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The hearing on proposed Plan Change 34 and submissions thereto took place at the 
Copthorne Hotel in Queenstown between Monday 29 August and Wednesday, 31 August 
2011. An initial site visit was undertaken by the Commission on 29 August 2011 and a 
further site visit was undertaken on 31 August 2011. 

For the Requestor, Remarkables Park Limited; 

, Brookfield Lawyers, Legal counsel (who also appeared for
) 

, Resource Management Planning Consultant, Brown and Company 
Planning Group 

, Senior Consultant, Market Economics Limited 
, Traffic Engineering Consultant, Traffic Design Group  

, Civil Engineer, Airey Consultants Ltd 
, Landscape Architecture Consultant, Vivian + Espie Limited 

, Urban Design and Landscape Architect, Transurban Limited 
Director, Remarkables Park Limited 

Submitters; 

, Legal counsel 
, Chief Executive Officer, Queenstown Airport Corporation Ltd 

, Resource Management Consultant, Mitchell Partnerships Limited 

, Legal counsel, 
, Legal counsel for 

, Director, 
, for and 

A brief note (email) was tabled from  of the 

Officers in Attendance; 

Senior Policy Analyst, Queenstown Lakes District Council 
Ms Hutton prepared a section 42A report on PC 34 

, District Plan Administrator, Queenstown Lakes District Council.  Ms Joiner 
provided administrative support at the hearing. 

PC 34 – Proposed Plan Change 34 
AA – Activity Area 
AMUZ – Airport Mixed Use Zone 
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DP – Queenstown Lakes District Plan 
RPZ – Remarkables Park Zone (also referred to as Remarkables Park Special Zone) 
EAR – Eastern Access Road 
PC 19 – Proposed Plan Change 19 
ASANs – Activities Sensitive to Aircraft Noise 
RMA or the Act – Resource Management Act 1991 
RPL – Remarkables Park Limited (the Requestor) 
PC 35 – Proposed Plan Change 35 
NOR – Notice of Requirement 
ONL(DW) – Outstanding Natural Landscape (Wakatipu Basin) 

PC 34 seeks to make a number of amendments to the provisions of the 
that are contained in Section 12 of the Queenstown Lakes District Plan.

The RPZ covers an area of approximately 150 ha on the Frankton Flats east of 
Queenstown, and is bounded by Queenstown Airport to the north, the Kawarau River to the 
south, and the existing urban area of Frankton to the east. Development within the RPZ is 
managed under a Structure Plan which includes a number of Activity Areas (AAs) with their 
own lists of activities and rules over buildings and other development. In summary these 
comprise the following as detailed in  to these recommendations: 

• AA1 - low-density residential area on the eastern side of the zone, which is now 
largely developed. 

• AA2a -- a strip of land following an escarpment above the Kawarau River along the 
southern side of the zone, comprising legal road 

• AA2b and 2c- two small reserve areas on the south-eastern side of the zone. 
• AA3 - an undeveloped area of land on river terraces in the southern portion of the 

zone. 
• AA4 - two undeveloped areas in the south and centre of the zone. 
• AA5 - a largely developed commercial/retail area on the western side of the zone. 
• AA6 - an undeveloped area in the central/northern part of the zone. 
• AA7 - an undeveloped strip of land on the southeastern side of the zone above the 

Kawarau River and adjacent to AA2a. 
• AA8 - a large undeveloped area primarily located on the northern side of the zone 

adjacent to Queenstown Airport, but also including a strip of land immediately east 
of AA5 located under the approach surfaces for the cross runway at Queenstown 
Airport. 

AAs 3, 4, 6 and 7 comprise a substantial part of the zone and are identified for a mix of 
residential, community, educational, health, day care and retail activities according to the 
rules of the RPZ. Activities in AA8 are significantly constrained by airport noise restrictions 
or approach plane surfaces. 

Existing roading is located on the western side of the zone with access to the RPZ from 
Hawthorne Drive off State Highway 6 (SH6) via Lucas Drive, which passes alongside 
Queenstown Airport. It is proposed that Hawthorne Drive will extend through the RPZ to the 
east and northeast beyond the eastern end of the airport main runway, and will link with SH 
6 to the north of the airport. This road, described as the "Eastern Access Road" will form a 
loop from SH6 around the airport. That part of the EAR that passes through the RPZ and 
past the runway has been partially formed as a haul road. The mostly rural area north of the 
airport is planned for a mixture of commercial/industrial redevelopment pursuant to PC 19. 
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The private Plan Change was initially lodged in March 2008 but was placed on hold due to 
a Council request for further information. In December 2010 the applicant lodged an 
amended Plan Change which replaced the previous version, and the Council commenced 
processing this Plan Change as Plan Change 34.  
  
A summary of Plan Change 34 was presented to the Council’s Strategy Committee on 1 
February 2011 that resolved to accept the plan change for processing. Plan Change 34 was 
notified for submissions on 27 April 2011 with submissions closing on 27 May 2011.  

A letter dated 11 August 2011 from Remarkables Park Limited clarified two items in relation 
to what was sought in terms of the Structure Plan, and the Structure Plan approved under 
RM 09032; and why the AA6 boundary has moved north of the proposed EAR.  

A total of 27 original submissions and 5 further submissions were received.  
contains a summary of the decisions requested, and includes the further submissions 
received. There were no late submissions.  
   
Our recommendations assess the matters raised by submitters in respect of each  
submission point, and we make recommendations as to whether these should be accepted, 
accepted in part, or rejected.  

The proposed Plan Change seeks a number of changes to the existing Remarkables Park 
Zone and seeks to rezone additional land to include this in the Remarkables Park Zone. It 
seeks: 

• to update various objectives, policies, rules, and other provisions of the Zone to 
better reflect the established activities in the Zone, and proposed activities;   

• to expand the existing Remarkables Park shopping and commercial centre (Activity 
Area 5) to introduce additional land for retail activities, including Large Format 
Retail; 

• to change the zoning of a 1.21 hectare parcel of land from the Airport Mixed Used 
Zone to the Remarkables Park Zone (Activity Area 5);  

• to change the zoning of a 2.7 hectare (approximately) parcel of land from the Rural 
General Zone to the Remarkables Park Zone for riverside public recreation (Activity 
Area 2a); and 

• to change some of the Zone provisions to have the effect of modifying the activities 
that can be undertaken in some Activity Areas, the nature and scale and hours of 
operation of some activities, noise controls, the site and building design provisions, 
the height of buildings in Activity Area 8, and to update the airport-related controls 
for the Zone.   

The Plan Change has been described by the requestor as being made up of a number of 
"components" which in turn forms the basis for grouping submissions and assessing PC 34 
as set out below.  
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Plan Change 34 (PC 34) is a privately initiated plan change to the Operative Queenstown 
Lakes District Plan. Section 73(2) provides that any person may request a territorial 
authority to change a district plan, and the procedure for this is specified in Part 2 of the 
First Schedule to the Act. Clause 29 then provides that Part 1 of the First Schedule applies 
to the consideration of privately initiated plan changes. 

Clause 10 of the First Schedule requires that a local authority give a decision on the 
matters raised in submissions, and the reasons for accepting or rejecting the submissions, 
although it is not required to give a decision that addresses each submission individually. 
The decision may also include making any consequential amendments necessary to the 
proposed plan arising from submissions. 

Section 75 of the Act states the contents of district plans. Subclause (3) states: 

(3) a district plan must give effect to- 
 (a) any national policy statement; and 
 (b) any New Zealand coastal policy statement: and 
 (c) any regional policy statement. 

Subsection (4) goes on to state that a district plan must not be inconsistent with a water 
conservation order or a regional plan on any matter specified of regional significance. 

Section 74 states as follows; 

a) Matters to be considered by territorial authority 

• (1) A territorial authority shall prepare and change its district plan in accordance with 
its functions under section 31, the provisions of Part 2, a direction given under 
section 25A(2), its duty under section 32, and any regulations. 

(2) In addition to the requirements of section 75(3) and (4), when preparing or 
changing a district plan, a territorial authority shall have regard to— 

o (a) any— 
(i) proposed regional policy statement; or 
(ii) proposed regional plan of its region in regard to any matter of 
regional significance or for which the regional council has primary 
responsibility under Part 4; and 

o (b) any— 
(i) management plans and strategies prepared under other Acts; and 
(ii) [Repealed] 
(iia) relevant entry in the Historic Places Register; and 
(iii) regulations relating to ensuring sustainability, or the conservation, 
management, or sustainability of fisheries resources (including 
regulations or bylaws relating to taiapure, mahinga mataitai, or other 
non-commercial Maori customary fishing),— 

to the extent that their content has a bearing on resource management 
issues of the district; and 

o (c) the extent to which the district plan needs to be consistent with the plans 
or proposed plans of adjacent territorial authorities. 
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(2A) A territorial authority, when preparing or changing a district plan, must take into 
account any relevant planning document recognised by an iwi authority and lodged 
with the territorial authority, to the extent that its content has a bearing on the 
resource management issues of the district. 

(3) In preparing or changing any district plan, a territorial authority must not have 
regard to trade competition or the effects of trade competition. 
      (emphasis added by underlining) 

The Commission is only empowered to make a recommendation to the territorial authority, 
in terms of the limits of its delegated authority under section 34A (1) of the Act. 

 described PC 34 as "effectively an updating exercise" in his submissions. He 
said that further flexibility was needed in terms of the location of certain significant 
developments such as educational facilities, to meet the needs of investors and joint 
venture partners. He described PC 34 as containing 13 components, which were not 
interrelated or independent, and which were intended to remove impediments such as 
"outdated activity area boundaries, unnecessary rules and anomalous and uncertain plan 
provisions". He said RPL preferred to address these issues through the transparent 
approach of a plan change, rather than resource consents. 

Mr Young was particularly concerned with the submissions from Air New Zealand Limited 
(ANZL) and Queenstown Airport Corporation Limited (QAC).  He submitted that PC 35 
never proposed that activities sensitive to aircraft noise (ASANs) be prohibited within the 
outer control boundary (OCB) within the RPZ land. He noted that ANZL had in fact 
supported PC 35, but now sought to impose more onerous provisions on the RPZ through 
submissions on PC 34. He added that in practical terms, restrictions should not be based 
on a potentially extended OCB because its position was not yet known. With respect to the 
PC 19 land to the north of the airport, PC 35, had deliberately applied a different planning 
regime. With regard to the restrictions on noise sensitive activities set out on Figure 2 in PC 
34, he said that the relief sought by QAC was an attempt to address alleged defects in PC 
35. He observed that if PC 34 was withdrawn, the concerns raised by QAC would still 
remain. He was critical of the rather vague opposition in the Queenstown Lakes District 
Council (QLDC) submission and the lack of evidence supporting it. 

Mr Young submitted that the wide ranging concerns expressed about the RPZ such as 
infrastructure demand, would only be relevant to a complete rezoning of the RPZ land, not 
a plan change making relatively minor amendments. He added that the existence of 
activities permitted by resource consent within AA8 would not prevent or hinder a public 
work, and that allegations of lack of consultation were incorrect given that RPL and QAC 
had been in discussions for more than two years. He submitted that the officer’s report did 
not take adequate account of what was already permitted under the operative zone, and 
that the changes proposed were of minor significance. 

 presented evidence in two parts. He usefully set out the zoning pattern 
around Queenstown Airport including that of the RPZ and the component changes 
proposed, and this was relevant to the matters we had to consider. He explained that PC 19 
affected 69 ha of land north of the airport which had a bias towards 
industrial/business/residential and commercial activities. Hearings of appeals on PC 19 
were expected to begin in late January 2012.  PC 35 promoted by QAC was currently under 
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appeal and was being dealt with in tandem with PC 19. Two NOR issued by the New 
Zealand Transport Agency (NZTA) and the QLDC sought to provide for the "Eastern 
Access Road” through the RPZ and on through PC 19 land to SH6 east of Frankton. 
Finally, QAC had lodged with the Environmental Protection Agency a NOR to expand the 
airport designation over 19 ha of land in the northern part of the Remarkables Park Zone 
(this was described as Lot 6 DP 304345 and comprised the northern part of AA8). This 
NOR has been opposed by RPL.  The Minister for the Environment has referred this NOR 
to the Environment Court. 

The various components of PC 34 are described earlier in this report.  The following briefly 
summarises Mr Brown's conclusions with respect to the evidence and submissions. His key 
points were as follows: 

• Component 1; RPL considers that the expansion of retail area AA5 is best achieved 
through a plan change rather than a resource consent, and would allow an 
additional 30,000m² of gross floor area (GFA) comprising predominantly large floor 
space retail activities. The extension of AA5 across Hawthorne Drive to the north 
accords with the Queenstown Airport Master Plan, would enhance the amenity of 
area,  and can be safety linked to the southern portion of AA5 by a pedestrian 
crossing. 

• Component 2; identifying the  remaining component of the river corridor area  as  
AA2a is more logical in terms of the existing zoning pattern adjacent to the Kawarau 
River, and the existing Rural General Zone allows for a range of activities that would 
allow a greater degree of landscape change than AA2a.  

• Component 3; language schools and educational facilities are common  in  
Queenstown; their  effects are unlikely to be greater than other activities provided 
for in AA3, and any effects can be addressed by way of conditions on consents. 

• Component 4; there was no basis for not enabling health facilities in AA4, and these 
can be designed to achieve an internal design sound level of 40 dBA Ldn. 

• Component 5; the non-residential activities provided for through PC 34 are 
compatible with residential and non-residential activities which are already 
exempted from rules on the nature and scale of activities and hours of operation. 
There is scope to impose conditions on these activities through a controlled activity 
provision. 

• Component 6; the southern leg of AA8 is unsuitable for any activities other than 
parking and landscaping, and would enable integrated use of carparking by different 
retail activities. It was unlikely that carparking would be established without fulfilling 
a specific need. He considered that a new clause could be added to Rule 12.11.3.2 
to provide for greater control over landscaping, vehicle access and pedestrian 
movement. 

• Component 7 concerned river transport and was not contentious. 
• Component 8; QAC was the only submitter, and the height of buildings is dealt with 

under Component 12. 
• Component 9; AA2a and AA8 already anticipate non-residential activities, albeit to a 

lesser extent than some other activity areas, but it was still appropriate to provide 
exceptions from noise controls for these activities for reasons of consistency. 

• Component 10; there were ambiguities in the existing rules restricting prohibited 
activities relating to motor vehicle repairs, and while he agreed with the reporting 
officer that the wording proposed through PC 34 required modification, it was still 
helpful to amend the rules. 
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• Component 11; in terms of site and building design, he considered there was 
already adequate provision to consider the wider landscape issues. He opposed 
restricted discretionary activity status on the basis that if activities were deemed 
appropriate within a zone, controlled activity status should be applied. He said there 
was already provision in the rules for the Remarkables Park Design Review Board 
to consider over height buildings in the RPZ, and that for reasons of efficiency it 
would be best for the Board (which had independent membership) to consider all 
the design aspects related to development in the RPZ. For practical purposes, the 
Board already existed and was enshrined in the rules. 

• Component 12; commercial recreation buildings in AA8 may need to be higher than 
7m. Over height buildings within the airport transitional slopes were addressed 
through a specific separate rule. 

• Component 13; it was inappropriate to align the boundaries of AA8 and AA6 at the 
Eastern Access Road (EAR), as this would result in a significant amount of land 
being lost within AA6, and any buildings could be acoustically treated. 

Mr Brown acknowledged that there could be design issues at the interface between large 
floor space retail buildings and residential development, but noted that existing “big box” 
retail in the RPZ such as Mitre 10, The Warehouse, and New World had succeeded in 
promoting good design. 

Mr Brown noted that the changes to activity area boundaries and to the alignment of the 
EAR had been made in accordance with a resource consent (RM 090321) granted in 2009. 

On the key issue of contention with the reporting officer (activity status), he was not aware 
of any instances where activities had been refused because of discretionary activity status, 
although only part of the RPZ had been developed; the concern was the potential 
uncertainty of obtaining consents for activities that are anticipated within these Activity 
Areas, and to a lesser extent the need to get written consent from neighbours. 

Mr Brown noted that the QLDC submission would only be relevant if the RPZ was a whole 
new zone. Concerns about impacts on the State Highway network were not justified, 
particularly given that NZTA was not a submitter. Management of airport noise issues were 
properly the subject of PC 35.  District wide objectives were already achieved through the 
operative RPZ, and he reiterated the comments of Mr Young that PC 34 would better 
achieve the purpose of the Act than the provisions of the operative RPZ. 

presented evidence focused primarily on the justification for further 
retail expansion of the existing AA5 in the RPZ. Her evidence addressed expected retail 
growth in the Queenstown Lakes District with a particular focus on the Queenstown 
Frankton area. She said the RPZ already captured 41% of total resident expenditure in the 
Queenstown catchment, and that growth projections indicated that demand for additional 
retail and service floor space would be in the range of 95,000 to 118,000m² GFA by 2031. 
She indicated that the capacity of the Queenstown retail catchment, including that in AA5, 
was nearing saturation point. She considered that AA5 was well-placed to provide for large 
floor space retail associated with resident households, but that categories such as 
automotive, hardware, recreation and leisure services would largely or entirely be met 
outside of the RPZ. 

Ms Hampson concluded that expanding the Remarkables Park shopping centre would cater 
for a large part of retail demand. While acknowledging the potential of the northern 
Frankton Flats (Queenstown Gateway), she considered that the Queenstown Town Centre 
and the RPZ would be the two main retail hubs for the Queenstown area in the short to 
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medium term. She also considered that PC 34 would help promote good urban form 
outcomes, as it would consolidate growth in an existing centre. She saw the AA3 area as 
serving a demand for smaller more boutique style of retailing for visitors and residents. 

 described the traffic effects of PC 34, with a particular emphasis on the 
extent to which the rearrangement of land use activities within the RPZ would affect the 
safety and efficiency of the traffic network. His evidence was informed by the Transportation 
Assessment Report (TAR) prepared for PC 34; the modelling undertaken by his firm Traffic 
Design Group (TDG ) on behalf the District Council with respect to PC 19 and the use of 
this model to simulate the traffic effects of PC 34; and the Wakatipu Transportation Strategy 
(WTS). He outlined traffic improvements proposed which included demand management; 
the establishment of the Eastern Access Road between the two ‘arms’ of State Highway 6; 
and improved intersections which he considered would result to an acceptable level of 
service for roads in the Frankton Flats area. He said that the RPZ was expected to be the 
largest traffic generator in the Frankton Flats (5400 vph) followed by the PC 19 area (4150 
vph) and the existing residential area of Frankton (2550 vph). 

Mr Penny estimated the future residential area within AA4 and AA6 ‘displaced’ by the 
proposed extension of AA5, would have generated about 300vph. The development 
allowed for under an extended AA5 would result in the RPZ generating 1600vph during the 
evening peak and traffic generation within the RPZ as a whole increasing from 5500vph to 
6800vph; however he thought this was a conservative estimate, because of opportunities 
for combining trips. He noted that the EAR would carry high traffic volumes (in response to 
a question he estimated 15 to 19,000vpd), but insisted that safe pedestrian access could be 
provided across the EAR with roundabouts replaced by traffic signals. He did not think that 
the severance of AA6 by the EAR would create safety issues for pedestrians that could not 
be mitigated, bearing in mind that the road would be median divided. He envisaged zebra 
crossings from developments serving multiunit developments. In his opinion, the proposed 
road network within the RPZ provided sufficient space for bus stops and for cycle lanes. He 
did not think the EAR would be used as a through route, because the state highway would 
still be quicker. He said (para 68) that with "the road network improvements identified by the 
WTS, any traffic effects due to PC 34 will be small and not be noticeable to drivers". 

With respect to parking provision, he considered there were advantages in providing an 
integrated parking area, rather than requiring parking to be provided for each individual 
activity. He said that the latter approach can result in an oversupply of parking, as an 
integrated carpark can serve multipurpose shopping trips. For this reason he did not 
support discretionary activity status for the proposed parking area within AA8 as proposed 
by the reporting officer. 

 prepared evidence relating to the effects of PC 34 on water supply, 
wastewater and stormwater servicing. His conclusions were that in the context of servicing 
the entire RPZ or Frankton Flats as a whole, the changes in demand on these services 
would be very small, and logically formed part of a planned staged development of services 
in the Frankton Flats area. In the case of an extended AA5 , the reduced areas of industrial 
land north of Hawthorne Drive and residential activity displaced from AA4 and AA6 would 
result in reduced demands on water supply and stormwater.  We noted in response to 
questions that the stormwater system currently in use in the area relied on rudimentary 
cesspit (mudtank) type systems. 

 presented evidence relating to the landscape impacts resulting from 
PC 34. He referred to the "Assessment of Landscape and Visual Effects" that had been 
prepared by Dr Michael Steven of his consultancy firm for PC 34. He began by addressing 
the proposed extension of AA2a along the section of escarpment adjacent to the Kawarau 
River. In his opinion there was little likelihood of the land being developed in a manner 
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inconsistent with the outstanding landscape identification of this land. The land was in the 
ownership of the Council that would exercise ultimate control, and was too steep to allow 
for significant building activity - which was in any event significantly restricted by the rules 
within this Activity Area. He expected that the land would ultimately become public reserve 
with any development confined to the immediate riparian margin, which was in Crown 
ownership. 

With respect to the building heights sought in the AA8, he considered that development in 
this area would be regulated through conditions on consents and reviewed by the 
Remarkables Park Design Review Board. The rules were likely to result in much of the area 
having an open space character. He also noted that large-scale buildings could be 
developed in association with adjacent Queenstown Airport and on the PC 19 land beyond 
to the north. 

Mr Espie considered the proposed amendments proposed to Policy 5 of Objective 7 were 
logical given that the current wording referred to development sympathetic to alpine 
landforms, lakes and views of both. He said that lake views were not possible from the 
RPZ. He considered the proposed changes in policy wording would simplify the policy 
framework. 

 was the final witness called by the requestor, and addressed urban 
design issues. He commented in detail on the numerous specific changes proposed 
through PC 34.  Some of his key points were as follows; 

• the extension of AA5 across to the northern side of Hawthorne Drive into the AMUZ 
would result in activities likely to have a higher standard of visual amenity and 
produce a greater variety of urban design outcomes, which would be better 
integrated with the adjoining RPZ development as a whole. 

• He preferred a more flexible ‘master plan’ approach to an outline development plan, 
particularly given development would evolve in character, and subject to the 
assessment by the Remarkables Park Design Review Board. 

• He considered that educational facilities took a variety of forms, and the 
development of such facilities would be entirely appropriate in AA3. 

• While accepting that large expanses of car parking can have an adverse urban 
design outcome, he considered linking car parking provision to specific activities 
could lead to an oversupply of car parking. He agreed that the amendments 
proposed to PC 34 could improve the standard of linkages within car parking areas. 

• He considered that allowing buildings up to 18m high in AA8 was consistent with 
adjoining areas within the RPZ, and was subject to design assessment. 

• In his view it was not appropriate to require building design to reflect the qualities of 
a ‘mountain village’, as these qualities were not well defined. He considered that it 
was preferable to allow a variety of design outcomes reflecting that which had 
already been achieved within the RPZ which was an urban environment. Continued 
protection of view shafts were important. 

• In his opinion it was not necessary to have clusters of buildings in the RPZ.   
• He considered extending AA6 to the northern side of the EAR would be of little 

significance in terms of visual appearance. 

 presented legal submissions on behalf of Queenstown Airport 
Corporation (QAC). She stated that changes to AA8 through PC 34 affected the land 
subject to the Notice of Requirement (NOR) by QAC over Lot 6. She considered that these 
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changes effectively increased the value of the land, and hindered the public work in a 
manner contrary to section 178 of the RMA. She contested submissions by Mr Young that 
an agreement had been reached between RPL and QAC with respect to the development 
of the AMUZ north of Hawthorne Drive. She also considered that PC 34 was not a “narrow” 
plan change, but one that was relatively wide in scope and which allowed noise sensitive 
activities to establish closer to the airport. She submitted that PC 34 had changed the RPZ 
significantly from the time when PC 35 was lodged and submissions heard by 
commissioners. 

