conditions 6a, 6b, 6g (landuse) and Conditions 1, 4, 7a, 7b and 7g
(subdivision) of RM160718 to include the two additional units in the
previous development and subdivision plans.

Location: Lot 10 Deposited Plan 490069, Potters Hill Drive, Queenstown

Legal Description: Lot 10 Deposited Plan 490069, held in Computer Freehold Register
706713

Zoning: Low Density Residential

Activity Status: Non complying

Date: 15 November 2017

SUMMARY OF DECISIONS

1. Pursuant to sections 95A-95F of the RMA the application will be processed on a non-notified
basis given the findings of Section 6.0 of this report. This decision is made by Alana Standish,
Senior Planner, on 15 November 2017 under delegated authority pursuant to Section 34A of
the RMA.

2. Pursuant to Section 104 of the RMA, consent is GRANTED SUBJECT TO CONDITIONS
outlined in Appendix 1 of this decision imposed pursuant to Section 108 of the RMA. The
consent only applies if the conditions outlined are met.

Queenstown Lakes District Council - Private Bag 50072 - Queenstown 9348 - Tel 03 441 0499 - www.gldc.govt.nz
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3. Pursuant to Section 104 of the RMA, consent is GRANTED to change Condition 1 of consent
RM160181 to provide for additional earthworks and Conditions 6a, 6b, 6g (landuse) and
Conditions 1, 4, 7a, 7b and 7g (subdivision) of RM160718 to update the previously
development and subdivision plans for the development adding an additional two residential
units subject to the change of conditions outlined in Section 7.5 of this decision. The consent
only applies if the conditions outlined are met.

4. To reach the decision to grant consent the application was considered (including the full and
complete records available in Council’s electronic file and responses to any queries) by Alana
Standish, Senior Planner, as delegate for the Council.

V3_08/08/14 RM170614
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1. PROPOSAL AND SITE DESCRIPTION

Consent is sought to add an additional two residential units and subdivision to the existing
comprehensive residential development on this site on Potters Hill Road leading to a total of 14
residential units.

The applicant has provided a detailed description of the proposal, the site and locality and the relevant
site history in Section 1.0 of the report entitled ‘Alpha Properties Ltd: Comprehensive Development,
Vehicle Crossing, Subdivision’, prepared by Nick Geddes of Clark Fortune McDonald and Associates,
and submitted as part of the application (hereon referred to as the applicant's AEE and attached as
Appendix 4).

Additionally the subdivision plan approved under RM170614 is to be amended to include the two
additional lots resulting in a change to Condition 1 of Decision B (subdivision).

Since the application was lodged:

e aresidential flat has been added to the rear of the proposed Unit 5. The flat will be to the rear
of the proposed garage where there was previously a void. There will be no change to the
upper levels of that unit. Three car parks are provided adjacent to Unit 5, one of which can be
utilised by the flat.

e the northern units have been moved to the north by 1m. This was due to the underlying
material discovered during the earthworks. There are no resultant rule infringements nor are
the scale of infringements increased.

The application site and surrounds are shown in Figure 1 below.

Figure 1: Application site
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2. ACTIVITY STATUS
21 THE DISTRICT PLAN

The subject site is zoned Low Density Residential and the proposed activity requires resource consent
for the following reasons:

e A restricted discretionary activity resource consent pursuant to Rule 22.3.3.i — volume of
earthworks where the proposed volume of 14,786m?* exceeds the 300m?® maximum. Council’s
discretion is restricted to this matter.

o Avrestricted discretionary activity resource consent pursuant to Rule 22.3.3.ii — height of cut
where the proposed cut will measure 12.8m in height thereby infringing the 2.4m maximum.
Council’s discretion is restricted to this matter.

e A restricted discretionary activity resource consent pursuant to Rule 22.3.3.ii — height of fill
where the proposed fill will measure 2.3m in height thereby infringing the 2.0m maximum.
Council’s discretion is restricted to this matter.

e A discretionary activity resource consent pursuant to Rule 7.5.3.4.v for a comprehensive
residential development.

o A discretionary activity resource consent pursuant to Rule 14.2.2.3 (ii) for a breach of the
Site Standard 14.2.4.2 (i) Length of vehicle crossings. Whereby the maximum crossing length
shall be 6m per residential allotment. A 19.5m wide vehicle crossing is measured along the
boundary of the subject site. Upon completion of the subdivision the vehicle crossing for Lot
12 measures 7m and Lot 11 measures 7.5m.

e A non-complying activity resource consent pursuant to Rule 15.2.3.4 for any subdivision
which does not comply with the Zone Standard 15.2.6.3 whereby no lots shall have a net area
less than the minimum specified for each zone. For the Low Density Residential zone that is
600m? as not all lots comply with that size.

2.2 RESOURCE MANAGEMENT ACT 1991

o A discretionary activity consent pursuant to section 127(3)(a) of the RMA, which deems any
application to change or cancel consent conditions to be a discretionary activity. It is proposed
to change Condition 1 of RM160181, Landuse Conditions 6a, 6b, 6g and Subdivision
Conditions 4, 7a, 7b and 7g of RM160718, as outlined above, in order to provide for two
additional residential units and update the associated subdivision plans.

Overall, the application is considered to be a non-complying activity.

2.2 NATIONAL ENVIRONMENTAL STANDARD FOR ASSESSING AND MANAGING
CONTAMINANTS IN SOIL TO PROTECT HUMAN HEALTH

Based on the applicant’s review of Council records, the piece of land to which this application relates
is not a HAIL site, and therefore the NES does not apply.

3. SECTION 95A NOTIFICATION

The applicant has not requested public notification of the application (s95A(2)(b)).

No rule or national environmental standard requires or precludes public notification of the application
(s95A(2)(c)).

The consent authority is not deciding to publicly notify the application using its discretion under
s95A(1) and there are no special circumstances that exist in relation to the application that would
require public notification (sS95A(4)).
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A consent authority must publicly notify an application if it decides under s95D that the activity will
have or is likely to have adverse effects on the environment that are more than minor (s95A(2)(a)).

An assessment in this respect follows.
4. ASSESSMENT OF EFFECTS ON THE ENVIRONMENT (s95D)
41 MANDATORY EXCLUSIONS FROM ASSESSMENT (s95D)

A: Effects on the owners or occupiers of land on which the activity will occur and on adjacent land
(s95D(a)).

B: Trade competition and the effects of trade competition (s95D(d)).

C: The following persons have provided their written approval and as such adverse effects on
these parties have been disregarded (s95D(e)).

Person (owner/occupier) Address (location in respect of subject site)
New Zealand Transport Agency State Highway 6a (Frankton Road) limited access route
Albatross QT Ltd Lot 10 DP 490069 (subject site)

4.2 PERMITTED BASELINE (s95D(b))

The consent authority may disregard an adverse effect of the activity if a rule or national
environmental standard permits an activity with that effect. In this case a building that complies with all
site and zone standards including car parking, and outdoor living space, a complying residential flat,
and density not infringing one residential unit per 450m?, are permitted activities in this zone.

4.3 ASSESSMENT: EFFECTS ON THE ENVIRONMENT

Taking into account Sections 4.1 and 4.2 above, the following assessment determines whether the
activity will have, or is likely to have, adverse effects on the environment that are more than minor.

The relevant assessment matters are found in Sections 7, 14 and 22 of the District Plan and have
been taken into considered in the assessment below.

The Assessment of Effects provided at Section 2.0 and 5.0 of the applicant's AEE, is considered
accurate with additional assessment undertaken below.

People and Built Form:

Adverse Effects to consider Effects on the Environment
Character / Views and Outlook / | The proposal represents the construction of two additional residential units

Streetscape / Amenity / | on the site as well as associated earthworks, parking and manoeuvring.
Dominance and Scale

These additional units will be located to the east of the existing units and
will extend toward the east boundary of the site.

They will be visible from the surrounding area, particularly the land to the
south looking up from Frankton Road and the roads between it and the site,
where not obscured by dwellings on sites between.

The residential units will be constructed in the same style and colouring as
the remainder of the existing units on the site. The units will have a similar
appearance to other similar residential developments along this side of
Frankton Road.
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The earthworks will comprise additional cut into the slope to create the
footprint for the residential units and also for their car parking and
manoeuvring. Given the sloping nature of the site they are essential and
following the completion of the development they will be to the rear (north)
of the units and will not be visible from off site.

For these reasons it is considered any of these adverse effects will be less
than minor.

On-site amenity The additional residential units will have a similar floor plan, outdoor living
areas, parking and manoeuvring as the other units within the development.
Furthermore, the addition of these two units will not compromise the on-site
amenity of any of the other approved units on the site.