, the CEO of Queenstown Airport Corporation, presented evidence. 
He explained the history of the airport noting that it was now the fourth largest airport in 
New Zealand in terms of turnover. He said the airport had been engaged in a master 
planning exercise and it was projected that scheduled aircraft movements and passenger 
numbers would treble by 2037. He said it was important in this context to provide for the 
continued operation of the airport. 

Mr Sanderson set out the background to development adjacent to the airport and a land 
swap involving consolidation of RPL land south of the airport, which included Lot 6 
(comprising part AA8) coming into RPL ownership. QAC was particularly concerned about 
the implications of PC 34 given Lot 6 was subject to the NOR, now before the Environment 
Court. He said Lot 6 would be required for general aviation purposes. He stated RPL has 
generally opposed almost all of QAC’s proposals, and that events illustrated that urban 
development including noise sensitive activities should not be located in proximity to an 
airport. 

 presented planning evidence of behalf of QAC. Her concerns were that 
PC 34 enabled more airport noise sensitive activities to locate within the proposed (under 
PC 35) noise contours, notably the ‘outer control boundary’ set at the 55 dB Ldn contour, 
which accorded with the accepted airport noise standard NZS 6805:1992. She explained 
that the QAC submission differed from that of Air New Zealand Limited in that it did not 
seek that the new contours be applied to the RPZ, but rather that the existing restrictions 
and rules on noise sensitive activities remain the same as they were within the RPZ prior to 
the notification of PC 34. By way of example, she expressed concern about the extension of 
AA6 and AA7 closer to the airport as these allowed residential activity, and by seeking that 
health and day care activities in AA4 be controlled rather than discretionary activities. The 
realignment of the EAR in itself was not an issue. 

Ms Noble noted that under PC 35 the noise boundary overlays the RPZ, but the airport 
related zone rules were particular to each Activity Area. These had been amended by 
commissioners as part of the decisions on PC 35, but there were concerns about the scope 
to make these changes. 

Ms Noble opposed the use of the AMUZ  land north of Hawthorne Drive for retail activities 
on the basis that it was needed for airport support purposes, and that it would create an 
isolated island of retail activities. She considered that amendments to AA8 through PC 34 
would change the character of that part of the AA8 subject to the NOR, which required the 
land for airport related activities. 

 presented legal submissions on behalf of Air New Zealand 
Ltd (ANZL). He said that while ANZL generally supported the plan change, it was 
concerned that activities sensitive to aircraft noise (ASANs) should be prohibited within the 
noise contours as now proposed under PC 35. He did however offer the suggestion that 
recognising existing development, it might be more appropriate to extend the same (pre PC 
34) restrictions out to the new OCB, rather than impose prohibited activity status. 
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For practical purposes ANZL is more concerned about extensions of AA6 and AA8 than 
about AA2a. ANZL preferred the definition of ASANs  in PC 35 than the list of activities by 
activity area approach contained in Table 1 under PC 34. The latter creates problems when 
the OCB (noise contour) moves. 

Mr Gardner-Hopkins firmly rejected any suggestion that ANZL submission was beyond 
jurisdiction, although he noted that QAC accepted that there may be an issue in this 
respect. Like QAC however he considered PC 34 was not a ‘narrow’ plan change, and that 
it was open to a submitter to seek amendments reflecting changes in the environment. 
While agreeing that it was appropriate to seek the best outcome in terms of the RMA, the 
task was not necessarily to evaluate what might be better for the landowner. He drew 
attention to case law which he said strongly supports the importance of protecting airports 
from ASAN’s. In his paragraph 3.16 he stated "It is appropriate to update the RP Zone 
provisions to reflect the PC 35 OCB contour line; or, given the challenge to the contour in 
PC 35 appeals, at the very least “future proof” the provisions of the RP Zone". 

 presented legal submissions for The Minister of Education. She explained 
that the Minister's concerns related to the proposed selection of a new high school site in 
the RPZ. She opposed the relief sought by Air New Zealand Limited and QAC on the 
grounds that it was outside the scope of both PC 34 and PC 35. The crux of her case was 
that the relief sought by the submitters and the proposed restrictions on ASANs would 
defeat the ability to establish a high school in the RPZ. She contended that a school could 
be built with sufficient noise insulation. (It was confirmed at the hearing that the new 
Remarkables Primary School was within the OCP, albeit under an old designation). 

 explained that he had lived in the Queenstown District for 19 years and that 
his mother lived in Frankton at 42 Elm Tree Avenue. He said PC 34 was complex and 
difficult for the public to comprehend, and that this may have led to a low level of public 
participation. He was concerned about some of the terminology used in PC 34 and the 
changed status of some activities in terms of whether this provided open slather for future 
development. He considered there was a history of things being promised that had not 
been delivered. He said access from the residential area of the RPZ zone to the 
commercial area in AA5 was poor and there were no safe routes for people through the car 
parking areas. He doubted the need for 18m high buildings in AA8. In his opinion buildings 
over 12m high needed to be special, have regard to views, and respect the mountain 
environment.  In response to questioning he stated that existing RPZ policy terms like ‘local 
environment’ and ‘mountain village’ related better to future built development than the 
proposed term ‘urban environment’. 

 gave evidence as a director of Savanna Group Limited which he 
explained had a contract to purchase most of the land within the AMUZ, which PC 34 seeks 
to include in retail area AA5. He challenged the position of QAC with respect to any 
restrictive covenant over the land, and presented a copy of a 2006 deed which he stated 
indicated that QAC would not oppose commercial development on the land. He said that 
given QAC had sold the land, this indicated that it was not needed for airport support 
purposes, a fact which he submitted was further emphasised by the NOR over part of AA8. 
He doubted whether the activities on the site would generate significant pedestrian 
movement, and claimed by way of example the State Highway 6/6A roundabout in Frankton 
which he asserted enabled pedestrians to cross the road safely. He considered retail 
development on the site would produce a better visual outcome compared to the untidy 
appearance of the current AMUZ activities. 

 presented brief verbal evidence of behalf of Queenstown Gateway 
Limited and Queenstown Central Limited. He adopted the evidence of the QAC, and 
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clarified that it was the reconfiguration of the activity areas rather than the underlying RPZ 
zoning which was at issue. 

has been a resident of Riverside Road for 47 years and her property 
is adjacent to the Kawarau River and adjoins the RPZ. She is concerned at the number of 
plan changes and consents affecting the RPZ land, and the alleged failure to meet 
landscape obligations and designate land for local reserves. She is particularly concerned 
about an area of land close to the Young property which has not yet been vested in the 
Council. She considers that PC 34 provides the best opportunity to rectify previous 
omissions and to designate reserve areas along the Kawarau River. 

Ms Young also opposed the extension of AA2a on the grounds that this would enable a 
wider range of activities, and that the land was still legal road. Ms Young also considered 
that stronger control was needed over structures adjacent to or within the river, and 
opposed any ferry stopping points. She also opposed liberalisation of rules relating to non-
residential, educational, health and day care facilities in the RPZ, as well as standalone car 
parking. She called for PC 34 to be rejected. 

The email from the  (Sarah Valk) stated that liquefaction remained 
an issue as previous conditions on subdivision consents only address areas of fill and not 
in-situ material. 

A summary of the matters requested in all submissions, including further submissions, is 
presented at  to this report. 

Ms Alyson Hutton's report provided a lengthy assessment reflecting the complexity and 
nature of the detailed changes proposed through PC 34. A consistent theme in her report 
was a general opposition to liberalising rules to make activities controlled activities, on the 
basis that this provided insufficient control over the nature of activities or the design of 
buildings, and would make it difficult to decline consent should a proposal be considered 
inappropriate. In summary her conclusions with respect to the components of PC 34 were 
as follows: 

• Component 1 - she opposed incorporating the AMUZ  area north of Hawthorne 
Road into AA5 on the grounds that it would create an ‘island’ of commercial activity 
separated by a busy road from the RPZ commercial centre, which would discourage 
pedestrian movement. She also considered that the land might be needed in future 
for airport related purposes. She supported the extension of AA5 over part of AA4 
and AA6, subject to restricted discretionary activity status for buildings. 

• Component 2 - she opposed the extension of AA2a along the Kawarau River, as 
this would provide less control over inappropriate development, preferring the 
retention of Rural General zoning. 

• Component 3 - she opposed liberalised provision for educational activities in AA3 as 
this was a higher amenity area; that education facilities were already provided for in 
AA4 and AA5; and that discretionary activity status was appropriate to assess 
effects. 

• Component 4 - she opposed liberalised provision for health and day care facilities in 
AA4 as these were already provided for in AA6; and that discretionary activity status 
was not disabling. 

• Component 5 - she opposed the liberalisation of rules on the nature and scale of 
activities and hours of operation for non-residential activities in areas other than AA1 
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on the basis that these activities created potentially greater adverse effects than 
those currently exempted, using as an example activities such as licensed premises 
which she said should not be able to establish by way of controlled activity status 
adjacent to residential activities. 

• Component 6 - she opposed provision of car parking as a controlled activity in AA4 
and AA8 , as this could result in an oversupply of poorly designed and located car 
parking within two Activity Areas with an area of 81 ha. 

• Component 7 - she supported the proposal for a second stopping point on the 
Kawarau River noting that any such facilities would be subject to resource consent. 

• Component 8 - she opposed the series of amendments proposed within the RPZ 
relating to airport height controls on the grounds that there was no clear evidence of 
an agreement between RPL and QAC on the matter; and that it prejudged the 
outcomes of appeals on PC 35.   

• Component 9 - she opposed as unnecessary the addition of exemptions allowing a 
greater tolerance for noise generation from non-residential activities in AA2a and 
AA8 (5 dBA) as these activities were confined to commercial recreational activities. 

• Component 10 - she opposed the amendments to the description of prohibited 
activities on the grounds that while there were some ambiguities, the changes 
proposed by the applicant would inadvertently provide for motor vehicle repair, 
spray painting, etc being made  permitted activities, subject only to site standards. 
She said that concerns that activities such as bottle storage would make associated 
restaurants and bars prohibited activities was based on an unjustified interpretation 
of activity status being made by Council officers. 

• Component 11 - she opposed the expansion of the functions of the Remarkables 
Park Design Review Board as being unnecessary and she considered that in future 
reliance should be placed on the Council's Urban Design Panel instead. 

• Component 12 - she noted that legal advice to the Council was that the proposed 
changes to AA8 would potentially change the land value of Lot 6 within AA8 subject 
to the NOR, but that this would not hinder the public work. However she considered 
most commercial recreational buildings would be less than 7m high, and there was 
no need to provide greater building heights. 

• Component 13 - she supported the numerous minor changes proposed, except for 
that which resulted in the boundary of AA6 being moved 20m closer to the airport, 
and the bisecting of AA6 by the EAR. 

Ms Hutton considered that the concerns raised by the Otago Regional Council with respect 
to liquefaction had already been considered under the 2009 subdivision consent. She did 
not support the conclusions of Queenstown Central Limited and Queenstown Gateway 
Limited with respect to effects on the road network, as these were unsupported by any 
evidence and there was no submission from the NZTA. She was concerned however, that 
the applicant's request for provision for car parks as an activity could result in additional 
traffic generation. Her general conclusions were to ‘accept in part’ submissions either fully 
supporting or opposing PC 34. 

Ms Hutton did not change her position fundamentally following the hearing of the evidence. 
She maintained that the existing large car parking area did not work well for pedestrians 
and that discretionary activity status was necessary to impose proper conditions on large-
scale car parking. She preferred full discretionary to restricted discretionary activity status 
as reflecting the status quo, and that this had not created problems for  the applicant in the 
past. She advised that the RPZ rules allow for a movement of 10% in the boundary of 
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activity areas, and that the isolated strip of AA6 had resulted from a controlled activity 
resource consent for subdivision. She had reservations about using a master plan in the 
manner of an outline development plan, because it had not been through a plan change 
process, and would not provide certainty to either the applicant or the community. With 
respect to carparking, she doubted whether the Council could refuse an application on the 
grounds of oversupply, whereas a refusal would be possible as a restricted discretionary 
activity. Although there was no scope to address the status of the Remarkable Park Design 
Review Board, she still favoured continuing the use of the Council's Urban Design Panel. 
She said the Panel was not restricted by district plan matters, and its advice could inform 
consent planners when they assessed an application. She still opposed the proposed 
extension of AA2a into the Rural General Zone. 

Mr Young submitted that the weight of expert evidence was heavily in support of PC 34 and 
that the evidence of Ms Hampson, Mr Penny, Mr Lee, Mr Espie, and Mr Rae was not 
opposed by expert witnesses. 

With respect to the extension of AA2a, he commented that notwithstanding the officer’s 
concerns about potential environmental impacts on land identified as an ONL (Outstanding 
Natural Landscape), large-scale works had been carried out in the Shotover River delta 
(also an ONL) by QAC, the QLDC, and the Otago Regional Council. 

Mr Young submitted that the case law relied on by QAC to support their view that PC 34 
hindered the NOR in fact related to consent applications, not plan changes, and in any 
event did not represent circumstances relevant to PC 34. He said the Commission could 
not determine contractual issues involving the parties, and that QAC was simply seeking to 
exercise leverage. In terms of comparisons with PC 19, he said that much of that plan 
change was still open to challenge. He maintained that buildings higher than 7m were 
justified in AA8, were considered acceptable by the Council in the PC 19 area, and added 
that the Queenstown Events Centre has a height of 14.7 m. 

Mr Young also submitted that the PC 35 decision did not apply the new OCB, but rather 
applied restrictions within the 58 dBA contour. He maintained that QAC was intending to 
rely on the new noise contours by making more noise, but not internalising its effects. In 
response to a question, he considered QAC should provide noise insulation of affected 
buildings at its expense. He said the Commission had no noise, aviation, or airport master 
planning evidence before it, and that the noise contours were under challenge through the 
Environment Court. These were issues that it was not appropriate for the Commission to 
determine. He added that 44 persons had submitted opposing PC 35, many of which were 
Frankton residents.  Mr  Young submitted that had they been aware that QAC was seeking 
to advance airport expansion via PC 34, they may well have chosen to lodge submissions. 
In his submission, this was a strong argument that the submission was not "on" PC 34. 

Mr Young identified the key issue between Mr Brown and Ms Hutton as the applicant's 
contention that if an activity is anticipated within an Activity Area, it should not have a status 
which means it could be declined. He said applications for restricted discretionary and 
discretionary activities can be time-consuming and uncertain, whereas controlled activity 
status enables the applicant to have control over timing issues, while the Council can 
impose conditions which the applicant would have to appeal if it didn't accept them. 

Mr Young said the realignment of the EAR has created only a minor sliver of additional land 
closer to the airport which he considered would have a minor effect. He said RPL opposed 
extending AA8 south to the EAR, as the buffer area between AA6 and the airport was 
already extensive. 
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Mr Young disagreed with Mr Patel‘s submission, stating that the Frankton community was 
not apathetic and had resisted PC 35. He added that the Frankton Community Association 
had submitted in support of PC 34, along with a number of individuals. He considered the 
concerns about the vesting and designation of reserves adjacent to the Kawarau River 
were a matter of timing as the development evolved. 

The Act now requires that submission points are addressed by grouping them according to 
the provisions of the proposed plan to which they relate, or the matters to which they relate. 
For convenience, we have followed the format set out in the officer's report which is to 
group submissions according to the 13 "Components" that comprise PC 34. In addition 
there is an assessment of submissions on PC 34 relating to Other Matters. 

The full list of the submitters and further submitters to PC 34, is provided in   

Our recommendations are structured as follows: 

• A description of the changes proposed under each component of PC 34; 
• A general summary of the main points raised in the submissions on that component; 
• Our assessment of the submission points on that particular components of PC 34. 
• Our recommendation on the submission point, and whether this is accepted, 

accepted in part, or rejected.  
• Our recommendation on the items listed in Components [1] – [13] of PC 34 and in 

Other Matters raised in submissions and whether these should be approved, 
approved with modification or declined. 

Our recommendations with respect to the text changes to PC 34  are shown 
as follows: 

Text be added is shown as red underlined  

Text to be removed is shown in some instances as red strikeout or is otherwise omitted 
from Appendix 1. 

Before considering the numerous detailed amendments sought through the Components of 
PC 34, it is appropriate to acknowledge that there are a number of common threads that 
arise throughout the plan change and the submissions that have been made upon it, which 
we consider warrant brief preliminary comment. 

The RPZ is a large existing zone comprising approximately 150 ha, which already enables 
the development of primarily urban activities, incorporating a combination of residential, 
commercial, educational and community activities. We are not required to revisit the 
fundamental issues relating to the urban development of the RPZ, as this is already 
provided for under the Queenstown Lakes District Plan, and is well outside the ambit of the 
matters that we are able to consider. Accordingly, we agree with the requestor that PC 34 is 
to a large extent a refinement of the existing provisions in the RPZ and its immediate 
environs. We think it is important to emphasise this. 

There are only two proposed extensions to the RPZ. The first of these concerns the 
proposal to incorporate a 1.21 ha parcel of land currently in the AMUZ within the RPZ 
instead. This effectively changes the use of this land from airport related purposes 
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(essentially urban and not rural in nature) to AA5 which provides for commercial activities in 
particular. The proposed extension of  AA2a adjacent to the Kawarau River is an extension 
to a larger existing Activity Area parallel to the river within which urban activities are, and 
would remain, significantly constrained.  

Many of the components of PC 34 change the emphasis of provisions within the RPZ with 
respect to such matters as whether specified activities, most of which are anticipated within 
the RPZ, should be discretionary or controlled in status, and the details of policy provisions 
that apply to these.  

The framework for managing activities within the RPZ is quite fine-grained and complex, 
and in some cases the relatively subtle rationale for differences in the status of activities 
within the various Activity Areas, particularly between Activity Areas 3, 4, 6, and 7 can be 
difficult to discern. In this context, we sympathise with submitters who may have struggled 
to understand the meaning and significance of the changes proposed.  

A significant number of submissions relate to the status of noise sensitive activities within 
the RPZ - referred to as "ASAN’s” in the context of PC 35. The manner in which these are 
regulated within the RPZ, the relationship of PC 34 to other plan changes, notably PC 35 
and to a lesser extent PC 19, and submissions and subsequent appeals to the Environment 
Court with respect to these plan changes, appear to have complicated the resolution of 
these issues. PC 35 specifically relates to proposed extensions to the noise contours and 
awaits resolution before the Court; similarly, a Notice of Requirement over part of the RPZ 
(within AA 8) has also yet to be resolved.  Our recommendations confirm that we can only 
consider PC 34 on its individual merits. Depending on the outcome of proceedings on PC 
35 in particular, it may be necessary to revisit noise issues affecting the RPZ through a 
separate process, which may involve exercise of the Court's powers under section 293 of 
the Act. We consider that ad hoc changes to PC 34 in anticipation of the outcome of PC 35 
in particular would be premature, and we do not consider that PC 34 is an appropriate 
vehicle for giving effect to the as yet unresolved provisions of PC 35. That said, our 
conclusions on this matter should not be interpreted as signalling agreement with the 
positions of RPL and the Minister of Education with respect to the regulation of noise 
sensitive activities in the vicinity of the airport and within the RPZ.  

Two consistent issues were raised through the officer’s report. Firstly, it was put to us that a 
number of changes to the location and status of particular activities (e.g. education 
activities) was inappropriate because the particular land use concerned was already 
provided for elsewhere within the RPZ. We do not consider that this is a particularly 
relevant consideration unless those land uses can be shown to have an adverse effect on 
the environment.  

The second issue concerned the merits of controlled activity status versus restricted 
discretionary or discretionary activity status. While there are a range of Activity Areas with a 
complex array of land use controls therein, we broadly agree with the requestor's position 
that given that many of the activities subject to PC 34 were anticipated within the RPZ, it 
was not appropriate to give them discretionary activity status on the basis of perceived 
administrative difficulties. We acknowledge that there can be some difficulties with 
regulating unsatisfactory development under controlled activity status, but given that this 
status already applies to a large number of activities within the RPZ, there does not seem to 
be any need to increase the degree of regulation required, but rather to reinforce the 
necessary assessment matters for resource consents and the policy framework within 
which they are considered. 

A final significant matter was the extended use of the Remarkables Park Design Review 
Board and the related use of an Indicative Master Plan as a method to assist the 
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Remarkables Park Design Review Board in reviewing and making recommendations on 
matters of urban design, site planning and building design for development proposals.  The 
Commission considers that there is benefit in expanding the role of the Remarkables Park 
Design Review Board to avoid unnecessary duplication and inefficiencies with regards to 
the use of the Queenstown Urban Design Panel while also recognising the potential overlap 
in membership between the two design boards.  The Commission considers that there is 
benefit in having a single Design Review Board which focuses on design matters in the 
context of the RPZ.  While the Commission is not endorsing the Indicative Master Plan it is 
recognised that this plan does exist (albeit in a draft form) and that it reflects the most 
recent integrated planning for land in the RPZ undertaken by the land owner which is 
consistent with the Structure Plan as proposed in PC 34.  In this regard, the Indicative 
Master Plan is a useful tool for the Remarkables Park Design Review Board to refine as 
appropriate and to refer to when assessing proposed developments particularly with 
regards to how a proposal might integrate with adjoining undeveloped land.  The 
Commission has attached the Draft Indicative Master Plan (as  presented by Mr Brown at 
the hearing) as  to this report for future reference by interested parties. 
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(a) Change , , and , to rezone  from the 
 to the .     

(b) Change the Remarkables Park Zone Figure 1 – Activity Areas Structure 
Plan (the ).  The specific changes are as follows:  

(i) Change the external boundary of the Structure Plan to reflect the 
amendment in (a) above; 

(ii) Include the parcel of land  (referred to in (a) above) in 
of the RPZ;  

(iii) Relocate the boundaries between Activity Areas 4, 5, 6 and 8 to 
expand the area of AA5 in the area south of Hawthorne Drive and 
immediately east of the southern leg of AA8.   

(c) Change the Remarkables Park Zone Figure 2 – Airport Measures and 
Activity Areas to include  (referred to in (a) above) in the 
shading labelled (in the legend) “

”.  

(d) Under Objective 2 of Part 12.10.3 of the DP, change the Explanation and 
Principal Reasons for Adoption for AA5 to recognise that the commercial 
/retail centre in AA5 is existing, and provides for future expansion.   The 
specific changes are:  

Activity Area 5 - Commercial/Retail area Centre
Within an area in the northwest part of This mixed use area comprises the established
Remarkables Park land is available for commercial/retail centre, which provides for retail 
and other commercial activities including office and service activities.  As the first of the 
Activity Areas reached when arriving in the Zone by road, a true mixed-use approach is 
found here, including Activity Area 5 also provides opportunities for education, visitor 
accommodation, and carefully designed higher density residential activities, and for future 
expansion of the commercial/retail centre, including for large format retail activities.   

(e) Change Part 12.10.3 of the DP to include a new policy (8) under Objective 7 
– Future Retail and Related Activities.  The new policy is:  

8 To encourage large format retail and supporting activities in Activity Area 5.   
  
(f) Under Objective 8 of Part 12.10.3 of the DP, change the last clause of the 

Explanation and Principal Reasons for Adoption to recognise that the 
commercial/retail centre in AA5 is existing.   

(QAC) seek that lots 1 and 33 be excluded 
from the Plan Change or that the Plan Change is rejected.  

Queenstown Central Limited and Penelope Young support this submission.  
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Shotover Park Limited opposes this submission stating there is no resource 
management basis for opposing “any changes” to AA8 [sic].  The height limits 
proposed are consistent with the height of buildings within the Airport designation. 
The issues raised do not recognise the activity mix already enabled under the 
operative Remarkables Park Special zone.  

submits that the Remarkables Park Special 
Zone be removed from CT 338091 or demonstrate that any development can connect (by 
pedestrians) in a cohesive manner.  

Queenstown Airport Corporation Limited supports this submission for the 
reasons stated in the QLDC submission. The proposed zoning lacks justification and 
will create a retail area out of context with the remainder of the zone.  The land was 
formerly owned by QAC and is subject to a restrictive covenant for the benefit of the 
QAC that restricts its use to recreational, rural or utilities use, in recognition of the 
fact that the land is surrounded by airport operational land.  Rezoning this land to 
RPZ would be inconsistent with this covenant and therefore inappropriate.  

Penelope Young supports this submission 

Shotover Park Limited opposes this submission and state that the issues raised do 
not recognise the activity mix already enabled under the operative Remarkables 
Park Zone.  

supports the provisions of the Plan Change with regard to the expansion 
of Activity Area 5.  

submits that the decision relating to Large Format 
Retail is made with the knowledge of the wider context in Frankton.  

Penelope Young supports this submission 

Shotover Park Limited opposes this submission and states that the issues raised 
do not recognise the activity mix already enabled under the operative Remarkables 
Park Zone.  

 supports the rezoning of the Airport Mixed Use Zone land to provide 
consistency of zoning and to address inconsistencies between objectives, policies and 
activities.  

 supports the Plan Change in its entirety and supports the 
expansion of Activity Area 5.   

Component [1] has two primary elements.  The first is to change the zoning of land north of 
Hawthorne Drive from Airport Mixed Use Zone (AMUZ) to Remarkables Park Zone (RPZ), 
such land to be included in Activity Area 5 (AA5).  Component [1] also provides for land in 
the RPZ to the east and south of the existing AA8 south of the EAR to be included in the 
Activity Area 5 (AA5) to provide for future expansion of the commercial centre at 
Remarkables Park.  
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Much of the evidence considered by the Commission (and particularly the retail analysis 
evidence presented by Miss Hampson, the traffic engineering evidence presented by Mr 
Penny and urban design evidence presented by Mr Rae) related to Component [1] of PC 
34.  The fundamental question that the Commission has had to address in terms of the land 
north of Hawthorne Drive is whether the RPZ/AA5 proposal in PC 34 is better than the 
status quo, being the retention of this land in the AMUZ.   

The Commission has come to the view that a change in zoning from AMUZ to RPZ (and 
inclusion of this land in AA5) is the better alternative.  This change creates the potential for 
an attractive entrance to be provided to the Remarkables Park Zone through 
complementary development on either side of Hawthorne Drive.  Such provision will add to 
the retail space which is required to serve the future needs of the community.  Integrated 
development of land on either side of Hawthorne Drive is consistent with the purpose of the 
RPZ. 

The land north of Hawthorne Drive that is referred to as CT 338091 and as Lots 1 and 33 in 
PC 34 and submissions has previously been sold by the Queenstown Airport Corporation 
Limited to the requestor.  The Commission was advised that a Notice of Requirement has 
been given by the Queenstown Airport Corporation to extend the existing designation for 
Aerodrome Purposes to include additional land for Aerodrome Purposes and ancillary 
activities including Helicopter and General Aviation hangars and for buildings and activities 
for airport related purposes.  The additional 19.1 hectares (which includes land in the RPZ) 
is to provide for airport related activities albeit that the Commission notes that the outcome 
of the NOR process is uncertain.   

The area north of Hawthorne Drive is separated from the existing Remarkables Park 
commercial precinct by Hawthorne Drive.  Hawthorne Drive will carry increased traffic in 
future as the EAR is constructed to form a link with State Highway 6 north of the Frankton 
Flats.  The Commission considers that satisfactory provision for safe pedestrian access 
between the existing commercial precinct and land to the north of Hawthorne Drive is a 
matter of crucial importance.  As a consequence the Commission has determined that 
commercial activities in Activity Area 5 to the north of Hawthorne Drive should be a 
controlled activity with a matter for control being safe, convenient and attractive pedestrian 
and vehicular access both to and across Hawthorne Drive to commercial activity in AA5 
north of Hawthorne Drive with an assessment matter which requires traffic engineering 
modelling. 

The Commission emphasises that it was not persuaded by the evidence of Mr Williams that 
his examples of crossing arrangements (such as at the State Highway 6/6A intersection) 
were in any way an adequate response to the need for pedestrian safety and convenience 
to and across Hawthorne Drive.   

Plan Change 35 was lodged with the Council on 9 July 2009.  Ms Noble (for Queenstown 
Airport Corporation Limited) advised the Commission that Plan Change 35 seeks to provide 
for projected growth at Queenstown Airport by extending the airport’s noise boundaries and 
by introducing and amending provisions in the relevant chapters of the District Plan to 
manage land use activity around the airport for land use activities that are sensitive to 
airport noise.  Plan Change 35 is now a matter that is before the Environment Court.  The 
Commission’s view is that PC 34 should be considered on its merits and that matters 
relevant to Plan Change 35 should be addressed in the context of that plan change.  The 
Commission also acknowledges that if there are issues with respect to the scope of Plan 
Change 35 the potential exists for such matters to be addressed via a section 293 direction. 
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The Commission notes that Rule 12.11.3.6 – Table 1 as amended in terms of Component 
[8] prohibits Residential, Visitor Accommodation and Community Activities within AA5 in the 
light grey shaded area indicated on Figure 2. 

The Commission considers that the eastern expansion of AA5 is a better outcome than the 
status quo.  Ms Hampson’s retail analysis confirmed that there is a need for additional retail 
space (including for Large Format Retail) and it is appropriate that such provision be made 
in close proximity to the established commercial precinct at Remarkables Park.  Mr Penny 
has concluded that such provision could be made without having any particular adverse 
effect on the traffic network and the Commission accepts this assessment. 

A matter for particular attention is provision for pedestrian access and flow via footpaths 
through the adjacent Activity Area 8.  This is a matter which we have addressed in the 
context of Component [6] below. 

The Commission notes that Item (b)(iii) provides for the relocation of Activity Areas as 
shown on Figure 1.  The realignment of such boundaries is consistent with boundaries of 
allotments as shown on the plan of subdivision RM 090321 that was granted consent in 
2009.  The Commission considers such change to Activity Area boundaries is appropriate. 

Item (d) in Component [1] amends the Explanation and Principal Reasons for Adoption 
relating to AA5 under Objective 2 in Part 12.10.3.  The Commission prefers the term 
“commercial centre” rather than “commercial/retail centre” having regard to the use of the 
term “commercial centre” in the existing provisions of the RPZ (see Objective 7 of Part 
12.10.3) and given the definition of “Commercial Activity” contained in the District Plan that 
includes retail activity.  The amendments in Item (d) are to be altered accordingly albeit that 
the Commission acknowledges that the words “Commercial/Retail” in the heading of this 
paragraph are not affected by PC 34. 

Item (e) in Component [1] provides for a new Policy 8 under Objective 7 being “to 
encourage large format retail and supporting activities in Activity Area 5”.  The Commission 
considers that the word “enable” is more appropriate in this context; and is consistent with 
earlier policies under Objective 7. 

Having regard to the matters discussed above the Commission has concluded that 
Component [1] of PC 34 should be approved subject to modification being that commercial 
activity north of Hawthorne Drive in the RPZ AA5 be listed as a controlled activity with 
matters for control and assessment matters being amended to provide for the safe, 
convenient and attractive pedestrian and vehicular access both to and across Hawthorne 
Drive.  The Commission is also satisfied that the AA5 should be expanded to the east of the 
existing AA5, as provided for in the plan change.  As a consequence the Commission 

: 

1. That the submission by  that seeks that 
Lots 1 and 33 DP 304345 be excluded from PC 34 or that PC 34 be rejected is 

; and that the supporting further submissions from 
and be ; and the opposing further submission by 

be 

2. That the submission by that the Remarkables 
Park Special Zone be removed from CT 338091 or demonstrate that any 
development can connect (by pedestrians) in a cohesive manner be 

; and that the supporting further submissions by 
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 and  be  and that the 
opposing further submission by  be 

3. That the submission by  that supports the provisions of the Plan 
Change be 

4. That the submission by the be  that 
the supporting further submission by  be  and that the 
opposing further submission by be 

5. That the submission by be 

6. That the submission by  be 

(a) Change , , and , to rezone  from the  to 
the .     

The expansion of RPZ/AA5 north of Hawthorne Drive is 
approved subject to modification that commercial activity north of Hawthorne Drive in 
RPZ/AA5 is listed as a controlled activity (in Rule 12.11.3.6 Table 1) with the matters for 
control and assessment matters being amended to provide for the safe, convenient and 
attractive pedestrian and vehicular access both to and across Hawthorne Drive with such 
provision to be demonstrated through traffic engineering modelling. 

(b) Change the Remarkables Park Zone Figure 1 – Activity Areas Structure Plan
(the ).  The specific changes are as follows:  

(i) Change the external boundary of the Structure Plan to reflect the amendment 
in (a) above; 

(ii) Include the parcel of land  (referred to in (a) above) in AA5 of the 
RPZ;  

(iii) Relocate the boundaries between Activity Areas 4, 5, 6 and 8 to expand the 
area of AA5 in the area south of Hawthorne Drive and immediately east of the 
southern leg of AA8.   

(c) Change the Remarkables Park Zone Figure 2 – Airport Measures and Activity 
Areas to include  (referred to in (a) above) in the shading labelled (in the 
legend) “

”.  
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(d) Under Objective 2 of Part 12.10.3 of the DP, change the Explanation and Principal 
Reasons for Adoption for AA5 to recognise that the commercial /retail centre in AA5 
is existing, and provides for future expansion.   The specific changes are:  

Activity Area 5 - Commercial/Retail area Centre
Within an area in the northwest part of This mixed use area comprises the established
Remarkables Park land is available for commercial centre, which provides for retail and other 
commercial activities including office and service activities.  As the first of the Activity Areas 
reached when arriving in the Zone by road, a true mixed-use approach is found here, 
including Activity Area 5 also provides opportunities for education, visitor accommodation, and 
carefully designed higher density residential activities, and for future expansion of the 
commercial centre, including for large format retail activities.   

(e) Change Part 12.10.3 of the DP to include a new policy (8) under Objective 7 – 
Future Retail and Related Activities.  The new policy is:  

8 To encourage large format retail and supporting activities in Activity Area 5.   
  

8 To enable large format retail and supporting activities in Activity Area 5.   

(f) Under Objective 8 of Part 12.10.3 of the DP, change the last clause of the 
Explanation and Principal Reasons for Adoption to recognise that the 
commercial/retail centre in AA5 is existing.   

The specific changes of Component [2] are:  

(a) Change , , and , to rezone the land at the eastern 
end of the RPZ north of the Kawarau River from the  to 
RPZ;   This change is shown on the revised Planning Maps, attached; 

(b) Change Figures 1, 2 and 3 of the RPZ to include the land referred to in 
3.2.2(a) above within Activity Area 2a.   

 submits in support of the Plan Change provisions seeking the expansion 
of the AA2a zoning.  
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submits that the zoning should be totally removed 
from AA2a so it is consistent with other unformed roads in the District Plan, or leave the 
underlying zoning as Rural General.  

Penelope Young supports this submission 

Shotover Park Limited opposes this submission and states that the issues raised 
do not recognise the activity mix already enabled under the operative Remarkables 
Park Zone.  

 submits that for consistency and for future recreation use it is essential that 
the 2.7ha (Activity Area 2a) be integrated with the Remarkables Park Zone along the river.  

submits that a more detailed analysis of the effects 
of the development on the Kawarau River is required 

Penelope Young supports this submission and notes that there is an old tip site and 
contaminated land in the area.  

Shotover Park Limited submits in opposition that the issues raised do not 
recognise the activity mix already enabled under the operative Remarkables Park 
Zone.  

Most of the unformed legal road between land owned by Remarkables Park Limited and the 
Kawarau River is zoned RPZ and is shown on the Structure Plan as being in Activity Area 
2a.  PC 34 proposes that this status apply to a length of approximately 400 metres of the 
unformed legal road immediately to the east of the existing AA2a.  

Ms Hutton drew our attention to an error on Maps 31 and 31a of the Operative District Plan.  
In essence these maps show the 400 metre strip of land referred to above as already 
forming part of the RPZ.  She explained to us that the legal road should be split between 
RPZ and the Rural General Zone in the Operative District Plan.  We accept that this is the 
case and that the matter for us to consider is whether the RPZ Zone should be extended to 
include the land currently within the Rural General Zone. 

The section 32 assessment provided by the requestor considered two options being: 

1. Retaining the status quo (the Rural General zoning) or 
2. Applying the RPZ/AA2a. 

The submission by the  identified a third option being 
to simply leave the unformed legal road unzoned like other roads in the Queenstown Lakes 
District.   The Operative District Plan confirms at page A1-15 that all Queenstown Lakes 
District Council roads are deemed to be designated for the purpose of road. 

The Commission considers that the third option raised in the submission by the 
 would not be appropriate in this instance given that 

the majority of the unformed legal road adjacent to the land owned by the requestor is 
already located in the RPZ/AA2a.  While this third option would not necessarily facilitate a 
future ‘deal’ between the adjoining developer and the Council, we consider it inappropriate 
to effectively remove the management of an area of land from the ambit of the District Plan. 
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The Commission considers that the better of the two remaining alternatives is for the 400 
metre strip of land to be rezoned from Rural General to RPZ/AA2a.  This is consistent with 
the approach taken to the length of unformed legal road located between the land owned by 
Remarkables Park Limited and the Kawarau River at present and with the concept of 
‘integrated management’ envisaged under section 31(1)(c) of the RMA..  The Commission 
considers that it would be inappropriate to retain the existing Rural General zoning given 
the limited area and topography of the land concerned, which has little potential to be used 
for activities provided for in the Rural General Zone. 

Rule 12.11.3.6 Table 1 provides for the control of activities on land in AA2a.  In addition to 
the resource consent and other mechanisms for control in terms of the AA2a rules; two 
additional layers of control exist.  As noted above the land is legal road vested in the 
Council.  Any activity on the legal road would therefore require the Council’s permission as 
the roading authority/landowner.  Given that all legal roads are designated section 176 of 
the RMA provides an additional layer of control.   

The Commission is satisfied that the change of zoning proposed in terms of Component [2] 
of PC 34 is appropriate and is consistent with section 31 of the RMA and with Objective 1 of 
the RPZ which both provide for the integrated management of the effects of land use.  The 
Commission also acknowledges that the existing AA2a and the extension to AA2a now 
proposed would both be subject to Objective 3 of the RPZ which states: 

“Protection of areas of important vegetation, and land form in close proximity to the 
river from development.” 

The Commission’s conclusion is that it is appropriate that the same planning status apply to 
all of the land comprising unformed legal road adjacent to land owned by Remarkables 
Park Limited and the Kawarau River. 

For the reasons detailed above the Commission considers that Component [2] of PC 34 
should be approved.  As a consequence the Commission  as follows: 

1. That the submission by be 

2. That the submission by the be  that 
the supporting further submission by be and that the 
opposing further submission by  be 

3. That the submission by be 

4. That the submission by the be  that 
the supporting further submission by be  and that the 
opposing further submission by  be 

(a) Change , , and , to rezone the land at the eastern end of 
the RPZ north of the Kawarau River from the  to RPZ;   This 
change is shown on the revised Planning Maps, attached to the notified plan 
change. 
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(b) Change Figures 1, 2 and 3 of the RPZ to include the land referred to in 3.2.2(a) [of 
the plan change request] above within Activity Area 2a.   

(a) Under Objective 2 of Part 12.10.3 of the DP, change the Explanation and 
Principal Reasons for Adoption for AA3 to:  

(i) recognise that commercial activities and recreational activities are 
controlled activities in the mix of activities within AA3;  

(ii) recognise that development in AA3 will link directly and integrate with the 
riverside facilities in adjacent AA2a for ferry transport; and 

(iii) recognise education as one of the activities enabled within AA3.   

 The specific changes are:  

Activity Area 3 - Riverside Peninsula 
The This riverside apartment development area situated on the river peninsula and 
adjoining the Riverside Public Recreation Area will enable development for commercial 
and retail activities, offices, condominiums, visitor facilities and visitor accommodation, 
church, plaza, restaurants, and cafes, educational, recreational,  and riverside facilities 
(including ferry-based transport). The intention is for the Riverside Peninsula area to 
develop as a vibrant mixed use precinct that includes pedestrian activities.  
  

(b) Under Objective 7 of Part 12.10.3 of the DP, change Policy 3 to better 
recognise the mix of uses in AA3 and its commercial/retail role being 
complementary to that of AA5.  The specific changes are:  

3  To enable the new commercial/retail centre to function as the focal point for 
complement a range of nearby activities including community, recreation, education 
and residential, and the mixed use precinct in Activity Area 3. 

(c) Under Part 12.11.1 of the DP (Zone Purpose), in the last paragraph include 
reference to future commercial development in AA3 (in addition to AA5).   

(d) In Rule 12.11.3.6 (Table 1), change the activity status of Educational Facilities 
in AA3 from a discretionary activity (“ ”) to a controlled activity (“ ”).  
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submits that educational facilities should be a 
restricted discretionary activity in AA3 with discretion restricted to matters such as design 
and appearance, parking and loading, landscaping, connections to surrounding 
development etc. 

Penelope Young supports this submission 

Shotover Park Limited opposes this submission stating that the issues raised do 
not recognise the activity mix already enabled under the operative Remarkables 
Park Zone.  

Activity Area 3 (AA3) is located on the river side peninsula at the southern end of the RPZ.  
The existing AA3 provisions enable development of a wide range of activities, including 
retail, offices and other commercial, residential, visitor accommodation and other visitor 
facilities, restaurants and cafes, and riverside facilities, including for ferry transport.  It can 
be expected that AA3 will develop as a vibrant mixed-use precinct.   

The requestor anticipates a potential demand for educational facilities, particularly for 
tertiary and research institutions, in AA3.  Currently education facilities are a discretionary 
activity in AA3.  PC 34 seeks to change that status to a controlled activity.  The description 
of AA3 in the Explanation and Principal Reasons for Adoption for AA3 that relate to 
Objective 2 of the RPZ does not reflect the commercial activities that are enabled in AA3 as 
controlled activities, and that the development will complement the river ferry facilities on 
the adjacent AA2a. 

Rule 12.11.3.6 Table 1 as presented in the Operative District Plan makes provision for 
Educational Facilities as a controlled activity in Activities Areas 4, 5 and 6.  The 
Commission considers that it is appropriate that controlled activity status also apply to 
Educational Facilities in AA3 thus maintaining a consistent approach within those activity 
areas where a mixture of land uses is anticipated.  No evidence was presented to the 
Commission to suggest that educational facilities in AA3, as opposed to AA4, AA5 or AA6, 
would be subject to or result in materially different effects. 

The Commission is satisfied that PC 34 provides a better outcome with respect to the 
status of Educational Facilities in the AA3 than the status quo, which provides for such 
activity as a discretionary activity in the AA3.  The Commission does not favour the 
alternative promoted by the to the effect that such 
activities should be a restricted discretionary activity in AA3.  The Commission notes in this 
context the comprehensive range of matters which are subject to control in terms of Rule 
12.11.3.2ii.  Conditions are able to be applied to address a wide range of matters in the 
event that an application is made for resource consent (as a controlled activity) to establish 
an Educational Facility in the AA3. 

The other amendments proposed in the context of Component [3] in PC 34 essentially tidy 
up the wording of existing provisions, consistent with activities that are provided for as a 
controlled activity in the AA3.  The Commission considers it appropriate to make such 
amendments noting the requestor’s intention that the riverside peninsula in AA3 is intended 
to be developed as a vibrant mixed use precinct that is pedestrian oriented. A reference to 
apartments is appropriate to the Explanation and Principal Reasons for Adoption for AA3 
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(under Objective 2 of Part 12.10.3) to maintain consistency with Policy 3 under Objective 1 
of Part 12.10.3. 

The Commission considers that a further amendment is required to Policy 3 under 
Objective 7 for purposes of clarity.  This is to confirm that the commercial centre referred to 
in the policy is the centre that exists in Activity Area 5.  The Commission prefers the term 
“commercial centre” rather than “commercial/retail centre” having regard to the use of the 
term “commercial centre” in the existing provisions of the RPZ (see Objective 7 of Part 
12.10.3) and given the definition of “Commercial Activity” contained in the District Plan that 
includes retail activity.  This matter is also relevant in the context of Component [1] as 
discussed above and in the context of Component [13] as it relates to Part 12.10.4 of the 
RPZ provisions. 

For the reasons detailed above the Commission considers it appropriate to adopt a 
consistent approach to the status of Educational Facilities in Activity Areas 3-6 of the RPZ.  
In these circumstances provision should be made for Educational Facilities as a controlled 
activity in AA3 and the alternate status promoted by the submitter is  not supported.  As a 
consequence the Commission  as follows: 

1. The submission by the that promotes that 
Educational Facilities should be a restricted discretionary activity in AA3 be 

that the supporting further submission by be 
and the opposing further submission by  be 

(a) Under Objective 2 of Part 12.10.3 of the DP, change the Explanation and Principal 
Reasons for Adoption for AA3 to:  

(i) recognise that commercial activities and recreational activities are controlled 
activities in the mix of activities within AA3;  

(ii) recognise that development in AA3 will link directly and integrate with the 
riverside facilities in adjacent AA2a for ferry transport; and 

(iii) recognise education as one of the activities enabled within AA3.   

Under Objective 2 of Part 12.10.3 of the DP the Explanation and Principal Reasons 
for Adoption for AA3 is to be amended to state: 

Activity Area 3 - Riverside Peninsula 
The This riverside apartment development area situated on the river peninsula and adjoining 
the Riverside Public Recreation Area will enable development for commercial and retail 
activities, offices, apartments and condominiums, visitor facilities and visitor accommodation, 
church, plaza, restaurants, and cafes, educational, recreational,  and riverside facilities 
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(including ferry-based transport). The intention is for the Riverside Peninsula area to develop 
as a vibrant mixed use precinct that is pedestrian oriented.  

  

(b) Under Objective 7 of Part 12.10.3 of the DP, change Policy 3 to better recognise the 
mix of uses in AA3 and its commercial/retail role being complementary to that of AA5.  
The specific changes are:  

3  To enable the new commercialretail centre to function as the focal point for complement a range of 
nearby activities including community, recreation, education and residential, and the mixed use 
precinct in Activity Area 3. 

 Policy 3 under Objective 7 is to be amended to state: 

3  To enable the new commercial centre in Activity Area 5 to function as the focal point for 
complement a range of nearby activities including community, recreation, education and 
residential, and the mixed use precinct in Activity Area 3. 

(c) Under Part 12.11.1 of the DP (Zone Purpose), in the last paragraph include reference 
to future commercial development in AA3 (in addition to AA5).   

 The final sentence of the last paragraph is to refer to “… 
Activity Areas 3 and 5 of the Structure Plan…”.  This results in the Activity Areas being 
referred to in consecutive order. 

(d) In Rule 12.11.3.6 (Table 1), change the activity status of Educational Facilities in AA3 
from a discretionary activity (“ ”) to a controlled activity (“ ”).  

(a) Under Objective 2 of Part 12.10.3 of the DP, change the Explanation and 
Principal Reasons for Adoption for AA4 to:  

(i) recognise that AA4 is appropriate for a wider range of residential 
opportunities and densities than is implied by the term “housing” in the 
title and text of the clause, and in particular recognise that the area is 
suitable for student and staff accommodation; and 

(ii) include health and day care facilities as one of the activities enabled in 
AA4.   