For these reasons it is considered any adverse effects for on-site amenity
will be less than minor.

Density The site, measuring 9886m° in area meets the site size for a
comprehensive residential development on the site. These two residential
units were not included in the initial application as there was uncertainty
regarding the underlying ground conditions.

This development represents a practical use of this sloping site. Were the
two residential units to not be erected then that part of the site would
remain vegetated and unusable for the remainder of the development.

Given the terrain of the site it is an expensive one to develop. However, the
works and infrastructure that are required for the existing consented
development can be used for the additional two units. This represents a
practical and efficient solution and provides increased density on a site that
is large enough to absorb it.

For these reasons it is considered that any adverse density effects will be
less than minor.

Cumulative This is a large site and meets the threshold for a comprehensive residential
development. The two proposed units would have been part of the initial
development but were not included due to uncertainty regarding the
underlying ground conditions. The site is large enough to accommodate the
additional units with any adverse effects being less than minor. This
proposal represents an efficient use of this land resource where the
supporting infrastructure will be largely in place from the already consented
residential development.

This is considered a unique circumstance and for the aforementioned
reasons it is considered the potential for a cumulative effect that is less

than minor.
Traffic and Parking:
Adverse Effects to consider Effects on the Environment
Parking, Access and Vehicle | The application has been assessed by Council’'s Consultant Resource
movement Management Engineer, Tim Dennis and he noted the following:

+ the additional 2 units both have garages and complying car park
spaces as does the flat in Unit 5.

« there will be sufficient manoeuvring space to enable vehicles to avoid a
reversing manoeuvre onto Potters Hill Drive.

« the existing approved crossing is adequate to cater to the additional
two units.

+ the NZTA approval for the intersection is still met by this proposal and
upgrading is not presently required under the NZTA approval.

The assessment and recommendations of Mr Dennis are adopted and it is
considered any adverse parking, access and vehicle movement effect will
be less than minor.
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Earthworks and Natural Hazards:

Adverse Effects to consider Effects on the Environment
Earthworks With regard the proposed earthworks, the application has been assessed
by Mr Dennis, and he noted the following:

* none of the proposed cuts or fills breaches the height in relation to
boundary ratio.

+ instability is unlikely to result from the earthworks provided they are
completed as detailed in the Geotechnical report. The existing
conditions of consent adequately cover the proposed additional
earthworks and remain relevant to the proposal.

The comments and recommendations of Mr Dennis are adopted and for the
aforementioned reasons it is considered any adverse effect from the
earthworks will be less than minor.
Natural Hazards With regard stability and natural hazards, Mr Dennis has assessed the
application and noted the following:

+ the proposed buildings are unlikely to be at risk of liquefaction in a
seismic event and that standard foundations as required under NZS
3604:2011 for timber framed buildings are sufficient.

» the foundation requirements for the buildings will be addressed under
the related building consent and no conditions are necessary.

The comments and recommendations of Mr Dennis are adopted and for the
aforementioned reasons it is considered any adverse effect from the
stability of the site will be less than minor.

Infrastructure:
Adverse Effects to consider Effects on the Environment
Services With regard the provision of services on the site, the application has been

assessed by Mr Dennis.

Mr Dennis considered that the existing water, effluent disposal, stormwater,
power and telecom services are sufficient for the site and that there is no
need to alter the existing conditions for RM160718 in that regard.

The comments and recommendations of Mr Dennis are adopted and for the
aforementioned reasons it is considered any adverse effect from service
provision will be less than minor.

4.4 DECISION: EFFECTS ON THE ENVIRONMENT (s95A(2))

Overall the proposed activity is unlikely to have adverse effects on the environment that are more than
minor.

5.0 EFFECTS ON PERSONS

Section 95B(1) requires a decision whether there are any affected persons (under s95E) in relation to
the activity. Section 95E requires that a person is an affected person if the adverse effects of the
activity on the person are minor or more than minor (but not less than minor).

51 PERMITTED BASELINE (s95E(2)(a))

The consent authority may disregard an adverse effect of the activity on a person if a rule or national
environmental standard permits an activity with that effect. In this case the permitted baseline is found
within Section 4.2 above.
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5.2

ASSESSMENT: EFFECTS ON PERSONS

Taking into account Sections 5.1 and 5.2 above, the following outlines an assessment as to whether
the activity will have or is likely to have adverse effects on persons that are minor or more than minor.