The specific changes are:  

Activity Area 4 - Higher Density Accommodation 
A significant proportion of this area is proposed to be devoted to higher density housing 
visitor and residential accommodation, including student and staff accommodation, 
educational, health and day care facilities. Such housing Units will maximise views and 
sun and will be built at relatively high density and will have regard to sunlight access 
and views.   
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(b) In Rule 12.11.3.6 (Table 1), change the activity status of Health and/or Day 
Care Facilities in AA4 from a discretionary activity (“ ”) to a controlled 
activity (“ ”).    

 seek that health and\or day-care facilities remain a 
discretionary activity in Activity Area 4.  Activity Area 4 is within the Outer Control Boundary 
(OCB) promoted through Plan Change 35 (Queenstown Airport Air Noise Boundaries). Day 
care and health care facilities located in close proximity to an airport have the potential to 
give rise to issues of reverse sensitivity. QAC considers QLDC should retain the ability to 
refuse such activities if an assessment determines they could adversely affect future airport 
operations.

  

Activity Area 4 (AA4) is located in the core of the RPZ and links the commercial activities 
enabled in AA5 to the north and AA3 to the south.  AA4 is intended primarily for higher 
density residential, visitor accommodation and educational facilities.   The requestor has 
noted that in addition to a range of residential types, AA4 has potential for student and 
worker accommodation in close, walkable distance to employment and educational 
facilities, particularly smaller tertiary institutions.  Component [4] of PC 34 seeks to have the 
status of health and day-care facilities changed from discretionary to controlled, to promote 
a better mix of activities in AA4. 

The Commission acknowledges that health/day-care facilities are provided for as a 
controlled activity in Activity Area 6 (AA6).  Given that AA6 is located adjacent to AA4, and 
that AA6 is located closer to the Queenstown Airport than AA4; the Commission considers 
that controlled activity status is appropriate for health and/or day-care facilities in AA4.  The 
Commission also acknowledges that educational facilities are also provided for in AA4 as a 
controlled activity. 

The submission makes reference to Plan Change 35.  
Plan Change 35 was lodged with the Council on 9 July 2009.  Ms Noble (for Queenstown 
Airport Corporation Limited) advised the Commission that Plan Change 35 seeks to provide 
for projected growth at Queenstown Airport by extending the airport’s noise boundaries and 
by introducing and amending provisions in the relevant chapters of the District Plan to 
manage land use activity around the airport for land use activities that are sensitive to 
airport noise.  Plan Change 35 is now a matter that is before the Environment Court.  The 
Commission’s view is that PC 34 should be considered on its merits and that matters 
relevant to Plan Change 35 should be addressed in the context of that plan change.  The 
Commission also acknowledges that if there are issues with respect to the scope of Plan 
Change 35 the potential exists for such matters to be addressed via a section 293 direction. 

The Commission considers that reference to student and staff accommodation is 
appropriate in the Explanation and Principal Reasons for Adoption that relate to AA4 given 
the potential which the requestor has noted for the provision of student and staff 
accommodation in close proximity to educational facilities within the RPZ.  The Commission 
also considers that the order of the words “visitor and residential accommodation” should 
be reversed to maintain consistency with achieving higher density residential development 
as provided for in Policy 3 under Objective 1 of Part 12.10.3.  A reference to parking 
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facilities is also appropriate, consistent with the Commission’s recommendation in the 
context of Component [6]. 

For the reasons detailed above the Commission considers it appropriate to provide for 
health and/or day-care facilities as a controlled activity in AA4.  As a consequence the 
Commission  as follows: 

1. The submission by the that seeks that health 
and/or day-care facilities remain a discretionary activity in AA4 be 

(a) Under Objective 2 of Part 12.10.3 of the DP, change the Explanation and Principal 
Reasons for Adoption for AA4 to:  

(i) recognise that AA4 is appropriate for a wider range of residential opportunities 
and densities than is implied by the term “housing” in the title and text of the 
clause, and in particular recognise that the area is suitable for student and 
staff accommodation; and 

(ii) include health and day care facilities as one of the activities enabled in AA4.   

Under Objective 2 of Part 12.10.3 of the DP the Explanation and Principal Reasons 
for Adoption for AA4 is to be amended to state:  

Activity Area 4 - Higher Density Accommodation 
A significant proportion of this area is proposed to be devoted to higher density housing  
residential and visitor accommodation, including student and staff accommodation, 
educational, health and day care facilities and parking facilities. Such housing Units will 
maximise views and sun and will be built at relatively high density and will have regard to 
sunlight access and views.   

(b) In Rule 12.11.3.6 (Table 1), change the activity status of Health and/or Day Care 
Facilities in AA4 from a discretionary activity (“ ”) to a controlled activity (“ ”).    
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(a) Modify zone standard 12.11.5.2vi (nature and scale of activities) by deleting 
the exceptions in the introductory clause of the rule, to enable more flexibility 
in the mixed-use live-work activities within the RPZ, and to ensure that the 
standards only apply in the established low density residential precinct in AA1.   

(b) Modify zone standard 12.11.5.2vii (hours of operation) for the same reasons 
as in (a) above.   

(c) In Part 12.10.4 – Environmental Results Anticipated, change the 11th bullet 
point to clarify, as a result of the changes in (a) and (b) above, that the controls 
relating to scale and nature and hours of operation pertain to AA1 only.  

 opposes the changes relating to the hours of activities, citing the need to protect 
residents.  With student accommodation may come bars etc, in what is a family and elderly 
area.  This will increase traffic. The submitter questions where the non-commercial buffer 
zones for the current housing are.   

Penelope Young supports this submission 

Shotover Park Limited opposes this submission stating that the issues raised do 
not recognise the activity mix already enabled under the operative Remarkables 
Park Zone.  

The requestor has noted that the existing Zone Standards for nature and scale of activities 
and hours of operation (being Zone Standards 12.11.5.2vi and 12.11.5.2vii respectively) 
limit the manner in which some non-residential activities can be undertaken, by restricting 
the number of persons who may be employed on the site, restricting the gross floor area 
that can be devoted to the activity and restricting the hours of operation albeit that some 
exceptions are provided in these Zone Standards.  Any breach of either Zone Standard is a 
non-complying activity in terms of Rule 12.11.3.4ii. 

In essence Component [5] of PC 34 promotes that Zone Standards 12.11.5.2vi and 
12.11.5.2vii apply only in the context of Activity Area 1 which is an established low density 
residential precinct generally to the west and south of the existing commercial centre at 
Remarkables Park.  The requestor promotes that non-residential activities in Activity Areas 
2-8 of the RPZ are better managed through the objectives and policies, activity status and 
assessment matters, rather than by the Zone Standards. 

Rule 12.11.3.6 Table 1 establishes the status of various activities across the Activity Areas.  
The Commission notes in particular that premises licensed for the sale of liquor are a 
discretionary activity in Activity Area 4 which provides a buffer between AA1 and areas with 
potential for further development in AA3 and AA5.  Discretionary activity status enables all 
effects of the proposed activity (including those effects currently addressed in Zone 
Standards 12.11.5.2vi and 12.11.5.2vii to be addressed in the context of a future application 
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for resource consent to a discretionary activity.  Where premises licensed for the sale of 
liquor are provided for as a controlled activity (in AA3 and AA5) the matters to which control 
is restricted in terms of Rule 12.11.3.2iii includes the scale of activity, carparking, retention 
of amenity, noise and hours of operation.  The Commission also acknowledges that specific 
assessment matters are provided relating to licensed premises as detailed in Rule 
12.11.6iii(l).  In all the circumstances the Commission is satisfied that sufficient provision is 
made for addressing the effects of activities by other provisions that apply in the RPZ; and 
that the modifications proposed to Zone Standards 12.11.5.2vi and 12.11.5.2vii are 
appropriate. 

The Commission has noted that item (c) in Component [5] provides for the amendment of 
an Environmental Result Anticipated that relates to the establishment and operation of non-
residential activities.  The effect of the amendment would be to restrict the Environmental 
Result Anticipated to non-residential activities within the low density residential area 
(Activity Area 1) only.  The Commission does not consider that this amendment is 
appropriate, given that non-residential activities throughout the Remarkables Park Zone 
(and not just Activity Area 1) are controlled (particularly by having status as controlled and 
discretionary activities in terms of Rule 12.11.3.6 Table 1). 

Having regard to the matters discussed above, the Commission has concluded that it is 
appropriate to modify Zone Standards 12.11.5.2vi and 12.11.5.2vii as proposed in 
Component [5] of PC 34.  In essence the relevant activities are better controlled through 
other provisions that apply in the RPZ.  The Commission has also concluded that the 
amendment to the Environmental Result Anticipated as proposed in item (c) of Component 
[5] is not appropriate given that this Environmental Result Anticipated applies throughout 
the RPZ.  As a consequence the Commission  as follows: 

1. The submission by is  the supporting further 
submission from is  and the further opposing 
submission from is  to the extent that item 
(c) in Component [5] is to be 

(a) Modify Zone Standard 12.11.5.2vi (nature and scale of activities) by deleting the 
exceptions in the introductory clause of the rule, to enable more flexibility in the 
mixed-use live-work activities within the RPZ, and to ensure that the standards only 
apply in the established low density residential precinct in AA1.   

(b) Modify Zone Standard 12.11.5.2vii (hours of operation) for the same reasons as in (a) 
above.   
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(c) In Part 12.10.4 – Environmental Results Anticipated, change the 11th bullet point to 
clarify, as a result of the changes in (a) and (b) above, that the controls relating to 
scale and nature and hours of operation pertain to AA1 only.  

(a) Under Objective 2 of Part 12.10.3 of the DP, in the Explanation and Principle 
Reasons for Adoption for AA8 in the first paragraph add the words “and 
parking” after the word “infrastructure [sic – infrastructural].”   

(b) In Rule 12.11.3.2ii, after the words “Day Care Facilities” add the words 
“Parking Facilities”, and add a new matter of control, as follows:  

• Landscaping within car parking areas 

(c) In Rule 12.11.3.6 (Table 1), add a new row titled “Vehicle parking in Activity 
Areas 4 and 8” and add the controlled activity (“ ”) status in the columns 
for AA4 and AA8.      

submits that the supply of additional car parking 
needs to be assessed as oversupply may contradict the Council’s direction towards 
supporting public transport and travel management plans.  Car parking in these areas 
should be a discretionary activity. Should additional car parking be provided there needs to 
be an emphasis on good pedestrian routes around and through the car parking areas; 
landscaping is also important. QLDC require that a travel management plan is developed 
for the area by a qualified expert if additional car parking is required.  

Penelope Young supports this submission. 

Shotover Park Limited opposes this submission stating that the issues raised do 
not recognise the activity mix already enabled under the operative Remarkables 
Park Zone.  

Vehicle parking is generally provided for when required (by Part 14 of the Queenstown 
Lakes District Plan) in conjunction with developments that create a need for parking.  The 
requestor has noted that there may be some situations where parking may be promoted for 
convenience and efficiency, and not necessarily in conjunction with specific development; 
and the requestor anticipates that such situations may arise in Activity Area 4 (AA4) and 
Activity Area 8 (AA8). 

Component [6] is particularly relevant to the southern leg of AA8 which, given its location in 
relation to airport activities, is not suitable for buildings and not suitable for any activities 
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other than vehicle access and parking, pedestrian routes and landscaping.  The southern 
leg of AA8 is located to the east of the existing commercial centre at Remarkables Park and 
is adjacent to the extension to AA5 that is the subject to Component [1] of PC 34. 

The Commission acknowledges the concerns of the 
that there should be emphasis on good pedestrian routes around and through carparking 
areas, should additional carparking be provided.  Ms Hutton’s section 42A report also 
provided practical examples with respect to difficulties encountered by pedestrians when 
negotiating parking areas at the existing commercial centre at Remarkables Park. 

Mr Brown has promoted a new Rule 12.11.3.2iv as an alternative to the provision provided 
for in Component [6] (b) as stated above.  In essence Mr Brown has promoted a rule which 
provides for landscaping, vehicle access and pedestrian movement to be matters of control.  
The Commission supports the insertion of a new Rule 12.11.3.2iv that details matters for 
control in the context of carparking as a controlled activity.  The Commission considers that 
the third bullet point of this rule should be further amended to refer to safe, convenient and 
attractive pedestrian movement within and across the parking area and pedestrian 
connectivity with any adjoining Activity Area and across adjacent roads. 

The Commission considers that subject to these matters of control it is appropriate to 
provide for carparking areas in AA4 or AA8 as a controlled activity.  The Commission does 
not favour restricting such parking to that associated with permitted or controlled activities 
outside AA4 or AA8. 

The Commission has noted Mr Brown’s opinion that it is preferable that AA4 
accommodates central parking facilities to support AA4 activities as well as AA3 activities, 
to promote “park and walk” for day to day visitors to AA3 and AA4 facilities and to 
complement the public transport and pedestrian routes through the zone linking, in 
particular, AA3, AA4 and AA5.  Provision for a central parking location in AA4 is 
appropriate; as is the provision of a substantial carparking area within AA8, in close 
proximity to the existing and future AA5 commercial areas. 

The Commission has noted the concern of the  that 
the supply of additional carparking needs to be assessed as oversupply may contradict the 
Council’s direction towards supporting public transport and travel management plans.  The 
Commission simply notes that given the concentration of activity at Remarkables Park the 
potential may well arise for a “park and ride” type service utilising parking provided in AA4 
and AA8.  In this sense Component [6] is considered not to be inconsistent with the 
principle of supporting public transport and travel management plans. 

The Commission acknowledges Mr Penny’s contention that requiring parking in association 
with individual activities ignores the potential for multiple purpose shopping trips, and could 
in fact have the effect of encouraging over provision of parking.  The Commission notes 
again in this context the potential to provide parking in AA8 in particular to serve activities in 
adjacent Activity Areas. 

The Commission acknowledges that an unintended consequence of amending Rule 
12.11.3.6 (Table 1) to refer to “Vehicle parking in Activity Areas 4 and 8” in combination with 
the modifications to Zone Standard 12.11.5.2vi (nature and scale of activities) as provided 
for in Component [5](a) would be to make parking a permitted activity in Activity Areas 2(a) 
– (c), 3, 5, 6 and 7.  This would be contrary to Rule 14.2.2.3(i) which provides for such 
parking as a discretionary activity. 

The Commission notes the potential for vehicle  parking to occur in the RPZ due to the 
close proximity of this land to the Queenstown Airport.  The Commission’s conclusion is 
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that it is appropriate to explicitly provide for vehicle parking in Rule 12.11.3.6 (Table 1) as a 
discretionary activity in all Activity Areas except for Activity Area 4 and Activity Area 8 
where such activity is to have status as a controlled activity and in Activity Area 1 where 
such activity is non-complying in terms of Zone Standard 12.11.5.2vi.  The effect of this 
amendment is to maintain the status quo as it otherwise relates to the status of vehicle 
parking, except for Activity Area 4 and 8.  This is consistent with the requestor’s intent as a 
change has been promoted to the status of vehicle parking in Activity Area 4 and 8 only. 

Having regard to the matters discussed above, the Commission has concluded that it is 
appropriate to provide for vehicle parking in AA4 and AA8 as a controlled activity in Rule 
12.11.3.6 Table 1, such activity being subject to matters for control as stated in the new 
Rule 12.11.3.2iv.  As a consequence the Commission  as follows: 

1. The submission by is  the 
supporting further submission from  is  and the 
opposing further submission by  is 

(a) Under Objective 2 of Part 12.10.3 of the DP, in the Explanation and Principle 
Reasons for Adoption for AA8 in the first paragraph add the words “and parking” 
after the word “infrastructural”.   

(b) In Rule 12.11.3.2ii, after the words “Day Care Facilities” add the words “Parking 
Facilities”, and add a new matter of control, as follows:  

• Landscaping within car parking areas 

Instead of amending Rule 12.11.3.2ii as stated above a new 
Rule 12.11.3.2iv is to be inserted which reads as follows: 

iv. Carparking 
Parking areas in Activity Area 4 or Activity Area 8 in respect of: 
• Landscaping within the parking area; 
• Vehicle access to and within the parking area; 
• Safe, convenient and attractive pedestrian movement within and across the 

parking area, and pedestrian connectivity with any adjoining Activity Area and 
across adjacent roads. 

(c) In Rule 12.11.3.6 (Table 1), add a new row titled “Vehicle parking” and add the 
controlled activity (“ ”) status in the columns for AA4 and AA8 and add the 
discretionary activity (“ ”) status in the columns for all other Activity Areas except 
for AA1.      



39 

(a) Under Objective 2 of Part 12.10.3 of the DP, change the Explanation and 
Principal Reasons for Adoption for AA2 [sic – in the fourth paragraph] to 
recognise that water-based transport includes opportunities for passenger 
ferries in addition to water taxis.    

(b) Under Objective 2 of Part 12.10.3 of the DP, change the Explanation and 
Principal Reasons for Adoption for AA2 to recognise that there is potential 
for more than one stopping point for water-based ferry transport. 

(c) Under Objective 5 of Part 12.10.3 of the DP, change clause (b) of the 
Implementation Methods to recognise that there is potential for more than 
one staging point for water-based transport.  

  

No persons directly submitted on this component, however a number of submissions 
supported the whole Plan Change. 

The RPZ provisions for AA2a anticipate river transport opportunities.  The Component [7] 
modifications recognise the opportunity for additional ferry stopping points serving the RPZ.   

The Commission prefers the terminology “stopping points” rather than “terminii’ as 
promoted on Component [7] of PC 34 as notified.  During the course of the hearing the 
Commission was informed of the potential for a passenger ferry service to serve Lake 
Hayes Estate downstream on the Kawarau River from the RPZ.  The Commission 
understands the term “terminus” to refer to a station at the end of a route and therefore 
prefers the terminology “stopping points” instead. 

Ms Hutton’s section 42A report and the section 32 report noted that any proposal for a ferry 
or terminal would still require consent under AA2a/RPZ provisions and/or the Rural General 
Zone rules (that apply to the surface of water).  The specific location and form of the 
stopping points and other effects on the environment will be addressed in any such 
resource consent application in future to establish ferry stopping points in AA2. 

As noted above no persons have directly submitted on Component [7].  Given that a 
number of submissions have expressed generic support for PC 34 in its entirety the 
Commission as follows: 

1. Submissions lodged in support of PC 34 in its entirety are  to the 
extent that items (b) and (c) in Component [7] are to be approved with modification. 
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(a) Under Objective 2 of Part 12.10.3 of the DP, change the Explanation and Principal 
Reasons for Adoption in the fourth paragraph to recognise that water-based 
transport includes opportunities for passenger ferries in addition to water taxis.    

(b) Under Objective 2 of Part 12.10.3 of the DP, change the Explanation and Principal 
Reasons for Adoption for AA2 to recognise that there is potential for more than one 
stopping point for water-based ferry transport. 

– amend the fourth sentence to commence with the words “It 
may provide stopping points for water transport between…”

(c) Under Objective 5 of Part 12.10.3 of the DP, change clause (b) of the 
Implementation Methods to recognise that there is potential for more than one 
staging point for water-based transport.  

Clause (b) to state “Provision for stopping point(s) for water-
based transport,…”

(a) In Rule 12.11.5.2ii, modify the table of maximum building heights as follows:  

(i) In the first row entitled “Activity Areas 4, 5 and 6 …”, delete the words 
“except within that area marked “A” on attached Figure 3” and replace 
with “except as provided in clause (i) below”; and   

(ii) Delete the second row entitled “Activity Areas 4, 5 and 6 …”.   

(b) In Rule 12.11.5.2ii(i), delete “5%” and replace with “10%”, and delete “1:7” 
and replace with “1:5”.   

(c) Modify Figure 3 – Height Restrictions Plan to reflect the changes in (a) and 
(b) above. 

(d) In Rule 12.11.3.6 (Table 1), modify the rows entitled “*Buildings within …”, 
*Residential, Visitor Accommodation …”, and “*Residential Activities, Visitor 
Accommodation …” to ensure the descriptions of the coding of areas match 
the coding and legend on Figure 2 – Airport Measures.   

(e) Change Rule 12.11.5.2iv to ensure that the descriptions of coding of areas in 
the Rule match the coding and legend on Figure 2 – Airport Measures.   

(f) In Assessment Matter 12.11.6m, change the heading to reflect the changes 
in (d) and (e) above.     
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 seeks that the decision takes into account the points raised in the 
submission (promotion of sustainable management; provision for reverse sensitivity effects 
arising from Activities Sensitive to Aircraft Noise (ASANs) in close proximity to the airport; 
prohibition on new ASANs from establishing within the Outer Control Boundary (OCB); 
enabling efficient use and development of the Airport and surrounding area; meeting the 
reasonable needs of future generations).  

Queenstown Airport Corporation supports the submission of Air New Zealand in 
so far as it seeks to ensure that it appropriately recognises current and future airport 
activities, particularly in relation to noise and other reverse sensitivity effects.   

The Minister of Education opposes this submission and submits that the District 
Plan provisions should recognise and provide for the community importance and 
operating requirements of schools so as to achieve a balanced resource 
management outcome. The urban zones within the RPZ are settled and operative, 
to make ASANs prohibited activities within the OCB is beyond the scope of the Plan 
Change. The submitter also contends that is would be wrong to impose restrictions 
or prohibitions within established and operative urban zones to relieve the Airport 
Corporation or aircraft operators of their duty to avoid, remedy or mitigate adverse 
effects of future expansion of airport activities.  

 seeks that the Plan Change is updated to reflect the terminology 
modifications made through Plan Change 35, i.e. the references to “residential, visitor 
accommodation, or community activities” and that these are replaced with “ASANs”. 

The Minister of Education opposes this submission and submits that the District 
Plan provisions should recognise and provide for the community importance and 
operating requirements of schools so as to achieve a balanced resource 
management outcome. The urban zones within the RPZ are settled and operative, 
to make ASANs prohibited activities within the OCB is beyond the scope of the Plan 
Change. The submitter also contends that is would be wrong to impose restrictions 
or prohibitions within established and operative urban zones to relieve the Airport 
Corporation or aircraft operators of their duty to avoid, remedy or mitigate adverse 
effects of future expansion of airport activities.  

 seeks that the prohibited activity status of activities within the OCB is 
extended to include all ASANs. 

The Minister of Education further submits that the District Plan provisions should 
recognise and provide for the community importance and operating requirements of 
schools so as to achieve a balanced outcome. The urban zones within the RPZ are 
settled and operative, to make ASANs prohibited activities within the OCB is beyond 
the scope of the Plan Change. The submitter also contends that is would be wrong 
to impose restrictions or prohibitions within established and operative urban zones 
to relieve the Airport Corporation or aircraft operators of their duty to avoid, remedy 
or mitigate adverse effects of future expansion of airport activities.  

 submits that the area in which ASANs are prohibited be extended to 
reflect the air noise boundary adjustments made through Plan Change 35. 
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 seeks that Figure 2 Airport Measures be amended so 
that the contours promoted through the Plan Change 35 decision apply and the grey 
hatched and grey shaded areas on Figure 2 – Airport Measures be amended accordingly.  

Item (i) under the Table in Rule 12.11.5.2ii and Figure 3 (Height Restrictions Plan) to the 
RPZ together control the height of buildings in relation to the Queenstown Airport’s cross-
wind runway.  Mr Brown advised that Remarkables Park Limited and the Queenstown 
Airport Corporation have agreed to changes to this zone standard, to simplify the method of 
implementation.  Mr Brown advised that this agreement is contained in a Deed dated 29 
January 2009.  Mr Brown also advised that the changes bring the RPZ provisions in line 
with the relevant cross-wind runway Transitional Surfaces of the airport designation (at 
page A1-49 of the Queenstown Lakes District Plan). 