Figure 2 shows the subject site and the properties adjacent to the north, west and south.

Figure 2: Adjacent properties

Lot 2 DP 409336 (to the north of
the site)

Adverse Effects:

Effects on Persons

Traffic Generation

This site is currently vacant and were it to be developed in the future
there would be no access point near the subject site. Any adverse traffic
generation effect will be less than minor.

Dominance / Privacy / Shading /
Amenity / Density / Views and
Outlook

When viewed from this site there would be no change to the
development on the subject site. This site is elevated well above the
level of the subject site and the development is occurring to the south of
a large cut and will not be visible from this property.

For the aforementioned reasons adverse dominance, privacy, shading,
amenity, density, view and outlook effects will be less than minor.

678 Frankton Road (to the east of
the site)

Adverse Effects:

Effects on Persons

Traffic Generation

This site is accessed off Pencarrow Lane well to the south of the access
to the subject site. While there will be two additional residential units on
the site the separation distance will mean any adverse traffic generation
effect will be less than minor.

Dominance / Privacy / Shading /
Amenity / Density / Views and
Outlook

The proposed residential units will be located closer to this boundary.
However, there is extensive screening between the two sites on the
3590m? vacant balance lot (Lot 100 from Subdivision RM160718)
between the proposed development and this adjacent site.
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The proposed additional units will not be visible from this site and any
adverse dominance, privacy, shading, amenity, density, view and
outlook effects will be less than minor.

Lot 15 DP 490069 (to the south of

the site)
Adverse Effects: Effects on Persons
Traffic Generation This site is currently vacant and future access would be to Pencarrow

Lane well to the south of the access to the subject site.

While there will be two additional residential units on the site the
separation distance will mean any adverse traffic generation effect will
be less than minor.

Dominance / Privacy / Shading / | This site is currently vacant. It is located adjacent to the subject site but
Amenity / Density / Views and | will be separated from the proposed additional units by the vacant,
Outlook 3590m? balance Lot 100 on that site.

For the aforementioned reasons adverse dominance, privacy, shading,
amenity, density, view and outlook effects will be less than minor.

5.3 DECISION: EFFECTS ON PERSONS (s95B(1))
In terms of Section 95E of the RMA, no person is considered to be adversely affected.
6.0 OVERALL NOTIFICATION DETERMINATION

Given the decisions made above in Sections 4.4 and 5.3 the application is to be processed on a non-
notified basis.

7.0 S104 ASSESSMENT

7.1 EFFECTS (s104(1)(a))

Actual and potential effects on the environment have been outlined in Section 4 of this report.
Conditions of consent can be imposed under s108 and s220 of the RMA as required to avoid, remedy
or mitigate adverse effects.

7.2 RELEVANT DISTRICT PLAN PROVISIONS (s104(1)(b)(vi))

The relevant objectives and policies are contained within Sections 7 (Low Density Residential), 14
(Transport), 15 (Subdivision) and 22 (Earthworks) of the Operative District Plan and Chapter 7 (Low
Density Residential) of the Proposed District Plan. These have been discussed in Section 3 of the
submitted AEE. The assessment and conclusions of the AEE are accepted and it is considered the
proposal is consistent with the relevant objectives and policies of both the Operative and Proposed
District Plans.

7.3 PARTICULAR RESTRICTIONS FOR NON-COMPLYING ACTIVITIES (s104(D))

With respect to the assessment above, the first threshold test for a non-complying activity required
under Section 104D has been met in that the application is not considered to create any actual or
potential adverse effects which are more than minor in extent.

With respect to the second threshold test under Section 104D it is concluded that the application,
based on the volunteered covenant, can pass through the second gateway test given that the
proposal is not considered to contrary to the relevant policies and objectives of the District Plan.

On this basis discretion exists to grant consent for this non-complying activity.
7.4 PART 2 OF THE RMA
In this case the relevant District Plan provisions are valid, have complete coverage and are certain.

Therefore, the above assessment under s104 matters, which give substance to the principles of Part
2, illustrates the proposed activity accords with Part 2 of the Act.
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7.5 DECISION 1: LAND USE CONSENT AND SUBDIVISION CONSENT PURSUANT TO
SECTION 104 OF THE RMA

Consent is granted subject to the conditions outlined in Appendix 1 of this decision report imposed
pursuant to Sections 108 and 220 of the RMA.