The words in Rule 12.11.5.2iv (Airport Measures – Queenstown Airport) that describe areas 
within Figure 2 – Airport Measures do not match the legend presented in Figure 2.  The 
words in Rule 12.11.5.2iv(a) need to be modified for consistency between the Rule and the 
Figure. 

As a consequence of Item (a) in Component [8] there is no longer a requirement to identify 
Area A by shading on Figure 3, as no rules will now refer to Area A.  

The Commission is satisfied that the various changes proposed to plan provisions in 
Component [8] of PC 34 are essentially technical corrections required to achieve 
consistency between existing provisions that relate to the RPZ.   

The submission by seeks that PC 34 be updated to reflect terminology 
modifications made through Plan Change 35 including Activities Sensitive to Aircraft Noise 
(ASANs). 

Plan Change 35 was lodged with the Council on 9 July 2009.  Ms Noble (for Queenstown 
Airport Corporation Limited) advised the Commission that Plan Change 35 seeks to provide 
for projected growth at Queenstown Airport by extending the airport’s noise boundaries and 
by introducing and amending provisions in the relevant chapters of the District Plan to 
manage land use activity around the airport for land use activities that are sensitive to 
airport noise.  Plan Change 35 is now a matter that is before the Environment Court.  The 
Commission’s view is that PC 34 should be considered on its merits and that matters 
relevant to Plan Change 35 should be addressed in the context of that plan change.  The 
Commission also acknowledges that if there are issues with respect to the scope of Plan 
Change 35 the potential exists for such matters to be addressed via a section 293 direction. 

The Commission considers it appropriate to accept the changes promoted in Component 
[8] of PC 34 on the basis that these amend certain provisions contained in the Operative 
District Plan that relate to the RPZ.  If such provisions are further modified as a 
consequence of Plan Change 35 those provisions may require further amendment as a 
consequence of such an outcome.  At this time the Commission simply notes that the 
outcome of the Plan Change 35 appeals are uncertain. 

Having regard to the matters discussed above the Commission has concluded that 
Component [8]  contains various amendments to the provisions that relate to the RPZ to 
achieve consistency between such provisions.  The Commission does not consider it 
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appropriate to amend provisions in anticipation of possible outcomes from the Plan Change 
35 appeals.  As a consequence the Commission as follows: 

1. That the submission by  that seeks that the decision takes into 
account the points raised in the submission be and that the supporting 
further submission by be and the 
opposing further submission by be 

2. That the submission by  that seeks that the plan change is 
updated to reflect the terminology modifications made through Plan Change 35 be 

 and the opposing further submission by  be 

3. That the submission by  that seeks that the prohibited activity 
status of activities within the OCB is extended to include all ASANs be 
and that the further opposing submission by be 

4. That the submission by that the area in which ASANs are 
prohibited be extended to reflect the air noise boundary adjustments made through 
Plan Change 35 be 

5. That the submission by that seeks that Figure 2 
Airport Measures be amended so that the contours promoted through the Plan 
Change 35 decision apply and the grey hatched and grey shaded areas on Figure 2 
– Airport Measures be amended accordingly be 

(a) In Rule 12.11.5.2ii, modify the table of maximum building heights as follows:  

(i) In the first row entitled “Activity Areas 4, 5 and 6 …”, delete the words “except 
within that area marked “A” on attached Figure 3” and replace with “except as 
provided in clause (i) below”; and   

(ii) Delete the second row entitled “Activity Areas 4, 5 and 6 …”.   

(b) In Rule 12.11.5.2ii(i), delete “5%” and replace with “10%”, and delete “1:7” and 
replace with “1:5”.   

(c) Modify Figure 3 – Height Restrictions Plan to reflect the changes in (a) and (b) 
above. 
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(d) In Rule 12.11.3.6 (Table 1), modify the rows entitled “*Buildings within …”, 
*Residential, Visitor Accommodation …”, and “*Residential Activities, Visitor 
Accommodation …” to ensure the descriptions of the coding of areas match the 
coding and legend on Figure 2 – Airport Measures.   

(e) Change Rule 12.11.5.2iv to ensure that the descriptions of coding of areas in the 
Rule match the coding and legend on Figure 2 – Airport Measures.   

(f) In Assessment Matter 12.11.6m, change the heading to reflect the changes in (d) 
and (e) above.     

(a) Modify Rule 12.11.5.2iii as follows: 

Except:
In Activity Areas 2a, 3, 4, 5, 6, and 7 and 8, non-residential activities may be 
conducted within the following noise limits so long as they are not exceeded 
at any point within the boundary of any other site within Activity Areas 2a, 3, 
4, 5, 6, and 7 and 8: … 

submits that as each commercial unit is developed noise [limits] need to be 
taken into account in terms of the activity areas.  

Penelope Young supports this submission 

Shotover Park Limited opposes this submission stating that the issues raised do 
not recognise the activity mix already enabled under the operative Remarkables 
Park Zone. 

Rule 12.11.5.2iii(a) (Noise) controls noise from non-residential activities.  The rule in the 
Operative District Plan contains an exemption for non-residential activities in Activity Areas 
3, 4, 5 and 7, effectively providing an extra 5dBA L10 noise standard as it applies to such 
activities in these Activity Areas. 
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Component [9] of PC 34 adds AA2a, AA6 and AA8 to the Activity Areas in which the extra 5 
L10 allowance is to apply. 

Rule 12.11.3.6 Table 1 establishes the status of various activities across the Activity Areas.  
It is clear that a wide range of non-residential activities are permitted in AA6 and that some 
non-residential activities are also provided for in AA2a and AA8.  It is also noted that 
residential activities are a non-complying activity in AA2a and AA8. 

The Commission considers that it is appropriate to provide the additional 5 dBA L10 noise 
allowance for non-residential activities in AA2a, AA6 and AA8.  The Commission 
acknowledges that the effects of such non-residential activities within these Activity Areas 
will be appropriately dealt with under any resource consent process and that this is likely to 
involve an assessment of any relevant noise effects.  The Commission considers it 
appropriate to include AA2a, AA6 and AA8 alongside the Activity Areas already provided for 
in the exception to Rule 12.11.5.2iii. 

Having regard to the matters discussed above the Commission has concluded that it is 
appropriate to make provision for non-residential activities in AA2a, AA6 and AA8 in the 
exemption to Rule 12.11.5.2iii that provides an additional allowance of 5dBA L10.  In doing 
so the Commission notes that the majority of the Activity Areas will now be subject to the 
exemption but has refrained from redrafting the rule to state only those Activity Areas to 
which the rule applies. As a consequence the Commission  as follows: 

1. That the submission by  is that the supporting further 
submission by  is  and the opposing further submission 
by is 

(a) Modify Rule 12.11.5.2iii as follows: 

Except:
In Activity Areas 2a, 3, 4, 5, 6, and 7 and 8, non-residential activities may be 
conducted within the following noise limits so long as they are not exceeded 
at any point within the boundary of any other site within Activity Areas 2a, 3, 
4, 5, 6, and 7 and 8: … 

(a) In Rule 12.11.3.6 (Table 1), modify the wording of the row commencing 
“Panelbeating …” to clarify the rule, to add the words “bulk” and “processing” 
in relation to bottle and scrap storage.   
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(b) In Rule 12.11.3.6 (Table 1), in the row commencing “Service Activities”, add 
the words “(unless ancillary to a permitted, controlled or discretionary 
activity)” to clarify that the activity status does not apply to service activities 
that are ancillary.    

 opposes changes to the policy regarding prohibited activities, stating that panel 
beating should not be changed in order to protect the residents as the existing District Plan 
provisions do.  

Penelope Young supports this submission 

Shotover Park Limited further submits that the issues raised do not recognise the 
activity mix already enabled under the operative Remarkables Park Zone.  

In Rule 12.11.3.6 (Table 1), the row entitled “Panelbeating…” prohibits various activities.  
The requestor notes however that some of these activities are undertaken as ancillary 
activities to permitted or controlled activities in the RPZ.  For example the existing cafes 
and restaurants in the RPZ store empty bottles before disposal, and the supermarket stores 
goods in the warehouse area.  Mr Brown agreed with Ms Hutton’s concern with respect to 
the wording proposed in Item (a) in Component [10].  Mr Brown emphasised that the intent 
of Component [10] is certainly not to change the prohibited status of any standalone motor 
vehicle repair, spray painting, motor vehicle dismantling or motor body building activity.  He 
emphasised that providing for such activities would be contrary to the non-industrial flavour 
of the RPZ.  

Mr Brown has recommended an alternate wording of the Activity description in the row 
commencing “Panelbeating…” in Rule 12.11.3.6 Table 1 to satisfy the concerns initially 
raised by Ms Hutton.  The Commission is satisfied that the amendment presented by Mr 
Brown is consistent with the intent of Item (a) of Component [10] in that it provides 
exemptions with respect to activities ancillary to activities which are otherwise provided for 
in the RPZ.  

Component [10] of PC 34 as publicly notified promoted an amendment to Rule 12.11.3.6 
(Table 1) in the row commencing “Service activities” to exclude these provisions from 
service activities that are ancillary to a permitted, controlled or discretionary activity. 

Ms Hutton’s section 42A report pointed out that the definition of Service Activity as 
contained in the Operative District Plan means the use of land and goods for the primary 
purpose of the transport, storage, maintenance or repair of goods.  Ms Hutton was 
concerned that the change proposed in Item (b) of Component [10] effectively seeks to 
replicate what is already in the definition of Service Activity.  Mr Brown agreed that the 
additions proposed in Item (b) of Component [10] replicate the definition, and are not 
necessary.  The Commission concurs. 
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Having regard to the matters discussed above the Commission has concluded that Item (a) 
in Component [10] of PC 34 should be approved with modification; and that Item (b) of 
Component [10] should be declined.  As a consequence the Commission  as 
follows: 

1. That the submission by  be  that the supporting further 
submission by be  and that the opposing further 
submission by be 

(a) In Rule 12.11.3.6 (Table 1), modify the wording of the row commencing 
“Panelbeating …” to clarify the rule, to add the words “bulk” and “processing” in 
relation to bottle and scrap storage.   

In Rule 12.11.3.6 (Table 1) the wording of the row 
commencing “Panelbeating…” is to be amended to read: 

“Panelbeating, spray painting, motor vehicle repair (except if ancillary to any service 
station or motor vehicle sales premise) or dismantling, fibreglassing, sheet metal 
work, bottle or scrap bulk storage or processing, motorbody building, fish or meat 
processing (except if ancillary to any retail activity or restaurant), or any activity 
requiring an offensive trade licence under the Health Act 1956.” 

(b) In Rule 12.11.3.6 (Table 1), in the row commencing “Service Activities”, add the 
words “(unless ancillary to a permitted, controlled or discretionary activity)” to clarify 
that the activity status does not apply to service activities that are ancillary.    

The specific changes of Component [11] are:  

(a) Modify Policy 2 of Objective 4 of Part 12.10.3 of the DP, as follows:  

2 To ensure that the provide variety of built form, scale and height within the Zone. 
built environment reflects the qualities of a mountain village, including pitched roofs 
and variety in form, scale and height of buildings.     

(b) Delete Policy 3 of Objective 4, and renumber the subsequent policies.   

(c) Modify Policy 3 (as renumbered) of Objective 4 as follows: 

4 3 To encourage the use of colours and materials which are complementary to the local 
urban environment. 
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(d) In the Implementation Methods for Objective 4, modify clause ii (Other 

Methods) as follows:  

A The Remarkables Park Design Review Board shall be used to evaluate proposals for 
development exceeding the specified height limits (site standard) against the relevant 
assessment criteria, prior to lodgement of a resource consent application. The structure 
and protocol of the this Review Board will be determined by the Board. Liaison with the 
Design Review Board is encouraged early in the design process. 

The Remarkables Park Design Review Board shall consider any other proposal for a 
development in the Remarkables Park Zone if requested by the applicant or if otherwise 
deemed necessary.   

The Remarkables Park Design Review Board shall be established by the Council and 
shall consist of a panel of four independent members, agreed to by the Council and 
Remarkables Park Limited.  Two members are to be appointed by the Council and two 
members are to be appointed by Remarkables Park Limited. This panel may include the 
following independent experts: architect; urban designer; resource management planner; 
landscape architect; developer. The reasonable costs of the Design Review Board shall 
be met by the applicant. 

(e) Modify Policy 2 of Objective 7 as follows:  

2 To enable a consolidated medium density commercial/retail centre that can 
incorporateing open space, shops opening onto streets, lanes and plazas, and 
higher density residential and visitor accommodation, and a consolidated urban form 
which increases the potential for multi purpose trips. 

(f) Modify Policy 5 of Objective 7 as follows:  

5 To enable a built form which reflects and is sympathetic complementary to , and has 
regard to views of, the surrounding alpine landforms., lakes and views of both. 

(g) Modify Policy 5 of Objective 8 as follows:  

5 To ensure landscaping gives contributes to a distinct village town identity, and 
promotes the image of a consolidated commercial centre but does not destroy has 
regard to important viewshafts. from the centre. 

(h) In Site Standard 12.11.5.1iii, modify the last clause by deleting the last two 
sentences (relating to the Remarkables Park Design Review Board) and insert 
a cross reference to the Implementation Methods for Objective 4.   

(i) In Part 12.11.6b (Assessment Matters – Private Open Space), modify the first 
bullet point as follows:  

• Private open space for residential units is clearly defined for 
private use.  

(j) In Part 12.11.6b (Assessment Matters – Private Open Space), Modify the last 
clause by adding at the end of the clause: “or by student accommodation 
providing communal outdoor space.”  

(k) Modify Part 12.11.6d (Assessment Matters – Building Design and 
Appearance) as follows:  
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d Building Design and Appearance 
• That the architectural style and building forms shall be evocative of a 

mountain region, building forms shall be are sympathetic 
complementary to the mountain alpine setting and local context. 

• That the relationships between building forms has have been 
considered with a village like quality regard to the purpose of the Activity 
Area. the character and scale to be achieved. 

• That clusters and groupings of buildings are designed to fit the form and 
contour of the land.     

• That orientation of buildings optimises has regard to views, and sun 
exposure and orientation to open space. 

• That buildings are an integral part of the landscape.   

• Building facades shall help define and give character to open spaces, 
squares, streets, paths and parks. 

• That building materials are appropriate to the area and have an 
appropriate alpine character which has local application local context 
including the purpose of the Activity Area.  

• Roof colours and materials are such as to not result in an obtrusive 
impact when viewed from above. 

• That sloping roofs are strongly encouraged where appropriate for variety 
and for their visual character, taking into account the purpose of the 
Activity Area, and to enhance snow removal and for their visual 
character.   

supports the proposed changes to Policy 2 with an 
amendment to require the need to reflect the wider landscape context.  

Penelope Young supports this submission 

Shotover Park Limited opposes this submission and submits that the issues raised 
do not recognise the activity mix already enabled under the operative Remarkables 
Park Zone.  

oppose amendments relating to the urban design 
panel, and seeks that the scope of the Remarkables Park Urban Design Panel is not 
broadened.  

Penelope Young supports this submission 

Shotover Park Limited opposes this submission and submits that the issues raised 
do not recognise the activity mix already enabled under the operative Remarkables 
Park Zone.  

The RPZ objectives and policies, rules, assessment matters and other methods promote 
high quality site and building design.  The requestor is concerned that some of the 
language used in these provisions is subjective and vague, and does not promote a clear, 
objective expression of how urban and building design should be undertaken or assessed.  
The intent of Component [11] of PC 34 is to remedy this. 
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Items (a)-(k) of Component [11] relate to various provisions.  In some instances further 
amendments have been promoted to the matters stated in Component [11] Items (a)-(k) as 
presented in the notified plan change, and these amendments were discussed by Mr Brown 
at the hearing. 

Following consideration of the matters discussed at the hearing the Commission has 
concluded that some of the amendments proposed should be approved, others should be 
approved with modification and others should be declined.  The various items in 
Component [11] are discussed below in the sequence that such items are presented in the 
notified plan change. 

Item (a) 
The Commission considers that Policy 2 under Objective 4 should provide for variety of built 
form, scale and height within the Remarkables Park Zone which relate well to development 
within the Zone and to the alpine setting.  Amendments to this effect will ensure that the 
policy reflects the need for the built form to relate well to development within the zone and 
to the alpine setting which is obvious in public views obtained from the RPZ.  The 
Commission accepts that the Remarkables Park Zone is not “a mountain village” as 
referred to in Policy 2 in the Operative District Plan. 

Item (b) 
Item (b) in Component [11] promotes the deletion of the existing Policy 3 under Objective 4.  
This is “To enable clusters of buildings and structures to be developed.” 

The Commission notes that the existing commercial area at Remarkables Park is a 
clustered form of development that has proven to be successful.  The Commission also 
notes that clusters are provided for in various parts of the RPZ as shown on the Draft 
Indicative Master Plan that was presented by Mr Brown at an early stage of the hearing and 
which is attached to this report at .  The Commission’s conclusion is that Policy 
3 under Objective 4 (as stated in the Operative District Plan) should be retained.   

Item (c) 
The existing Policy 4 under Objective 4 is “To encourage the use of colours and materials 
which are complementary to the local environment.”  Item (c) in Component [11] promotes 
that the word “urban” be inserted instead of “local” in this policy.  The Commission observes 
that the policy as it stands, which refers to the “local environment”, has successfully guided 
development to date in the RPZ, particularly within the commercial centre in AA5.  In all the 
circumstances the Commission considers that the term “local environment” is preferable to 
“urban environment” which has a generic connotation that does not fit with the high 
standard of environmental amenity to be attained in the RPZ. 

The Commission notes that a Policy 7 is to be inserted under Objective 4 to refer to the 
Remarkables Park Design Review Board.  The Commission considers this policy 
appropriate subject to the deletion of the words “Public/private collaboration”. 

Item (d) 
The Remarkables Park Design Review Board (referred to as the “Design Review Board” in 
the Operative District Plan) is required to review applications for buildings that exceed the 
specified height within the RPZ.  The Queenstown Urban Design Panel exists and also 
provides guidance and reports for consideration in the context of resource consents, 
including applications (other than for height exceedance) which relate to the RPZ.  The 
requestor considers that this duplication of responsibility is unnecessary and inefficient, and 
Component [11] – Item (d) seeks to remedy this. 
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The Commission considers that there is benefit in expanding the role of the Remarkables 
Park Design Review Board to avoid unnecessary duplication and inefficiencies.  The 
Commission considers that there is benefit in having a particular Design Review Board 
which focuses on design matters in the context of the RPZ.   

The Commission notes that the Implementation Method ii presented by Mr Brown provided 
for the Remarkables Park Design Review Board panel to consist of four independent 
members that may include the following independent experts: architect; urban designer; 
resource management planner; landscape architect; building/retail economist; developer.  
Given that the function of the Remarkables Park Design Review Board is to focus on urban 
design, site planning and building design the Commission does not consider it appropriate 
to include a “building/retail economist” or “developer” within the range of independent 
experts who may be included in the panel. 

The Commission also considers it appropriate that reference be made to the Indicative 
Master Plan in the relevant provisions.  This is consistent with the intent of the general 
submission by the  [discussed by us in 8.18.2 on 
page 71 below] that development should proceed according to good urban design 
principles.  The Indicative Master Plan is a useful tool which will assist the Remarkables 
Park Design Review Board in its work; and the Commission is satisfied that reference to an 
updated Indicative Master Plan should be included in the relevant provisions that relate to 
the work of the Remarkables Park Design Review Board which should include refining of 
the Indicative Master Plan, as appropriate. 

Item (e) 
The Commission supports the amendments to Policy 2 under Objective 7, subject to an 
amendment which refers to consolidated medium density “commercial centre that 
incorporates open space”.  The Commission considers that such open space should be 
incorporated, consistent with development which has occurred within the existing 
commercial centre at Remarkables Park; “that incorporates” is therefore preferred to the 
words “can incorporate” in Policy 2. 

Item (f) 
The Commission supports the amendments proposed to Policy 5 under Objective 7.  The 
Commission notes that the reference to “alpine landforms” in Policy 5 is consistent with the 
reference to “alpine setting” promoted in Policy 2 under Objective 4 (see Item (a) above). 

Item (g) 
Item (g) relates to Policy 5 under Objective 8.  The Commission notes that Objective 8 
relates to the commercial centre at Remarkables Park and therefore considers that Policy 5 
should refer to a “town centre” identity, rather than a “town identity”.  The Commission notes 
that Remarkables Park is not a “town” per se. 

The Commission also considers it appropriate that reference should be made to 
maintaining important views rather than simply having regard to them.   

Items (h) – (j) 
The Commission considers that the amendments to wording in Site Standard 12.11.5.1iii 
which provides a cross reference to the Implementation Method under Objective 4 that 
relates to the Remarkables Park Design Review Board (see Item (d) above), and the 
amendments proposed to the Assessment Matters under Rule 12.11.6iiib, are appropriate.  
These matters are addressed in Items (h) – (j) inclusive in Component [11] of PC 34. 
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Item (k) 
Mr Brown considered that a better urban design outcome could be achieved by inserting an 
additional bullet point at the commencement of Rule 12.11.6iii(d) that relates to Building 
Design and Appearance.  He observed that currently the rules and assessment matters for 
the RPZ do not explicitly require that any new development is assessed in its 
neighbourhood context and he recommended additional provisions to remedy this.  In 
summary Mr Brown’s additional bullet point would require assessment as to the integration 
of the building with the neighbourhood including with the street, open space and pedestrian 
connections, existing buildings and where possible anticipated future buildings and sites, 
taking into account an appropriate context for the building in the immediate neighbourhood 
(which he proposed to be defined as an area contained within a radius of at least 50 metres 
of the external walls of the proposed building).  The Commission considers that this 
additional bullet point is appropriate, subject to an amendment in the fourth line which refers 
to “…anticipated future buildings (with respect to indicative location, volume and height).” 

The fourth bullet point in the track change version of the Remarkable Park Zone provisions 
(Mr Brown’s Annexure D dated 31 August 2011) promotes the deletion of an Assessment 
Matter “That clusters and groupings of buildings are designed to fit the form and contour of 
the land”.  The Commission considers that this assessment matter is appropriate and 
should be retained, consistent with the approach taken in Item (b) of Component [11] 
above. 

The fifth bullet point is proposed to be amended to insert the words “has regard to” rather 
than “optimises”.  The Commission considers that the words “takes into account” are 
preferable to the status quo and to the alternate wording promoted in the notified plan 
change. 

The eighth bullet point is proposed to be amended to refer to the “local context including the 
purpose of the Activity Area”.  The Commission considers that reference to “the purpose” of 
the Activity Area is inappropriate; but considers that reference should be made to the “local 
context and the character of the Activity Area” instead. 

The amendments to the tenth bullet point provide for sloping roofs to be encouraged “where 
appropriate” for variety and visual character taking into account the purpose of the Activity 
Area.  The Commission considers that the words “where appropriate” are inappropriate in 
an Assessment Matter and that the “character” rather than the “purpose” of the Activity Area 
should be referred to.  

Having regard to the matters discussed above the Commission has concluded that Policy 2 
under Objective 4 should be widened; and that the role of the Remarkables Park Design 
Review Board should be widened.  As a consequence the Commission  as 
follows: 

1. That the submission by the  that supports the 
proposed changes to Policy 2 with an amendment to require the need to reflect the 
wider landscape context be  that the supporting submission by 

be  and that the opposing submission by 
be 

2. That the submission by the  that opposes 
amendments relating to the Urban Design panel and seeks that the scope of the 
Remarkables Park Design Review Board is not broadened be  that the 
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supporting further submission by be and that the 
opposing further submission by  be 

(a) Modify Policy 2 of Objective 4 of Part 12.10.3 of the DP, as follows:  

2 To ensure that the provide variety of built form, scale and height within the Zone. built 
environment reflects the qualities of a mountain village, including pitched roofs and variety 
in form, scale and height of buildings.     

Amend Policy 2 to read: 

“To ensure that the provide variety of built form, scale and height within the 
Remarkables Park Zone built environment reflects the qualities of a 
mountain village, including pitched roofs and variety in form, scale and 
height of buildings  which relate well to development within the Zone and to 
the alpine setting.” 

(b) Delete Policy 3 of Objective 4, and renumber the subsequent policies.   

(c) Modify Policy 3 (as renumbered) of Objective 4 as follows: 

4 3 To encourage the use of colours and materials which are complementary to the local 
urban environment. 

  

(d) In the Implementation Methods for Objective 4, modify clause ii (Other Methods) as 
follows:  

A The Remarkables Park Design Review Board shall be used to evaluate proposals for 
development exceeding the specified height limits (site standard) against the relevant 
assessment criteria, prior to lodgement of a resource consent application. The structure and 
protocol of the this Review Board will be determined by the Board. Liaison with the Design 
Review Board is encouraged early in the design process. 

The Remarkables Park Design Review Board shall consider any other proposal for a 
development in the Remarkables Park Zone if requested by the applicant or if otherwise 
deemed necessary.   

The Remarkables Park Design Review Board shall be established by the Council and shall 
consist of a panel of four independent members, agreed to by the Council and Remarkables 
Park Limited.  Two members are to be appointed by the Council and two members are to be 
appointed by Remarkables Park Limited. This panel may include the following independent 
experts: architect; urban designer; resource management planner; landscape architect; 
developer. The reasonable costs of the Design Review Board shall be met by the applicant. 
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The proposed Policy 7 under Objective 4 is to be amended 
to delete the words “as a public/private collaboration”; and Implementation Method ii under 
Objective 4 is to state as follows: 

“ii. Other Methods 

A The Remarkables Park Design Review Board shall be used to 
evaluate proposals for development and redevelopment within the 
Remarkables Park Zone. exceeding the specified height limits (site 
standard) against the relevant assessment criteria, prior to lodgement 
of a resource consent application. The structure and protocol of this 
Review Board will be determined by the Board. Liaison with the 
Design Review Board is encouraged early in the design process. 

The Remarkables Park Design Review Board shall consider any 
other proposal for a development in the Remarkables Park Zone if 
requested by the applicant or if otherwise deemed necessary. The 
purpose of the Remarkables Park Design Review Board is to review 
and provide recommendations on development and redevelopment 
proposals within the Remarkables Park Zone.  The Board is 
structured to promote a collaborative approach between the Council 
and Remarkables Park Limited to urban design, site planning and 
building design, to ensure that development within the Zone is 
appropriate in the context of: 

  
• existing and anticipated future development in the immediate 

neighbourhood; 
• the existing and anticipated future streetscape, public open 

spaces and walkway connections;  
• the relevant objectives and policies of the Zone; and 
• the Activity Area and adjoining Activity Areas, with reference to an 

updated Indicative Master Plan to be refined as appropriate by 
the Remarkables Park Design Board.       

Note: for the purposes of this provision, the “immediate 
neighbourhood” is an area contained within a radius of at least 50 
metres of the external walls of the proposed building.  
  

 The Remarkables Park Design Review Board shall be established by 
the Council and shall consist of a panel of four independent 
members, agreed to by the Council and Remarkables Park Limited.  
Two members are to be appointed nominated by the Council and two 
members are to be appointed nominated by Remarkables Park 
Limited. This panel may include the following independent experts: 
architect; urban designer; resource management planner; and 
landscape architect. The reasonable costs of the Design Review 
Board shall be met by the applicant. 

For developments or redevelopments that are small in scale, a report 
from an urban design professional may be appropriate rather than an 
assessment and recommendations by the Remarkables Park Design 
Review Board.”  
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(e) Modify Policy 2 of Objective 7 as follows:  

2 To enable a consolidated medium density commercial/retail centre that can 
incorporateing open space, shops opening onto streets, lanes and plazas, and higher 
density residential and visitor accommodation, and a consolidated urban form which 
increases the potential for multi purpose trips. 

Modify Policy 2 of Objective 7 to state as follows: 

2 To enable a consolidated medium density commercial centre that 
incorporates open space, shops opening onto streets, lanes and plazas,
and higher density residential and visitor accommodation, and a 
consolidated urban form which increases the potential for multi purpose 
trips. 

(f) Modify Policy 5 of Objective 7 as follows:  

5 To enable a built form which reflects and is sympathetic complementary to , and has 
regard to views of, the surrounding alpine landforms., lakes and views of both. 

(g) Modify Policy 5 of Objective 8 as follows:  

5 To ensure landscaping gives contributes to a distinct village town identity, and promotes 
the image of a consolidated commercial centre but does not destroy has regard to 
important viewshafts. from the centre. 

Modify Policy 5 of Objective 8 to state as follows: 

5 To ensure landscaping gives contributes to a distinct village town centre 
identity, and promotes the image of a consolidated commercial centre 
but does not destroy maintains important viewshafts. from the centre. 

(h) In Site Standard 12.11.5.1iii, modify the last clause by deleting the last two sentences 
(relating to the Remarkables Park Design Review Board) and insert a cross reference 
to the Implementation Methods for Objective 4.   

(i) In Assessment Matter 12.11.6iiib (Private Open Space), modify the first bullet point as 
follows:  

• Private open space for residential units is clearly defined for private use.  

(j) In Assessment Matter 12.11.6iiib (Private Open Space), Modify the last clause by 
adding at the end of the clause: “or by student accommodation providing communal 
outdoor space.”  
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(k) Modify Assessment Matter 12.11.6iiid (Building Design and Appearance). 

Modify Assessment Matter 12.11.6iiid (Building Design and 
Appearance) as follows: 
  

d Building Design and Appearance 

• That the building integrates appropriately with the neighbourhood 
including with the street, open space and pedestrian connections, 
existing buildings and where possible anticipated future buildings (with 
respect to location, volume and height) and sites in the immediate 
neighbourhood, and how the building and the neighbourhood relate to 
and integrate with the Activity Area and adjoining Activity Areas, with 
reference to an updated Indicative Master Plan. 

Note:  for the purposes of this provision the “immediate neighbourhood” 
is an area contained within a radius of at least 50 metres of the external 
walls of the proposed building. 

• That the architectural style and building forms shall be evocative of a 
mountain region, building forms shall be are sympathetic 
complementary to the mountain alpine setting and local context. 

• That the relationships between building forms has have been 
considered with a village like quality regard to the purpose of the Activity 
Area. the character and scale to be achieved. 

• That clusters and groupings of buildings are designed to fit the form and 
contour of the land.     

• That orientation of buildings optimises takes into account views, and sun 
exposure and orientation to open space. 

• That buildings are an integral part of the landscape.   

• Building facades shall help define and give character to open spaces, 
squares, streets, paths and parks. 

• That building materials are appropriate to the area and have an 
appropriate alpine character which has local application local context 
and to the character of the Activity Area.  

• Roof colours and materials are such as to not result in an obtrusive 
impact when viewed from above. 

• That sloping roofs are strongly encouraged for variety and for visual 
character, taking into account the character of the Activity Area, and to 
enhance snow removal and for their visual character.   

The specific changes of Component [12] are:  

(a) In Site Standard 12.11.5.1iii (building height) [sic – Site Standard 12.11.5.1iv 
in Operative District Plan], add a new bullet point as follows:  

• Activity Area 8   9m 
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(b) In Zone Standard 12.11.5.2ii (building height), in the row labelled “Activity 
Area 8”, delete “7m” and replace with “18m”.    

 submits in support of the Plan Change and increasing the height limit in 
Activity Area 8.  

 submits that any changes to Activity Area 8 are rejected 
or that the Plan Change is rejected. 

Queenstown Gateway Limited and Penelope Young support this submission. 

Shotover Park Limited opposes this submission as they contend that there is not 
resource management basis for opposing “any changes” to Activity Area 8. The 
height limit proposes are consistent with the height of buildings within the airport 
designation. The issues raised do not recognise the activity mix already enabled 
under the operative Remarkables Park zoning. 

 submits that the Plan Change should be rejected on the 
grounds that that it seeks to amend the height provisions in Zone Standard 12.11.5.2ii.  

Penelope Young supports this submission. 

Shotover Park Limited opposes this submission as the submitter contends that 
there is no resource management basis for opposing “any changes” to Activity Area 
8. The height limits proposed are consistent with the height of buildings within the 
airport designation. The issues raised do not recognise the activity mix already 
enabled under the operative Remarkables Park zoning. 

 acknowledges the importance of the Queenstown Airport 
and opposes the expansion of the Remarkables Park Zone into land that has been 
identified for expansion of the airport and is subject of a motion pursuant to section 149T(2) 
on a Notice of Requirement to alter the existing aerodrome purposes designation in the 
District Plan.  

Penelope Young supports this submission.  

Queenstown Airport Corporation Limited supports the submission in that it 
acknowledges the importance of the Queenstown Airport and that the Queenstown 
Airport is nationally significant. The Environmental Protection Authority has 
determined that Lot 6 to be of proposal of national significance. 

Shotover Park Limited further submits that the submission is misconceived as the 
plan change does not propose to expand the Remarkables Park Zone. The issues 
raised do not recognise the activity mix already enabled under the operative 
Remarkables park zone.  

 acknowledges the importance of the Queenstown Airport 
and opposes the expansion of the Remarkables Park Zone into land that has been 
identified for expansion of the airport and is subject of a motion pursuant to section 149T(2) 
on a Notice of Requirement to alter the existing aerodrome purposes designation in the 
District Plan.  
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Penelope Young supports this submission.  

Queenstown Airport Corporation Limited supports the submission in that it 
acknowledges the importance of the Queenstown Airport and that the Queenstown 
Airport is nationally significant. The Environmental Protection Authority has 
determined that Lot 6 to be of proposal of national significance. 

Shotover Park Limited further submits that the submission is misconceived as the 
plan change does not propose to expand the Remarkables Park Zone. The issues 
raised do not recognise the activity mix already enabled under the operative 
Remarkables Park Zone.  

opposes the increase of building height to 18m as this needs to be discussed 
fully.  

Penelope Young supports this submission  

Shotover Park Limited opposes this submission and submits that the issues raised 
do not recognise the activity mix already enabled under the operative Remarkables 
Park Zone. 

opposes increasing the height limit in Activity Area 8 
and seeks that the existing height limit in AA8 remains.  

Penelope Young supports this submission 

Shotover Park Limited opposes this submission and submits that the issues raised 
do not recognise the activity mix already enabled under the operative Remarkables 
Park Zone.  

The maximum height of buildings in Activity Area 8 (AA8) (except in the southern leg of 
AA8, adjacent to AA5, in which buildings are prohibited) is currently 7 metres in terms of 
Zone Standard 12.11.5.2ii.   

The requestor has noted that the activities promoted in AA8 are commercial recreational 
activities.  The requestor envisages that buildings are likely to be associated with a golf 
course, a gymnasium, or indoor facilities for sports, to complement outdoor recreational 
facilities.  The requestor considers that buildings of this nature may need to be higher than 
7  metres.  The requestor considers that for commercial recreational facilities in AA8, a 
building height maximum of 18 metres is more suitable. 

That part of AA8 where buildings are permitted includes the northern portion of RPZ, 
adjacent to Queenstown Airport and the Queenstown Airport Mixed Use Zone (AMUZ).  
Rule 6.2.5.2 of the Operative District Plan is a Zone Standard which establishes a 
maximum building height of 9 metres in the AMUZ.   

Component [12] of PC 34 promotes an amendment to Site Standard 12.11.5.1iii being the 
Site Standard relating to Building Height, to provide a specified building height of 9 metres 
for AA8.  Component [12] also promotes an amendment to Zone Standard 12.11.5.2ii to 
establish a maximum height of 18 metres in AA8.  The effect of these changes is that a 
building up to 9 metres in AA8 would be a permitted activity; between 9 and 18 metres 
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would be a discretionary activity; and any building over 18 metres would be a non-
complying activity.   

The Commission considers that the height of buildings in AA8 should be lower than 
buildings permitted elsewhere in the RPZ including in AA6 which is located generally to the 
south of AA8.  The Commission considers that it is appropriate that a Zone Standard be 
applied to AA8 which is consistent with the Zone Standard that controls height of buildings 
in the nearby AMUZ.  In essence the Commission finds that Zone Standard 12.11.5.2ii 
should be amended to provide for a maximum height of 9 metres (and not 18 metres) in 
AA8.  As a consequence no change is required to Site Standard 12.11.5.1iv. 

Ms Hutton’s section 42A report noted that part of AA8 is subject to a Notice of Requirement 
by the Queenstown Airport Corporation.  This Notice of Requirement applies to an area of 
19.1 hectares and applies to land described as Lot 6 DP 304345, a part of land described 
as Lot 7 DP 304345 and a portion of unformed legal road.  The Commission simply notes 
that the Notice of Requirement is to be heard directly by the Environment Court in separate 
proceedings. Given that the outcome of this process is uncertain the Commission does not 
consider that the Notice of Requirement is of any particular significance in the context of PC 
34.  For completeness it is noted that section 178(2) confirms that no person may do 
anything that will prevent or hinder the public work, project, or work to which the designation 
relates unless the person has the prior written consent of the requiring authority. 

This provides the requiring authority with control irrespective of the outcome of PC 34. 

The Commission considers that a Zone Standard that provides for a maximum height of 9 
metres is consistent with the function of the AA8.  The Commission considers that a lower 
scale of development is appropriate in AA8 when compared to the adjacent AA6 where a 
height up to 12 metres is permitted; a height between 12 and 18 metres is a discretionary 
activity; and any building over 18 metres requires consent to a non-complying activity.   

Having regard to the matters discussed above the Commission has concluded that 
Component [12] of PC 34 should be approved only to the extent that Zone Standard 
12.11.5.2ii is to be amended to provide for an increased height of 9 metres (and not the 
current 7 metres or the requestor’s preferred 18 metres) within AA8.  As a consequence the 
Commission  as follows: 

1. That the submission by in support of the plan change and 
increase in the height limit in AA8 be 

2. That the submission by that any changes to 
AA8 be rejected or that the plan change is rejected be that the supporting 
further submissions by and  be 

 and that the opposing further submission from be 

3. That the submission by that the plan change 
should be rejected on the grounds that it seeks to amend the height provisions in 
Zone Standard 12.11.5.2ii be  that the supporting further submission by 

 be  and that the opposing further submission by 
 be 

4. That the submission by that acknowledges the 
importance of the Queenstown Airport and opposes the expansion of the 
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Remarkables Park Zone into land that has been identified for expansion of the 
airport and is subject of a motion pursuant to section 149T(2) on a Notice of 
Requirement to alter the existing aerodrome purposes designation in the District 
Plan be  that supporting further submissions from and 

be  and that the opposing 
further submission from  be 

5. That the submission by that acknowledges the 
importance of the Queenstown Airport and opposes the expansion of the 
Remarkables Park Zone into land that has been identified for expansion of the 
airport and is subject to a motion pursuant to section 149T(2) on a Notice of 
Requirement to alter the existing aerodrome purposes designation in the District 
Plan be  that supporting further submissions from  and 

 be  and that an opposing 
further submission by be 

6. That the submission from  that opposes the increase of building height to 
18 metres as this needs to be discussed fully be  and that the 
supporting further submission from  be  and that 
the opposing further submission by be 

7. That the submission by that opposes 
increasing the height limit in Activity Area 8 and seeks that the existing height limit in 
AA8 remains be  that the supporting submission by be 

 and that the opposing further submission by  be 

(a) In Site Standard 12.11.5.1iv (building height) [sic – to be site Standard 12.11.5.1iii 
as a consequence of Component [13](b)(vi)], add a new bullet point as follows:  

• Activity Area 8   9m 

(b) In Zone Standard 12.11.5.2ii (building height), in the row labelled “Activity Area 8”, 
delete “7m” and replace with “18m”.    

Modify Zone Standard 12.11.5.2ii that relates to Building 
Height in the row labelled “Activity Area 8” to delete “7m” and replace with “9m”. 

The specific changes of Component [13] are:  

(a) Change Figure 1 – Activity Areas Structure Plan (with consequential 
changes to Figures 2 and 3) as follows:  
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(i) Change the northern boundary of the RPZ to reflect ownership 
changes between the applicant and the QAC.  The modification 
concerns 1.4 hectares.   

(ii) Relocate the boundary between AA6 and AA8 north by 20 metres, due 
to the realignment of the (unformed) Eastern Access Road 20 metres 
south (as approved by resolution of the Council, 25 August 2009). 

(iii) Other modifications to reflect the roading layout consented by 
RM090321.     

(b) Changes as follows:   

  In the Explanation and Principal Reasons for 
Adoption section, second paragraph, the words 
“second home owners” are added because there is 
already a large number of holiday homes in AA1.   

  In relation to the commercial/retail centre, the word 
“new” is removed because the centre in AA5 now 
exists 

 The words “commercial/retail” is added in relation 
to the “centre”, to clarify that the centre refers to 
the existing centre in AA5.   

In the 4th bullet point, the heights are modified to 
ensure consistency with the specified and 
maximum heights set out in the specific site and 
zone standards (respectively) for building height.   

In the row “Health/Day Care Facilities”, insert 
“and/or” between “Health” and “Day” to clarify that 
the two activities can be dealt with separately.   

 Delete this rule (relating to lift towers) because it is 
inconsistent with Rule 12.11.5.2ii(iii).  There is no 
resource management reason why only visitor 
accommodation facilities should have an additional 
assessment for a lift tower that exceeds the 
maximum height.   

 There is no resource management reason why 
domestic pets cannot be kept in the activity areas 
that promote residential activities.   

 Fifth bullet point – modifications to ensure 
consistency with the equivalent rules for height of 
buildings.   

(c) In Parts 12.10 and 12.11 of the Plan, make various changes, as set out in 
the tracked change version of the provisions, to clarify, update, correct 
and/or remove ambiguity from the relevant clause and/or to ensure 
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consistency with other clauses.  The specific modifications are discussed in 
detail in the section 32 evaluation.   

    

Miscellaneous changes to the RPZ are considered to be covered by the general 
submissions in support and opposition to the Plan Change. 

  

Component [13] Item (a) proposes various changes to Figure 1 Activity Areas Structure 
Plan, and Component [13] Item (b) proposes various changes to the text of the RPZ 
provisions which the requestor considers have become out of date since first included in the 
District Plan, or inconsistent with other provisions, are ambiguous or which otherwise can 
be more clearly expressed.   

Mr Brown confirmed at the hearing that Component [13](a)(i) relates to long thin slivers of 
land between Activity Area 8 and Queenstown Airport Corporation land.  The Commission 
considers that it is appropriate for this change to be made to the boundary of the RPZ as it 
is consistent with current property boundaries. 

Component [13] (a)(ii) proposes to relocate the boundary between AA6 and AA8 north by 
20 metres.  The Commission notes that the current boundary between AA6 and AA8 
follows the southern boundary of the existing legal road that bisects the RPZ.  In essence 
this change is to apply the AA6 to the 20 metre wide corridor of that legal road adjacent to 
AA6. 

Mr Brown provided the Commission with a copy of a plan of subdivision RM 090321 which 
was granted consent on or about 24 September 2009.  That plan of subdivision provided for 
the Eastern Access Road (being an extension of Hawthorne Drive) to be located generally 
to the south of the existing legal road alignment.  As a consequence a strip of land within 
AA6 will now be located to the north of the EAR.   

The Commission considers that extending AA6 an additional 20 metres as proposed in 
Component [13] (a)(ii) creates the potential for better design for development within the 
strip of AA6 to the north of the EAR; and is unlikely to result in any adverse effect that is 
measurable in terms of noise associated with airport operations.  In essence the 
Commission has concluded that the extension by 20 metres of AA6 is likely to provide a 
better outcome than the status quo in this locality. 

The Commission notes that Component [13](a)(iii) was withdrawn in correspondence from 
the Brown & Company Planning Group to the Council dated 11 August 2011 that was 
attached as Appendix F to the section 42A report.  The Commission is satisfied that this 
element of PC 34 should be declined as it has been withdrawn.   

The Commission has given consideration to the proposal to insert the words “second home 
owners” in the Explanation and Principal Reasons for Adoption section that follows 
Objective 2 as promoted in Component [13] Item (b)(i).  The Commission has concluded 
that a reference to “second home owners” is not required if the word “permanent” is deleted 
from the relevant sentence.  The Commission is satisfied that a generic reference to 
“residents” rather than “permanent residents” is appropriate in this context.   
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The Commission has considered the proposal to use the term “commercial/retail centre” 
rather than “centre” as promoted in Component [13](b)(ii). The Commission prefers the term 
“commercial centre” rather than “commercial/retail centre” having regard to the use of the 
term “commercial centre” in the existing provisions of the RPZ (see Objective 7 of Part 
12.10.3) and given the definition of “Commercial Activity” contained in the District Plan that 
includes retail activity.  This matter is also relevant in the context of Component [13] as it 
relates to Part 12.10.4 of the RPZ provisions.  

The Commission considers that other changes promoted in Component [13](b)(ii) and (iv)-
(viii) are appropriate.  The Commission acknowledges that several of the amendments 
promoted are changes to descriptive parts of the District Plan text and are minor in nature. 

Component [13] Item (c) promotes various miscellaneous changes to the RPZ provisions.  
The Commission considers that these changes are appropriate except for the proposed 
change to Policy 1 under Objective 5.  In essence the Commission considers that the status 
quo is appropriate and that it is therefore unnecessary to introduce the words “where 
appropriate” in preference to “between each”.   

The various changes to the RPZ provisions considered under Component [13] relate to 
Other Matters raised in Submissions (discussed further below) or in the context of 
Component [1].  Specific recommendations with respect to submissions are detailed in 
those parts of this report. 

(a) Change Figure 1 – Activity Areas Structure Plan (with consequential changes to 
Figures 2 and 3) as follows:  

(i) Change the northern boundary of the RPZ to reflect ownership changes 
between the applicant and the QAC.  The modification concerns 1.4 
hectares.   

(ii) Relocate the boundary between AA6 and AA8 north by 20 metres, due to the 
realignment of the (unformed) Eastern Access Road 20 metres south (as 
approved by resolution of the Council, 25 August 2009). 

(iii) Other modifications to reflect the roading layout consented by RM 090321. 
This item has been withdrawn.    

(b) Changes as follows:   
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  In the Explanation and Principal Reasons for Adoption
section, second paragraph, the words “second home 
owners” are added because there is already a large 
number of holiday homes in AA1.   

the second sentence of the Explanation and Principal 
Reasons for Adoption under Objective 2 is to state: 

 “There will be a balance of permanent residents and visitors housed 
in a mix of building styles set in a park like surrounding.” 

  In relation to the commercial/retail centre, the word “new” 
is removed because the centre in AA5 now exists 

 The words “commercial/retail” is added in relation to the 
“centre”, to clarify that the centre refers to the existing 
centre in AA5.   

The word “commercial” is to be added in relation to 
the word “centre” in Part 12.10.4. 

In the 4th bullet point, the heights are modified to ensure 
consistency with the specified and maximum heights set 
out in the specific Site and Zone Standards (respectively) 
for building height.   

In the row “Health/Day Care Facilities”, insert “and/or” 
between “Health” and “Day” to clarify that the two activities 
can be dealt with separately.   

 Delete this rule (relating to lift towers) because it is 
inconsistent with Rule 12.11.5.2ii(iii).  There is no 
resource management reason why only visitor 
accommodation facilities should have an additional 
assessment for a lift tower that exceeds the maximum 
height.   

Rule 12.11.5.1iii is to be deleted. 