7.6 DECISION 2: VARIATIONS PURSUANT TO SECTION 127 OF THE RMA
1) Consent is granted to change Condition 1 of resource consent RM160181, such that:
Varied Conditions of RM160181

1. That the development must be undertaken/carried out in accordance with the plans:

thwo nlan o Dranosed hwWo on O 0 RMO505200 drawn

e ‘The Tiers Villas Proposed Earthworks Design: Drawing No. 16, Sheet 001, Rev -, prepared
by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design, Stage 1 Earthworks Only: Drawing No. 16_
Sheet 001a, Rev-’, prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section A & B: Drawing No. 16_ Sheet 003,
Rev -, prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section C: Drawing No. 12_02, Rev A’
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section D: Drawing No. 12_03, Rev A,
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section E: Drawing No. 12_04, Rev A,
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section F: Drawing No. 12 05, Rev A’
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014

e ‘The Tiers Villas Proposed Earthworks Design Section G: Drawing No. 12_06, Rev A’
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section H: Drawing No. 12_07, Rev A’
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section |: Drawing No. 12 08, Rev A’
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section O: Drawing No. 16 Sheet 010, Rev —
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section P: Drawing No. 16 Sheet 011, Rev —
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section L: Drawing No. 16 Sheet 012, Rev —
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

stamped as approved on 15 November 2017,

and the application as submitted, with the exception of the amendments required by the
following conditions of consent.

Advice note
e All other conditions of RM160181 shall continue to apply.

2) Consent is granted to change landuse Conditions 6a, 6b, 6g (Appendix 2) and subdivision
Conditions 1, 4, 7a, 7b and 7g (Appendix 3) of resource consent RM160718, such that:

V3_08/08/14 RM170614

Document Set ID: 6870316
Version: 1, Version Date: 14/05/2021



11

Varied Conditions of RM160718

Landuse Conditions

WJ Cadzow & Associates Ltd

‘Site_Plan’Contract 16010-S A-A1-01-Date 03/04/44
‘Block A — Typical Plans’ Contract 16010 Sheet A-A2-02 Date 07/06/16

‘Block A — Floor Plans’ Contract 16010 RC-A-01 Date 06/26/14

‘Block A — Elevations Contract 16010 RC-A-03 Date 06/26/14

‘Block B — Floor Plans’ Contract 16010 RC-B-01 Date 07/07/16

‘Block B — Typical Plans’ Contract 16010 Sheet RC-B-02 Date 07/07/16

‘Block B — Elevations Contract 16010 RC-B-03 date 07/07/16

‘Block B — B & Grid Layout Plans: Sheet A0-03’, prepared by WJ CADZOW &
Associated Ltd and dated 03/14/17

. ‘Elevations: Sheet A2-02’, prepared by WJ CADZOW & Associated Ltd and dated

03114117

. ‘Unit 5 — Typical Plans: Sheet A1-051’°, prepared by WJ CADZOW & Associated Ltd
and dated 03/15/17

° ‘Tiers Villas: Unit 5 — context: drawing number INT 200’, prepared by Yoke

. ‘Tiers Villas: Unit 5 — GF FFL: drawing number INT 210’, prepared by Yoke and
dated 15/09/2017

. ‘Tiers Villas: Unit 5 — FF FFL: drawing number INT 211’, prepared by Yoke and
dated 15/09/2017

. ‘Tiers Villas: Unit 5 — SF FFL: drawing number INT 212’, prepared by Yoke and
dated 15/09/2017

. ‘Tiers Villas: Unit 5 — Courtyard: drawing number INT 213’, prepared by Yoke and
dated 15/09/2017
° ‘Tiers Villas: Unit 5 — Elevations: drawing number INT 220’, prepared by Yoke and

dated 15/09/2017
. ‘Block C — Floor Plans’ Contract 16010 RC-C-01 Date 07/07/16
. ‘Block C — Typical Plans’ Contract 16010 Sheet RC-C-02 Date 07/07/16
. ‘Block C — Elevations Contract 16010 RC-C-03 Date 07/07/16

Clark Fortune McDonald & Associates

o ‘Proposed Units on Lot 10 DP 490069’ Job No 12377 Dwg 8 Sheet 001 Rev B-D
. ‘Proposed Units on Lot 10 DP 490069 Height Infringements’ Job No 12377 Dwg 8 Sheet

002 RevAC

o ‘Proposed Units on Lot 10 DP 490069 Section Views’ Job No 12377 Dwg 8 Sheet 003
RevAD