 There is no resource management reason why domestic 
pets cannot be kept in the activity areas that promote 
residential activities.   
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 Fifth bullet point – modifications to ensure consistency 
with the equivalent rules for height of buildings.   

(c) In Parts 12.10 and 12.11 of the Plan, make various changes, as set out in the 
tracked change version of the provisions, to clarify, update, correct and/or remove 
ambiguity from the relevant clause and/or to ensure consistency with other clauses.  
The specific modifications are discussed in detail in the section 32 evaluation.   

No change is to be made to Policy 1 under Objective 
5.

The  submits that any increase in intensity recognise the relative 
risk of liquefaction, and that the risk be appropriately investigated and provided for during 
the development of the Remarkables Park Special Zone.  

This submission is supported by Penelope Young.  

Ms Hutton’s section 42A report informed us that the Queenstown Lakes District Council 
hazard register identifies that the entire RPZ is either “susceptible” or “possibly susceptible” 
to liquefaction.  Ms Hutton has also informed us that liquefaction was considered by Lakes 
Environmental at the time of the subdivision application RM 090321.  The Commission is 
satisfied that the risks of liquefaction were considered at the time of the subdivision consent 
RM 090321 in 2009 and that PC 34 will not significantly change the status quo in terms of 
the risk of liquefaction.   

For the reasons stated above the Commission considers that liquefaction was appropriately 
addressed in the context of RM 090321.  As a consequence the Commission 

1. That the submission by be  and that the 
supporting further submission by  be 
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submits that the Plan Change as notified will have impacts 
on the State Highway network that are unjustified, unnecessary and contrary to the purpose 
and principles of the Resource Management Act.  

Penelope Young supports this submission 

Shotover Park Limited opposes the submission stating it is misconceived. The 
issues raised do not recognise the activity mix already enabled under the operative 
Remarkables Park Zone.  

submits that the Plan Change as notified will have impacts 
on the State Highway network that are unjustified, unnecessary and contrary to the purpose 
and principles of the Resource Management Act.  

Penelope Young supports this submission 

Shotover Park Limited opposes the submission stating it is misconceived. The 
issues raised do not recognise the activity mix already enabled under the operative 
Remarkables Park Zone.  

The Commission heard evidence from Mr Penny to the effect that PC 34 (and particularly 
the expansion of AA5 proposed in Component [1]) will have no particular effect on the State 
Highway network.  The Commission notes that the Eastern Access Road (EAR) will 
ultimately be linked to State Highway 6 at the northern edge of the Frankton Flats.  When 
this is accomplished access to the RPZ will be available from State Highway 6 north of the 
Frankton Flats and from State Highway 6 (being the north-south leg) which passes through 
Frankton.  The Commission acknowledges that the NZ Transport Agency that administers 
the State Highway network has not lodged a submission in response to PC 34. The 
Commission also notes that Queenstown Central Limited and Queenstown Gateway 
Limited provided no traffic engineering evidence in support of their submissions.  The 
Commission does not accept the concerns expressed by the submitters with respect to this 
matter. 

  
1. That the submission by be that the 

supporting further submission from  be  and that the 
opposing further submission by  be 

2. That the submission by  be  that the 
supporting further submission by  be  and that the 
opposing further submission by  be 

submits that it is an immediate neighbour and was not 
adequately consulted on the Plan Change.  QAC requests that the Plan Change is placed 
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on hold to allow adequate consultation to take place and/or further information to be 
obtained, or in the alternative, that the entire Plan Change be rejected.  

Penelope Young supports this submission 

Shotover Park Limited opposes this submission. The issues raised do not 
recognise the activity mix already enabled under the operative Remarkables Park 
Zone.  

The Commission has considered the submissions and evidence presented in support of the 
submission by the Queenstown Airport Corporation Limited at the hearing. The matters 
raised by the submitter have been carefully considered by the Commission.  In all the 
circumstances the Commission is satisfied that matters of concern to Queenstown Airport 
Corporation Limited have been properly raised and considered and that consultation has 
therefore effectively occurred through the statutory plan change submission process.  In all 
the circumstances the Commission does not consider that it would be appropriate for PC 34 
to be placed on hold or rejected in its entirety as promoted by the submitter. 

1. That the submission by be  that the 
further supporting submission by be  and that the further 
opposing submission by be . 

The various general submissions in support or that request changes are labelled (a) – (g) 
below.  

(a) Submitters 

and support Plan Change 34 in full.   

(b) supports the Plan Change in its entirety subject to Activity 
Area 3 being extended to create a physical link to the proposed expanded Activity 
Area 5 with roading realignment and improved pedestrian access as appropriate 
within Activity Area 5 and Activity Area 3.  

(c)  supports the Plan Change. The Association 
also submits that the road connection between Remarkables Park and Glenda Drive 
should be speeded up and implemented.  

(d)  believes the Plan Change should be approved with any 
other consequential relief that will give effect to their submission.  

(e)  supports the Plan Change and submits that it is unreasonable for 
Remarkables Park Limited to provide an urban design report at this stage because 
the request does not involve a Plan Change and designs can follow.   

(f) submits that instances where the term ‘town 
centre’ is used should be removed.  
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Penelope Young supports this submission 

Shotover Park Limited opposes this submission stating that the issues raised 
do not recognise the activity mix already enabled under the operative 
Remarkables Park Zone.  

(g) submits that the Plan Change be declined 
unless adequate and appropriate provisions are made to deal with strategic District 
Wide issues.  

Penelope Young supports this submission

Shotover Park Limited further submits that the issues raised do not recognise 
the activity mix already enabled under the operative Remarkables Park Zone.  

(h) submits that the applicant makes an informed 
assessment of the likely demand on the water network by developing a water model 
in conjunction with the Council’s water modelling consultant Tonkin & Taylor. 

Penelope Young supports this submission 

Shotover Park Limited opposes this submission stating that the issues 
raised do not recognise the activity mix already enabled under the operative 
Remarkables Park Zone.  

The Commission notes that several submitters have expressed support for PC 34 in full.  
The Commission has recommended in terms of the various items in Components [1]-[13] 
that changes be approved, approved with modification or declined.  As a consequence 
those submissions that express full support for Plan Change 34 are to be accepted in part. 

The submission by  refers to the extension of Activity Area 3 to 
create a physical link to the proposed expanded Activity Area 5.  The Commission notes 
that the Draft Indicative Master Plan presented by Mr Brown at the hearing that is 
reproduced at  to this report provides for such linkages to be achieved.  

The submission by the  promotes that the road 
connection between Remarkables Park and Glenda Drive be speeded up and implemented.  
It is clear that progress is being made towards establishing this road link through the Notice 
of Requirement process provided for in the Resource Management Act 1991.  The 
Commission notes however that the speeding up and implementation of such a road link 
falls outside the scope of PC 34.  In terms of the submission by 

the Commission notes that the term “town centre” is to be used in Policy 5 
under Objective 8; and the Commission considers that this term is appropriate in this 
context. 

The Commission has noted the submission of the 
with respect to strategic District Wide issues.  The Commission notes in this context that 
Plan Change 19 and Plan Change 35 as well as the Notice of Requirement with respect to 
expansion of the Queenstown Airport are all in the statutory process.  As a consequence no 
firm conclusions can be drawn with respect to the outcome of these processes.  The 
Commission has therefore focussed it’s attention on PC 34 and its implications in the 
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context of the Operative District Plan including the District Wide objectives and policies 
stated in Section 4. 

The  has also raised the issue of effects on the water 
network.  The evidence of Mr Lee confirmed that the changes that will result from PC 34 
can be accommodated within the water network. 

Having regard to the matters discussed above the Commission 

1. That the submissions by 

and that support Plan Change 34 in full be 

2. That the submission by that supports the Plan Change in its 
entirety subject to AA3 being extended to create a physical link to the expanded 
AA5 be   

3. That the submission by the  that supports PC 
34 and submits that the road connection between Remarkables Park and Glenda 
Drive should be speeded up and implemented be . 

4. That the submission by  be 

5. That the submission by  be 

6. That the submission by the that submits that 
instances where the term ‘town centre’ is used should be removed be 

 that the further supporting submission by  be 
and that the further opposing submission by  be 

  

7. That the submission by the that submits that 
the Plan Change be declined unless adequate and appropriate provisions are made 
to deal with strategic District Wide issues be  that the supporting further 
submission by  be  and that the opposing further 
submission by  be 

8. That the submission by the that submits that 
the applicant makes an informed assessment of the likely demand on the water 
network by developing a water model in conjunction with the Council’s water 
modelling consultant Tonkin & Taylor be  that the further 
submission by  be  and that the opposing further 
submission by  be 

(a) submits that the Plan Change does not 
accord with Part 2 of the Act and QAC seeks that the entire Plan Change be 
rejected and / or any consequential relief as a result of meeting the submission 
points.  
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Queenstown Central Limited, Queenstown Gateway Limited, and Penelope 
Young support this submission. 

Shotover Park Limited opposes this submission. The issues raised do not 
recognise the activity mix already enabled under the operative Remarkables Park 
Zone. 

(b) disagrees in principle with the objectives and specific details of 
what is proposed seems unclear. The submitter objects to large big box type retail 
facilities.

Shotover Park Limited opposes this submission. The issues raised do not 
recognise the activity mix already enabled under the operative Remarkables Park 
Zone 

(c)  opposes the Plan Change and seeks that the Council needs to act for 
residents who live in the area and limit the expansions [proposed by the Plan 
Change].  The history of the area needs to be readdressed so the residents are 
informed in a more user friendly way as the changes proposed and the huge 
number of changes are overwhelming for most people.  

Penelope Young supports this submission 

Shotover Park Limited further submits that the issues raised do not recognise the 
activity mix already enabled under the operative Remarkables Park Zone.  

(d)  opposes the entire Plan Change until such time as Remarkables 
Park Limited honour an agreement made in 1992 to provide land for a local purpose 
reserve for tree planting.  

(e)  submits that the applicant should provide a 
detailed Structure Plan to show how the development can proceed according to 
good urban design principles.  An Outline Development Plan process (or similar) is 
required as at least a restricted discretionary activity before any further development 
is undertaken.  

Penelope Young supports this submission 

Shotover Park Limited submits in opposition that the issues raised do not 
recognise the activity mix already enabled under the operative Remarkables Park 
Zone.  

(f) submits on the whole Plan Change that the 
Council make any other changes or modifications as necessary to ensure that the 
Plan Change can create high quality development that is required by the 
community.  

Penelope Young supports this submission 

Shotover Park Limited submits in opposition that the issues raised do not 
recognise the activity mix already enabled under the operative Remarkables Park 
Zone.  

(g) Air New Zealand submits on the whole Plan Change that the Council make any 
further or consequential amendments necessary to give effect to their submission. 
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The Commission has concluded following consideration of Components [1] - ]13] that 
various items raised in the plan change be approved, approved with modification or 
declined.  As a consequence submissions in opposition to PC 34 are to be accepted in part. 

The Commission acknowledges that the submissions by and 
raise issues with respect to the clarity of the changes that are sought to the RPZ provisions.  
The Commission has some sympathy with these concerns but acknowledges that PC 34 
proposes amendments to various provisions of a statutory document and of necessity must 
be presented in a manner which is legally robust but which may be difficult to follow, 
particularly for lay persons not activity involved in resource management matters.  

 has raised concerns with respect to the vesting of a local purpose 
reserve.  The Commission notes that the plan of subdivision RM 090321 which was granted 
consent on or about 24 September 2009 provided for the creation of Lots 300 and 311 as 
“Open Space/Linkages”.  Mr Young confirmed that these lots will vest in the Council as 
Reserve upon deposit of the survey plan.  This action appears to satisfy the concerns 
expressed by  in her submission on this matter. 

The has sought that a detailed Structure Plan be 
provided to show how the development can proceed according to good urban design 
principles.  The Draft Indicative Master Plan presented by Mr Brown at the hearing showed, 
on a an indicative basis, provision for development within the various activity areas in the 
RPZ.  This appears to address the concerns of the 
at least in part.  The Commission does not consider that it is necessary to follow a formal 
“Outline Development Plan” process as suggested in the submission.   

1. That the submission by be 
and the supporting further submissions by 

and  be and that the 
opposing further submission by be . 

2. That the submission by  be  and the opposing 
further submission by  be .   

3. That the submission by  be  that the supporting further 
submission by  be  and the opposing further 
submission by be 

4. That the submission by be 

5. That the submission by  that submits that the 
applicant should provide a detailed Structure Plan to show how the development 
can proceed according to good urban design principles be  that 
the supporting further submission by be and 
the opposing further submission by  be 

6. That the submission by  that submits on the 
whole plan change be  that the supporting further submission by 
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 be and the opposing further submission by 
be 

7. That the submission by that submits on the whole of the plan 
change be 
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The Otago Regional Policy Statement became operative on 1 October 1998.  The Regional 
Policy Statement contains objectives and policies relating to the Built Environment including 
Objective 9.4.1 which states as follows: 

“9.4.1 To promote the sustainable management of Otago’s built environment 
in order to: 
(a) Meet the present and reasonably foreseeable needs of Otago’s 

people and communities; and 
(b) Provide for amenity values, and 
(c) Conserve and enhance environmental and landscape quality; 

and 
(d) Recognise and protect heritage values.” 

The Commission is satisfied that PC 34 is consistent with Objective 9.4.1 of the Regional 
Policy Statement and with its supporting policies.  The Commission considers that PC 34, 
which is primarily concerned with reallocating land within an existing zoned urban area and 
the alteration of District Plan provisions relating thereto, is consistent with the objectives 
and policies stated in the Regional Policy Statement.  The Commission acknowledges that 
relevant provisions of the Otago Regional Policy Statement are presented in full in  
Attachment 3 to the section 32 report which accompanied the request for PC 34. 

The Queenstown Lakes District Plan became fully operative on 10 December 2009. 

Section 4 of the Queenstown Lakes District Plan contains higher order objectives and 
policies that apply throughout the District.  These objectives and policies are presented in 
Attachment 4 to the section 32 report.  The Commission considers that the objectives and 
policies stated in Section 4.9 Urban Growth are of particular relevance to PC 34.  These 
objectives and policies state as follows: 

Growth and development consistent with the maintenance of the 
quality of the natural environment and landscape values. 

Policies 

1.1 To ensure new growth occurs in a form which protects the visual amenity, 
avoids urbanisation of land which is of outstanding landscape quality, 
ecologically significant, or which does not detract from the values of margins 
of rivers and lakes. 

1.2 To ensure growth does not adversely affect the life supporting capacity of 
soils unless the need for this protection is clearly outweighed by the 
protection of other natural or physical resources or important amenity 
values.” 
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Urban growth which has regard for the built character and amenity 
values of the existing urban areas and enables people and 
communities to provide for their social, cultural and economic well 
being. 

Policies: 

2.1 To ensure new growth and development in existing urban areas takes place 
in a manner, form and location which protects or enhances the built 
character and amenity of the existing residential areas and small townships. 

2.2 To cluster growth of visitor accommodation in certain locations so as to 
preserve other areas for residential development. 

2.3 To protect the living environments of existing low-density residential areas by 
limiting higher density development opportunities within these areas.” 

Provision for residential growth sufficient to meet the District’s needs. 

Policies: 

3.1 To enable urban consolidation to occur where appropriate. 

3.2 To encourage new urban development, particularly residential and 
commercial development, in a form, character and scale which provides for 
higher density living environments and is imaginative in terms of urban 
design and provides for an integration of different activities, e.g. residential, 
schools, shopping. 

3.3 To provide for high density residential development in appropriate areas. 

3.4 To provide for lower density residential development in appropriate areas 
and to ensure that controls generally maintain and enhance existing 
residential character in those areas.” 

A pattern of land use which promotes a close relationship and good 
access between living, working and leisure environments. 

Policies: 

4.1 To promote town centres, existing and proposed, as the principal foci for 
commercial, visitor and cultural activities. 

4.2 To promote and enhance a network of compact commercial centres which 
are easily accessible to, and meet the regular needs of, the surrounding 
residential environments. 
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4.3 To recognise and promote the established commercial character of the 
Commercial Precinct which contributes to its ability to undertake commercial, 
health care and community activities without adversely affecting the 
character and amenity of the surrounding environment.” 

To enable visitor accommodation activities to occur while ensuring any 
adverse effects are avoided, remedied or mitigated. 

Policy: 

5.1 To manage visitor accommodation to avoid any adverse effects on the 
environment. 

5.2 To avoid, remedy or mitigate adverse effects of letting of residential units for 
short-term accommodation on residential coherence and amenity through a 
registration process and standards. 

5.3 To ensure that the costs and regulatory obligations of visitor accommodation 
activities are appropriately borne and complied with by visitor 
accommodation providers.” 

Integrated and attractive development of the Frankton Flats locality 
providing for airport operations, in association with residential, 
recreation, retail and industrial activity while retaining and enhancing 
the natural landscape approach to Frankton along State Highway No. 6. 

Policies: 

6.1 To provide for the efficient operation of the Queenstown airport and related 
activities in the Airport Mixed Use Zone. 

6.2 To provide for expansion of the Industrial Zone at Frankton, away from State 
Highway No. 6 so protecting and enhancing the open space and rural 
landscape approach to Frankton and Queenstown.” 

The Commission considers that PC 34, as amended in accordance with the Commission’s 
recommendations, is consistent with the above objectives and policies.  The Commission 
again notes in this context that the Remarkables Park Zone is a Special Zone already 
provided for in Section 12 of the Operative District Plan that provides for a mix of urban 
activities including residential, visitor accommodation, recreational, community, educational, 
commercial and retail activities.  The adjustment to zone boundaries and other RPZ 
provisions provided for in PC 34 are consistent with the District Wide objectives and policies 
presented above. 

PC 34 makes no substantive change to the objectives that relate to the Remarkables Park 
Zone as stated in Section 12.10 of the Operative District Plan.  The Commission finds that 
the amendments to policies, rules and other provisions as provided for in PC 34, as 
amended in terms of the Commission’s recommendations, better achieve the objectives of 
the RPZ and the purpose of the Act. 
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The Commission is also satisfied that PC 34, as amended in terms of the Commission’s 
recommendations, is consistent with the objectives presented in Chapter 10 and Chapter 
14 of the Operative District Plan that relate to Town Centre Zones and Transportation 
respectively. 

The Commission is satisfied, having regard to their efficiency and effectiveness, that the 
amendments to the policies, rules and other methods provided for in PC 34, as amended in 
terms of the Commission’s recommendations, are the most appropriate for achieving the 
relevant District Wide objectives and policies presented in Section 4 of the Operative 
District Plan and the objectives that apply to the RPZ as presented in Section 12.10.  

The Commission acknowledges that the requestor has undertaken an evaluation under 
section 32 of the Resource Management Act 1991 with respect to PC 34, as required by 
section 32(1)(d) of the Act. 

The Commission also acknowledges that a further evaluation must also be made by a local 
authority before making a decision under clause 29(4) of the First Schedule (see section 
32(2)(a) of the Act).  The Commission has undertaken such an evaluation when considering 
Components [1] – [13] of PC 34.  The Commission has evaluated whether, having to regard 
to their efficiency and effectiveness, the policies, rules or other methods provided for in PC 
34 are the most appropriate for achieving the objectives stated in the Operative District 
Plan.  Section 32(4) of the Act requires that such evaluation must take into account – 

(a) The benefits and costs of policies, rules or other methods; and 

(b) The risk of acting or not acting if there is uncertain or insufficient information about 
the subject matter of the policies, rules or other methods. 

The Commission has assessed each item to be changed, as listed in Components [1] – [13] 
of PC 34.  The Commission has determined which items should be approved, approved 
with modification or declined.  In essence a recommendation has been made to decline a 
particular item promoted in PC 34 where, following evaluation, the benefits do not exceed 
the costs of making such changes.  The Commission’s overall finding is that, following 
evaluation under section 32, PC 34 as amended in terms of the Commission’s 
recommendations makes the most appropriate provision for achieving the objectives of the 
RPZ and the District Wide objectives specified in Part 4 of the Operative District Plan. 

The Commission considers that PC 34, as amended, best achieves the purpose of the Act. 

Part 2 of the Resource Management Act 1991 contains sections 5-8.  We refer to them in 
reverse order.   

Section 8 requires us, in exercising our functions on this plan change, to take into account 
the principles of the Treaty of Waitangi.  No issues were raised with us in reports or 
evidence in relation to section 8. 

Section 7 directs that in achieving the purpose of the Act we are to have particular regard to 
certain matters which include, of relevance here, the efficient use and development of 
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natural and physical resources, the maintenance and enhancement of amenity values, the 
maintenance and enhancement of the quality of the environment and any finite 
characteristics of natural and physical resources.  The Commission is satisfied that PC 34, 
as amended in terms of the Commission’s recommendations, will promote efficient use and 
development of the resources of the Remarkables Park Zone.  The Commission is satisfied 
that PC 34, as amended, is necessary for enabling the better use and development of the 
finite RPZ land.  There are no other matters stated in section 7 which are of any particular 
relevance to PC 34. 

Section 6 sets out a number of matters which are declared to be of national importance and 
directs us to recognise and provide for them.  Section 6(b) confirms that the following is a 
matter of national importance: 

“(b) The protection of outstanding natural features and landscapes from 
inappropriate subdivision, use, and development:” 

The land subject to Component [2] of PC 34 is categorised Outstanding Natural Landscape 
(Wakatipu Basin) at Appendix 8A – Map 3 of the Operative District  Plan.  The preservation 
and protection of the north-east part of the escarpment that overlooks the Kawarau River 
can be achieved by the existing AA2a rules and through the Council’s role as the road 
administering authority for this portion of unformed legal road.  In essence the provisions of 
the RPZ/AA2a will serve to protect ONL (WB) values from inappropriate subdivision, use 
and development in terms of section 6(b).  The Commission is therefore satisfied that PC 
34 will not result in inappropriate subdivision, use and development in terms of section 6(b). 

The Commission is also satisfied that the proposal does not represent inappropriate 
subdivision, use and development of rivers and their margins in terms of section 6(a); and 
that the proposal is consistent with section 6(d) which relates to the maintenance and 
enhancement of public access to and along rivers.  The Commission acknowledges in this 
context that the requestor is in the process of constructing tracks that will serve to provide 
public access to and along the true left bank of the Kawarau River and that provision for 
stopping points for ferries within the RPZ will further enhance public access along the 
Kawarau River. 

Section 5 sets out the purpose of the Act – to promote the sustainable management of 
natural and physical resources.  Taking into account the definition of sustainable 
management contained in section 5(2) the Commission has reached the view that on 
balance PC 34, as amended in terms of the Commission’s recommendations, will achieve 
the purpose of the Act. 

Following our consideration of Plan Change 34 and the submissions and further 
submissions received thereto we have assessed Components [1] – [13] as detailed in the 
plan change request and Other Matters raised in the submissions received in response to 
PC 34.  Our conclusion is that particular items contained within the various Components 
should either be approved, approved with modifications or declined, as detailed above.  The 
Commission has formulated these recommendations having regard to the matters to be 
considered in terms of section 74, the provisions of section 32, to Part 2 and in particular to 
the purpose of the Act.  The outcome of our consideration is that Plan Change 34, as 
amended in terms of our recommendations on specific Components, should be 
incorporated into the Queenstown Lakes District Plan. 
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The Commission has presented detailed recommendations with respect to the acceptance, 
acceptance in part or rejection of submissions and further submissions that relate to the 
constituent items of particular Components of PC 34 and with respect to Other Matters 
raised in submissions.  The Commission has also provided specific recommendations with 
respect to the constituent items of the particular Components of PC 34, such 
recommendations being that those items be approved, approved with modification or 
declined as recommended in the body of this report. 