. ‘Proposed Units on Lot 10 DP 490069 Shading Diagrams’ Job No 12377 Dwg 8 Sheet
004 RevAD

. ‘The Tiers Villas Car Parking Layout’ Job No 12377 Dwg 10 Sheet 001 Rev D
04+ Rev B

. ‘The Tiers Villas Landscaping & Outdoor Living Spaces: Drawing No. 09 Sheet 001,

Rev D’, prepared by Clark Fortune McDonald & Associates and dated 17/09/2017
. ‘Wheelie Bin Plan’
° ‘Wheelie Bin Collection Plan’

stamped as approved on 23 January 2017_and 15 November 2017,

Condition 6a

The provision of a water supply to the 42 14 residential units and 4 residential flats in the development
in terms of Council’s standards and connection policy. This shall include an Acuflo CM2000 as the
toby valve and an approved water meter as detailed in QLDC Water Meter Policy (Appendix A), dated
August 2015. The costs of the connections shall be borne by the consent holder.
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Condition 6b

The provision of a foul sewer connection from the 42 14 residential units and 4 residential flats to
Council’s reticulated sewerage system in accordance with Council’s standards and connection policy,
which shall be able to drain the buildable area within each lot. This shall include an inspection
chamber/rodding eye at the junction of the laterals for each of the units. The costs of the connections
shall be borne by the consent holder.

Condition 6g

The construction and sealing of all vehicle manoeuvring and car parking areas to Council’s standards.
Parking shall be clearly and permanently marked out in accordance with the Clark Fortune McDonald
& Associates Car Parking Layout plan, Job No. 12377, Drawing No. 10, Sheet 001, Rev-B Rev C, with
visitor parking areas clearly signposted and include wheel stops and vehicle barriers where
appropriate. Provision shall be made for stormwater disposal.

Condition 11a

Certify to Council in writing that the foundations of each building subject to this consent (comprising 12
4 Residential Units) have been set out in accordance with the approved consent in terms of levels and
position; and

Subdivision Conditions

Condition 1

That the development must be undertaken/carried out in accordance with the plans:

Clark Fortune McDonald & Associates

e ‘Lots1—14 & 100 Being a Subdivision of Lot 10 DP 490069: drawing number 07: sheet

001 Rev F’, dated 12/10/2017

e ‘Lots 1 —14 & 100 Being a Subdivision of Lot 10 DP 490069 - Staging: drawing number
07: sheet 002 Rev F’, dated 12/10/2017

e ‘Lots 1 —14 & 100 Being a Subdivision of Lot 10 DP 490069: drawing number 07: sheet
003 Rev F’, dated 12/10/2017

e ‘Lots 1 —14 & 100 Being a Subdivision of Lot 10 DP 490069: drawing number 07: sheet
004 Rev F’, dated 12/10/2017

e ‘Lots 1 —14 & 100 Being a Subdivision of Lot 10 DP 490069: drawing number 07: sheet
005 Rev F’, dated 12/10/2017

stamped as approved on 15 November 2017 23 January 2017

Condition 4

This subdivision may be staged. For the purposes of issuing approvals under Sections 223 and 224(c)
of the Resource Management Act 1991, the conditions of this consent shall be applied only to the
extent that they are relevant to each particular stage proposed. This consent may be progressed in
the following stages:

Stage 1: Lots 1-4

Stage 2: Lots 5—8 6-10

Stage 3: Lots 9—12 11-14

Stage 4: Lot 5 & 100
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Stage 1 shall precede all other stages. Stages 2 — 3-4 thereafter may be progressed in any order,
providing all necessary subdivision works (such as servicing, provision of formed legal access and
other works required to satisfy conditions of this consent), are completed for each stage, prior to
certification being issued as necessary under Sections 223 and 224(c) of the Resource Management
Act 1991.

Condition 7a

The provision of a water supply to the 42 14 residential units and 4 residential flats in the development
in terms of Council’'s standards and connection policy. This shall include an Acuflo CM2000 as the
toby valve and an approved water meter as detailed in QLDC Water Meter Policy (Appendix A), dated
August 2015. The costs of the connections shall be borne by the consent holder.

Condition 7b

The provision of a foul sewer connection from the 42 14 residential units and 4 residential flats to
Council’s reticulated sewerage system in accordance with Council’s standards and connection policy,
which shall be able to drain the buildable area within each lot. This shall include an inspection
chamber/rodding eye at the junction of the laterals for each of the units. The costs of the connections
shall be borne by the consent holder.

Condition 7g

The construction and sealing of all vehicle manoeuvring and car parking areas to Council’s standards.
Parking shall be clearly and permanently marked out in accordance with the Clark Fortune McDonald
& Associates Car Parking Layout plan, Job No. 12377, Drawing No. 10, Sheet 001, Rev-B Rev C, with
visitor parking areas clearly signposted and include wheel stops and vehicle barriers where
appropriate. Provision shall be made for stormwater disposal.

Advice note

e All other conditions of RM160718 shall continue to apply.

8.0 OTHER MATTERS

Local Government Act 2002: Development Contributions

In granting this resource consent, pursuant to the Local Government Act 2002 and the Council’s
Policy on Development Contributions the Council has identified that a Development Contribution is
required for the additional two residential units. Payment will be due prior to commencement of the
consent, except where a Building Consent is required when payment shall be due prior to the issue of
the code of compliance certificate.

Administrative Matters

The costs of processing the application are currently being assessed and you will be advised under
separate cover whether further costs have been incurred.

The Council will contact you in due course to arrange the required monitoring. It is suggested that you
contact the Council if you intend to delay implementation of this consent or if all conditions have been
met.

This resource consent is not a consent to build under the Building Act 2004. A consent under this Act
must be obtained before construction can begin.

This resource consent must be exercised within five years from the date of this decision subject to the
provisions of Section 125 of the Resource Management Act 1991.
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If you have any enquiries please contact Hamish Anderson on phone 021 707 740 or email
hamish.anderson@gqldc.govt.nz.

Report prepared by Decision made by

Hamish Anderson Alana Standish
CONSULTANT SENIOR PLANNER SENIOR PLANNER

APPENDIX 1 - Consent Conditions

APPENDIX 2 - Updated Consent Conditions of RM160181
APPENDIX 3 - Updated Consent Conditions of RM160718
APPENDIX 4 - Applicants AEE
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APPENDIX 1 — LAND USE CONSENT CONDITIONS — RM170614

General Conditions

1. That the development must be undertaken/carried out in accordance with the plans:

e ‘Block B — B & Grid Layout Plans: Sheet A0-03’, prepared by WJ CADZOW & Associated
Ltd and dated 03/14/17

e ‘Unit 5 — Typical Plans: Sheet A1-051’, prepared by WJ CADZOW & Associated Ltd and
dated 03/15/17

e ‘Elevations: Sheet A2-02’, prepared by WJ CADZOW & Associated Ltd and dated 03/14/17
‘Proposed Units on Lot 10 DP 490069: Drawing No. 08 Sheet 001, Rev D’, prepared by
Clark Fortune McDonald & Associates and dated 11.10.17.

. ‘The Tiers Villas Landscaping & Outdoor Living Spaces: Drawing No. 09 Sheet 001, Rev
D’, prepared by Clark Fortune McDonald & Associates and dated 17.09.17.

e ‘The Tiers Villas Proposed Earthworks Design: Drawing No. 16, Sheet 001, Rev -,
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e  ‘The Tiers Villas Proposed Earthworks Design, Stage 1 Earthworks Only: Drawing No. 16_
Sheet 001a, Rev-’, prepared by Clark Fortune McDonald & Associates and dated
01/01/2014.

e  ‘The Tiers Villas Proposed Earthworks Design Section A & B: Drawing No. 16_ Sheet 003,
Rev -, prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section C: Drawing No. 12_02, Rev A’
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section D: Drawing No. 12_03, Rev A’
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section E: Drawing No. 12_04, Rev A,
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section F: Drawing No. 12_05, Rev A’
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014

e ‘The Tiers Villas Proposed Earthworks Design Section G: Drawing No. 12_06, Rev A’
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section H: Drawing No. 12_07, Rev A’
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section |: Drawing No. 12_08, Rev A’,
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section O: Drawing No. 16 Sheet 010, Rev
— prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section P: Drawing No. 16 Sheet 011, Rev
— prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e  ‘The Tiers Villas Proposed Earthworks Design Section L: Drawing No. 16 Sheet 012, Rev —
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

stamped as approved on 15 November 2017

and the application as submitted, with the exception of the amendments required by the
following conditions of consent.

2a. This consent shall not be exercised and no work or activity associated with it may be
commenced or continued until the following charges have been paid in full: all charges fixed in
accordance with section 36(1) of the Resource Management Act 1991 and any finalised,
additional charges under section 36(3) of the Act.

2b.  The consent holder is liable for costs associated with the monitoring of this resource consent
under Section 35 of the Resource Management Act 1991 and shall pay to Council an initial fee
of $290. This initial fee has been set under section 36(1) of the Act.

3. All earthworks shall be undertaken in accordance with the conditions of RM160181 (as varied
by RM170614).
V3_08/08/14 RM170614
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4, The Landuse conditions of RM160718 (as varied by RM170614) shall apply to the construction
of new buildings 5 and 6.

APPENDIX 1 — SUBDIVISION CONSENT CONDITIONS — RM170614

All the plans and conditions of this subdivision are contained in the updated Conditions of RM160181
in Appendix 2 below. They do not need to be replicated here.

V3_08/08/14 RM170614

Document Set ID: 6870316
Version: 1, Version Date: 14/05/2021



17

APPENDIX 2 — RM160181 CONSENT CONDITIONS AS VARIED BY RM170614

General Conditions

1. That the development must be undertaken/carried out in accordance with the plans:

. ‘The Tiers Villas Proposed Earthworks Design: Drawing No. 16, Sheet 001, Rev -,
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e  ‘The Tiers Villas Proposed Earthworks Design, Stage 1 Earthworks Only: Drawing No. 16_
Sheet 001a, Rev-’, prepared by Clark Fortune McDonald & Associates and dated
01/01/2014.

e  ‘The Tiers Villas Proposed Earthworks Design Section A & B: Drawing No. 16_ Sheet 003,
Rev -, prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

° ‘The Tiers Villas Proposed Earthworks Design Section C: Drawing No. 12_02, Rev A’,
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section D: Drawing No. 12_03, Rev A’,
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

° ‘The Tiers Villas Proposed Earthworks Design Section E: Drawing No. 12_04, Rev A,
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section F: Drawing No. 12_05, Rev A,
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014

e ‘The Tiers Villas Proposed Earthworks Design Section G: Drawing No. 12_06, Rev A’,
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section H: Drawing No. 12_07, Rev A’
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section I: Drawing No. 12_08, Rev A’
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e  ‘The Tiers Villas Proposed Earthworks Design Section O: Drawing No. 16 Sheet 010, Rev
— prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e  ‘The Tiers Villas Proposed Earthworks Design Section P: Drawing No. 16 Sheet 011, Rev
— prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

e ‘The Tiers Villas Proposed Earthworks Design Section L: Drawing No. 16 Sheet 012, Rev —
prepared by Clark Fortune McDonald & Associates and dated 01/01/2014.

stamped as approved on 15 November 2017

and the application as submitted, with the exception of the amendments required by the
following conditions of consent.

2a. This consent shall not be exercised and no work or activity associated with it may be
commenced or continued until the following charges have been paid in full: all charges fixed in
accordance with section 36(1) of the Resource Management Act 1991 and any finalised,
additional charges under section 36(3) of the Act.

2b.  The consent holder is liable for costs associated with the monitoring of this resource consent
under Section 35 of the Resource Management Act 1991 and shall pay to Council an initial fee
of $240. This initial fee has been set under section 36(1) of the Act.

3. All engineering works shall be carried out in accordance with the Queenstown Lakes District
Council’s policies and standards, being New Zealand Standard 4404:2004 with the
amendments to that standard adopted on 5 October 2005, except where specified otherwise.
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To be completed prior to the commencement of any works on-site

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

4. Prior to commencing works on site, the consent holder shall submit a Traffic Management Plan
to undertake works within the State Highway road reserve to the Network Management
Consultant at Opus International Consultants of Alexandra for approval, unless the sites are
already covered under an existing and current OPUS approved Traffic Management Plan. The
Traffic Management Plan shall be prepared by a Site Traffic Management Supervisor. All
contractors obligated to implement temporary traffic management plans shall employ a qualified
STMS on site. The STMS shall implement the Traffic Management Plan. A copy of the
approved plan shall be submitted to the Principal Engineer at Council prior to works
commencing.

5. Prior to the commencement of any works on the site the consent holder shall provide to the
Principal Resource Management Engineer at Council for review and certification, copies of
specifications, calculations and design plans as is considered by Council to be both necessary
and adequ