This report incorporating recommendations on Plan Change 34 is dated 8 November 2011. 
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C

ha
ng

e 
87

 
pr

ov
id

in
g 

fo
r 

a 
tra

di
tio

na
l 

re
si

de
nt

ia
l 

zo
ni

ng
 

w
ith

 
ac

co
m

pa
ny

in
g 

ro
ad

in
g,

 u
til

ity
 s

er
vi

ce
s 

an
d 

la
nd

sc
ap

in
g 

fo
r 

a 
lim

ite
d 

ar
ea

 o
f 

th
e 

la
nd

. 

At
 

th
e 

sa
m

e 
tim

e,
 

an
d 

w
ith

 
th

e 
in

cr
ea

si
ng

 
pr

es
su

re
 

on
 

th
e 

D
is

tri
ct

 
to

 
ac

co
m

m
od

at
e 

a 
br

oa
d 

ra
ng

e 
of

 f
ur

th
er

 u
rb

an
 d

ev
el

op
m

en
t, 

a 
re

vi
ew

 o
f 

th
e 

re
so

ur
ce

 m
an

ag
em

en
t o

pt
io

ns
 fo

r t
he

 la
nd

 w
as

 u
nd

er
ta

ke
n.

  T
he

 p
ro

po
sa

ls
 in

 
th

is
 s

ec
tio

n 
in

te
gr

at
e 

th
e 

va
rio

us
 r

es
ou

rc
e 

m
an

ag
em

en
t c

on
si

de
ra

tio
ns

 w
hi

ch
 

ha
ve

 b
ee

n 
id

en
tif

ie
d.

  T
he

se
 c

on
si

de
ra

tio
ns

 a
re

 R
eg

io
na

l, 
D

is
tri

ct
 a

nd
 lo

ca
l i

n 
na

tu
re

 a
nd

 c
om

bi
ne

 to
 c

re
at

e 
an

 o
ut

st
an

di
ng

 o
pp

or
tu

ni
ty

 f
or

 th
e 

su
st

ai
na

bl
e 

m
an

ag
em

en
t o

f t
he

 D
is

tri
ct

’s
 n

at
ur

al
 a

nd
 p

hy
si

ca
l r

es
ou

rc
es

.  
D

ev
el

op
m

en
t i

n 
th

e 
ar

ea
 i

s 
pr

op
os

ed
 i

n 
a 

m
an

ne
r 

w
hi

ch
 b

rin
gs

 t
og

et
he

r 
th

e 
ne

ed
s 

of
 t

he
 

D
is

tri
ct

 a
nd

 th
e 

lo
ca

l c
om

m
un

ity
 w

ith
in

 a
n 

en
vi

ro
nm

en
t w

hi
ch

 in
co

rp
or

at
es

 th
e 

ex
is

tin
g 

se
ttl

em
en

t 
at

 F
ra

nk
to

n 
as

 w
el

l 
as

 t
he

 i
nf

ra
st

ru
ct

ur
e 

to
 p

ro
vi

de
 f

or
 

co
m

m
er

ci
al

 a
nd

 in
cr

ea
se

d 
re

cr
ea

tio
na

l f
ac

ilit
ie

s 
on

 t
he

 F
ra

nk
to

n 
fla

ts
. 

 M
os

t 
si

gn
ifi

ca
nt

ly
, t

he
 r

es
ou

rc
es

 a
nd

 a
ct

iv
iti

es
 h

av
e 

be
en

 d
ev

el
op

ed
 h

av
in

g 
re

ga
rd

 
to

 th
e 

pr
es

en
t a

nd
 e

xp
ec

te
d 

fu
tu

re
 in

fra
st

ru
ct

ur
e 

of
 Q

ue
en

st
ow

n 
A

irp
or

t. 

D
ev

el
op

m
en

t 
of

 t
he

 R
em

ar
ka

bl
es

 P
ar

k 
Zo

ne
 a

ck
no

w
le

dg
es

 t
he

 o
ut

st
an

di
ng

 
ph

ys
ic

al
 r

es
ou

rc
es

 a
nd

 la
nd

sc
ap

e 
va

lu
e 

of
 th

e 
la

nd
.  

W
ith

in
 th

e 
ob

je
ct

iv
es

 o
f 

de
te

rm
in

in
g 

an
 o

pt
im

um
 s

tra
te

gy
 f

or
 i

nt
eg

ra
te

d 
an

d 
su

st
ai

na
bl

e 
re

so
ur

ce
 

m
an

ag
em

en
t, 

ev
er

y 
co

ns
id

er
at

io
n 

ha
s 

be
en

 g
iv

en
 to

 d
ev

el
op

in
g 

th
e 

ar
ea

 in
 a

 
w

ay
 t

ha
t 

m
ax

im
is

es
 t

he
 k

ey
 n

at
ur

al
 a

nd
 p

hy
si

ca
l 

re
so

ur
ce

s 
an

d 
am

en
ity

 
va

lu
es

 o
f i

ts
 lo

ca
tio

n.
  T

he
se

 in
cl

ud
e:

   

• 
 v

ie
w

s 
of

 T
he

 R
em

ar
ka

bl
es

 m
ou

nt
ai

ns
 to

 th
e 

so
ut

h-
ea

st
. 

• 
vi

ew
s 

of
 C

or
on

et
 P

ea
k 

to
 th

e 
no

rth
. 

• 
vi

ew
s 

of
 a

ll 
ot

he
r l

oc
al

 h
ill

s 
an

d 
m

ou
nt

ai
ns

. 

• 
cl

ea
r t

er
ra

in
 to

 th
e 

no
rth

 p
ro

vi
di

ng
 fo

r l
on

g 
w

in
te

r s
un

sh
in

e 
ho

ur
s.

 

• 
vi

ew
s 

of
, 

ac
ce

ss
 t

o 
an

d 
ge

ne
ra

l 
pr

ox
im

ity
 t

o 
th

e 
Ka

w
ar

au
 R

iv
er

 a
nd

 
Sh

ot
ov

er
 R

iv
er

.

• 
tw

o 
m

aj
or

 n
at

ur
al

 te
rr

ac
es

 a
cr

os
s 

th
e 

si
te

 p
ro

vi
di

ng
 e

le
va

te
d 

vi
ew

s 
of

 th
e 

riv
er

 a
nd

 v
ie

w
s 

ac
ro

ss
 th

e 
riv

er
 to

 th
e 

fo
ot

hi
lls

 o
f T

he
 R

em
ar

ka
bl

es
 a

nd
 to

 
th

e 
so

ut
he

rn
 a

rm
 o

f L
ak

e 
W

ak
at

ip
u.

 

• 
a 

pe
ni

ns
ul

a 
la

nd
-fo

rm
 le

ad
in

g 
fro

m
 th

e 
m

aj
or

 lo
w

er
 te

rr
ac

e 
ac

ro
ss

 g
en

tly
-

fa
llin

g 
la

nd
 to

 a
 b

ea
ch

 d
ire

ct
ly

 a
dj

ac
en

t t
o 

th
e 

Ka
w

ar
au

 R
iv

er
. 

• 
ex

te
ns

iv
e 

di
re

ct
 

riv
er

si
de

 
ac

ce
ss

 
al

on
g 

th
e 

ea
st

er
n 

an
d 

so
ut

he
rn

 
bo

un
da

rie
s.

 

• 
fla

t 
la

nd
 t

o 
th

e 
no

rth
, 

en
co

m
pa

ss
in

g 
ru

ra
l 

la
nd

, 
ex

is
tin

g 
an

d 
pr

op
os

ed
 

ur
ba

n 
ac

tiv
iti

es
, 

th
e 

Fr
an

kt
on

 C
or

ne
r 

S
ho

pp
in

g 
C

en
tre

, 
ni

ne
-h

ol
e 

go
lf 

co
ur

se
, t

he
 Q

ue
en

st
ow

n 
E

ve
nt

s 
C

en
tre

, t
he

 a
irp

or
t a

nd
 th

e 
G

le
nd

a 
D

riv
e 

/ 
Sh

ot
ov

er
 P

ar
k 

in
du

st
ria

l a
nd

 b
us

in
es

s 
ar

ea
. 

• 
re

si
de

nt
ia

l s
ub

di
vi

si
on

 to
 th

e 
w

es
t.

• 
La

ke
 W

ak
at

ip
u 

to
 th

e 
w

es
t. 

Th
e 

co
m

bi
ne

d 
ef

fe
ct

s 
of

 t
he

se
 e

le
m

en
ts

 i
s 

su
ch

 t
ha

t 
th

e 
ar

ea
 p

ro
vi

de
s 

Q
ue

en
st

ow
n 

w
ith

 a
 s

ite
 w

hi
ch

 i
s 

w
el

l s
ui

te
d 

to
 h

ig
he

r 
de

ns
ity

 d
ev

el
op

m
en

t 
co

m
pr

is
in

g 
a 

m
ix

 
of

 
ur

ba
n 

ac
tiv

iti
es

 
in

cl
ud

in
g 

re
si

de
nt

ia
l, 

vi
si

to
r 

ac
co

m
m

od
at

io
n,

 r
ec

re
at

io
na

l, 
co

m
m

un
ity

, e
du

ca
tio

na
l, 

co
m

m
er

ci
al

 a
nd

 r
et

ai
l 

ac
tiv

iti
es

.
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• Th
e 

pr
in

ci
pa

l r
es

ou
rc

e 
m

an
ag

em
en

t i
ss

ue
 r

el
at

es
 to

 th
e 

de
ve

lo
pm

en
t o

f l
an

d 
in

 a
 w

ay
 t

ha
t 

pr
ot

ec
ts

 a
nd

 e
nh

an
ce

s 
th

e 
im

po
rta

nt
 n

at
ur

al
 a

nd
 p

hy
si

ca
l 

re
so

ur
ce

s 
of

 th
e 

D
is

tri
ct

, i
nc

lu
di

ng
 th

e 
ai

rp
or

t, 
w

hi
le

 p
ro

vi
di

ng
 fo

r 
ap

pr
op

ria
te

 
de

ve
lo

pm
en

t 
in

 
or

de
r 

to
 

m
ee

t 
th

e 
so

ci
al

 
an

d 
ec

on
om

ic
 

ne
ed

s 
of

 
th

e 
co

m
m

un
ity

. 

G
iv

en
 t

he
 p

ro
xi

m
ity

 t
o 

th
e 

R
em

ar
ka

bl
es

 P
ar

k 
Zo

ne
 o

f 
th

e 
co

m
m

er
ci

al
 a

nd
 

vi
si

to
r 

no
de

 a
t 

Q
ue

en
st

ow
n,

 t
he

 e
xi

st
in

g 
re

si
de

nt
ia

l 
de

ve
lo

pm
en

t, 
pr

op
os

ed
 

co
m

m
er

ci
al

 c
en

tre
at

 R
em

ar
ka

bl
es

 P
ar

k 
an

d 
th

e 
Q

ue
en

st
ow

n 
A

irp
or

t, 
a 

pa
tte

rn
 o

f d
ev

el
op

m
en

t c
om

pr
is

in
g 

re
si

de
nt

ia
l, 

re
cr

ea
tio

na
l, 

 c
om

m
er

ci
al

 a
nd

 
vi

si
to

r 
ac

co
m

m
od

at
io

n 
ac

tiv
iti

es
 h

as
 b

ee
n 

de
ve

lo
pe

d 
in

 a
 w

ay
 w

hi
ch

 w
ill

 
co

m
pl

em
en

t 
ex

is
tin

g 
an

d 
pr

op
os

ed
 l

an
d 

us
es

 a
nd

 a
cc

or
di

ng
ly

 p
ro

du
ce

 a
n 

in
te

gr
at

ed
 a

nd
 c

oh
er

en
t b

ui
lt 

en
vi

ro
nm

en
t w

ith
 s

ig
ni

fic
an

t e
co

no
m

ic
 a

nd
 s

oc
ia

l 
be

ne
fit

s 
fo

r t
he

 D
is

tri
ct

. 

Th
e 

de
ve

lo
pm

en
t 

pr
op

os
ed

 f
or

 t
he

 R
em

ar
ka

bl
es

 P
ar

k 
Zo

ne
 i

s 
ap

pr
op

ria
te

 
w

ith
in

 it
s 

en
vi

ro
nm

en
ta

l c
on

te
xt

 w
ith

 a
irp

or
t r

el
at

ed
 c

on
tro

ls
 fo

r 
ar

ea
s 

su
bj

ec
t 

to
 

ai
rp

or
t 

ef
fe

ct
s 

an
d 

w
ill

 
en

ab
le

 
th

e 
su

st
ai

na
bl

e 
m

an
ag

em
en

t 
of

 
th

e 
la

nd
sc

ap
e.

  
Th

e 
de

ve
lo

pm
en

t 
w

ill 
in

co
rp

or
at

e 
ex

te
ns

iv
e 

la
nd

sc
ap

in
g,

 o
pe

n 
ar

ea
s,

 r
iv

er
-b

an
k 

en
ha

nc
em

en
t, 

ac
ce

ss
w

ay
s 

an
d 

pa
th

w
ay

s,
 h

ig
h 

le
ve

ls
 o

f 
lo

ca
l 

am
en

ity
 

an
d 

of
fe

r 
op

po
rtu

ni
tie

s 
fo

r 
re

si
de

nt
ia

l 
ch

oi
ce

 
an

d 
vi

si
to

r 
ac

co
m

m
od

at
io

n 
fa

ci
lit

ie
s 

in
 a

 c
om

pr
eh

en
si

ve
 a

nd
 in

te
gr

at
ed

 w
ay

.  
Th

e 
m

aj
or

 
am

en
iti

es
 in

cl
ud

e 
lin

ks
 to

 th
e 

Fr
an

kt
on

 A
rm

 p
at

hw
ay

 a
t t

he
 w

es
te

rn
 e

nd
 o

f t
he

 
zo

ne
 a

nd
 th

e 
S

ho
to

ve
r R

iv
er

 to
 th

e 
ea

st
. 

In
te

gr
at

ed
 m

an
ag

em
en

t 
of

 t
he

 e
ffe

ct
s 

of
 r

es
id

en
tia

l, 
re

cr
ea

tio
n,

 
co

m
m

er
ci

al
, 

co
m

m
un

ity
, 

vi
si

to
r 

ac
co

m
m

od
at

io
n,

 
ed

uc
at

io
na

l 
an

d 
Q

ue
en

st
ow

n 
A

irp
or

t a
ct

iv
iti

es
. 

Po
lic

ie
s:

1 
To

 r
eq

ui
re

 d
ev

el
op

m
en

t 
to

 b
e 

un
de

rta
ke

n 
in

 a
n 

in
te

gr
at

ed
 m

an
ne

r 
w

hi
ch

 m
ax

im
is

es
 e

nv
iro

nm
en

ta
l a

nd
 s

oc
ia

l b
en

ef
its

.  

2 
To

 p
ro

vi
de

 f
or

 a
n 

ef
fic

ie
nt

 p
at

te
rn

 o
f 

ac
tiv

iti
es

 in
 a

 m
an

ne
r 

w
hi

ch
 is

 
sa

fe
 a

nd
 c

on
ve

ni
en

t f
or

 v
eh

ic
le

 a
nd

 p
ed

es
tri

an
 tr

af
fic

. 

3 
 

To
 a

ch
ie

ve
 h

ig
he

r d
en

si
ty

 re
si

de
nt

ia
l d

ev
el

op
m

en
t. 

4 
 

To
 e

ns
ur

e 
th

at
 d

ev
el

op
m

en
t t

ak
es

 p
la

ce
 in

 a
 m

an
ne

r 
co

m
pl

em
en

ta
ry

 
to

 th
e 

op
er

at
io

na
l c

ap
ab

ili
ty

 o
f Q

ue
en

st
ow

n 
A

irp
or

t. 
  

5 
To

 e
st

ab
lis

h 
a 

bu
ffe

r b
et

w
ee

n 
th

e 
ai

rp
or

t a
nd

 n
oi

se
 s

en
si

tiv
e 

ac
tiv

iti
es

 
in

 th
e 

R
em

ar
ka

bl
es

 P
ar

k 
Zo

ne
. 

  6 
To

 
en

ab
le

 
th

e 
in

cl
us

io
n 

of
 

co
m

m
er

ci
al

 
ac

tiv
iti

es
 

ap
pr

op
ria

te
ly

 
in

te
gr

at
ed

 in
to

 th
e 

R
em

ar
ka

bl
es

 P
ar

k 
Zo

ne
. 

7 
To

 e
na

bl
e 

vi
si

to
r 

ac
co

m
m

od
at

io
n 

to
 b

e 
ap

pr
op

ria
te

ly
 in

te
gr

at
ed

 in
to

 
th

e 
R

em
ar

ka
bl

es
 P

ar
k 

Zo
ne

.

8 
To

 e
ns

ur
e 

th
at

 t
he

 a
ct

iv
ity

 a
re

as
 o

f 
th

e 
R

em
ar

ka
bl

es
 P

ar
k 

Zo
ne

 
co

lle
ct

iv
el

y 
en

ab
le

 a
 t

ow
n 

to
 b

e 
es

ta
bl

is
he

d 
in

cl
ud

in
g 

a 
va

rie
ty

 o
f 

co
m

m
er

ci
al

, 
re

ta
il,

 c
om

m
un

ity
, 

ed
uc

at
io

n,
 r

ec
re

at
io

n,
 r

es
id

en
tia

l a
nd

 
vi

si
to

r 
ac

co
m

m
od

at
io

n 
ac

tiv
iti

es
 

an
d 

pe
de

st
ria

n 
an

d 
tra

ns
po

rt 
co

nn
ec

tiv
ity

, t
o 

se
rv

e 
th

e 
lo

ca
l, 

di
st

ric
t a

nd
 re

gi
on

al
 p

op
ul

at
io

ns
.  

 

O
bj

ec
tiv

e 
1 

an
d 

as
so

ci
at

ed
 p

ol
ic

ie
s 

w
ill

 b
e 

im
pl

em
en

te
d 

th
ro

ug
h 

a 
nu

m
be

r 
of

 
m

et
ho

ds
 in

cl
ud

in
g:

 

(a
) 

In
cl

us
io

n 
of

 a
 s

pe
ci

fic
 z

on
e 

(b
) 

In
cl

us
io

n 
of

 a
 s

tru
ct

ur
e 

pl
an

 in
co

rp
or

at
in

g 
Ac

tiv
ity

 A
re

as
 

(c
) 

N
ot

ifi
ca

tio
n 

th
ro

ug
h 

La
nd

 I
nf

or
m

at
io

n 
M

em
or

an
du

m
 o

f 
th

e 
re

st
ric

tio
ns

 o
n 

pr
op

er
tie

s 
be

tw
ee

n 
th

e 
58

 a
nd

 6
0 

dB
A 

Ld
n 

no
is

e 
co

nt
ou

rs
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(d
) 

In
cl

us
io

n 
of

 n
oi

se
 c

on
tro

l a
nd

 n
oi

se
 a

tte
nu

at
io

n 
st

an
da

rd
s.

 

(e
) 

Pr
ov

is
io

n 
of

 t
he

 R
em

ar
ka

bl
es

 P
ar

k 
D

es
ig

n 
R

ev
ie

w
 B

oa
rd

 t
o 

as
se

ss
 d

ev
el

op
m

en
t p

ro
po

sa
ls

.  

In
 a

ll 
re

sp
ec

ts
, 

th
e 

R
em

ar
ka

bl
es

 P
ar

k 
Zo

ne
 is

 a
 r

iv
er

si
de

 d
ev

el
op

m
en

t. 
 A

s 
su

ch
, 

de
ve

lo
pm

en
t 

of
 t

he
 R

em
ar

ka
bl

es
 P

ar
k 

Zo
ne

 s
tro

ng
ly

 r
ec

og
ni

se
s 

an
d 

em
br

ac
es

 t
he

 p
re

se
nc

e 
of

 t
he

 K
aw

ar
au

 R
iv

er
. 

 T
he

 r
iv

er
 i

s 
an

 i
m

po
rta

nt
 

co
m

po
ne

nt
 o

f 
th

e 
lo

ca
l 

la
nd

sc
ap

e 
an

d 
ha

s 
th

e 
po

te
nt

ia
l 

to
 b

e 
a 

si
gn

ifi
ca

nt
 

be
ne

fic
ia

l 
as

pe
ct

 o
f 

fu
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 p
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R
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 p
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s,

 e
g 

re
st

au
ra

nt
s,

 ti
ck

et
in

g 
fa

ci
lit

ie
s.

 



A
P

P
E

N
D

IX

Ac
tiv

ity
 A

re
a 

2b
 is

 a
 fo

rm
ed

 a
cc

es
s 

st
rip

 jo
in

in
g 

tw
o 

pu
bl

ic
 s

tre
et

s.
  A

re
a 

2c
 is

 
pa

rtl
y 

ve
st

ed
 a

s 
a 

lo
ca

l p
ur

po
se

 re
se

rv
e 

an
d 

pa
rtl

y 
pr

iv
at

el
y 

ow
ne

d.
 

Th
is

 r
iv

er
si

de
 d

ev
el

op
m

en
t a

re
a 

si
tu

at
ed

 o
n 

th
e 

riv
er

 p
en

in
su

la
 a

nd
 a

dj
oi

ni
ng

 
th

e 
R

iv
er

si
de

 P
ub

lic
 R

ec
re

at
io

n 
Ar

ea
 w

ill
 e

na
bl

e 
de

ve
lo

pm
en

t f
or

 c
om

m
er

ci
al

 
an

d 
re

ta
il 

ac
tiv

iti
es

, 
of

fic
es

, 
ap

ar
tm

en
ts

 a
nd

 c
on

do
m

in
iu

m
s,

 v
is

ito
r 

fa
ci

lit
ie

s 
an

d 
vi

si
to

r 
ac

co
m

m
od

at
io

n,
 

ch
ur

ch
, 

pl
az

a,
 

re
st

au
ra

nt
s 

an
d 

ca
fe

s 
, 

ed
uc

at
io

na
l, 

re
cr

ea
tio

na
l, 

an
d 

riv
er

si
de

 
fa

ci
lit

ie
s 

(in
cl

ud
in

g 
fe

rr
y-

ba
se

d 
tra

ns
po

rt)
. 

Th
e 

in
te

nt
io

n 
is

 f
or

 t
he

 R
iv

er
si

de
 P

en
in

su
la

 a
re

a 
to

 d
ev

el
op

 a
s 

a 
vi

br
an

t m
ix

ed
 u

se
 p

re
ci

nc
t t

ha
t i

s 
pe

de
st

ria
n 

or
ie

nt
ed

.

A 
si

gn
ifi

ca
nt

 p
ro

po
rti

on
 o

f 
th

is
 a

re
a 

is
 p

ro
po

se
d 

to
 b

e 
de

vo
te

d 
to

 h
ig

he
r 

de
ns

ity
 r

es
id

en
tia

l 
an

d 
vi

si
to

r 
ac

co
m

m
od

at
io

n,
 i

nc
lu

di
ng

 s
tu

de
nt

 a
nd

 s
ta

ff 
ac

co
m

m
od

at
io

n,
 

ed
uc

at
io

na
l, 

he
al

th
 

an
d 

da
y 

ca
re

 
fa

ci
lit

ie
s 

an
d 

pa
rk

in
g 

fa
ci

lit
ie

s.
U

ni
ts

 w
ill 

be
 b

ui
lt 

at
 r

el
at

iv
el

y 
hi

gh
 d

en
si

ty
 a

nd
 w

ill
 h

av
e 

re
ga

rd
 t

o 
su

nl
ig

ht
 a

cc
es

s 
an

d 
vi

ew
s.

  

Th
is

 
m

ix
ed

 
us

e 
ar

ea
 

co
m

pr
is

es
 

th
e 

es
ta

bl
is

he
d

R
em

ar
ka

bl
es

 
Pa

rk
co

m
m

er
ci

al
 c

en
tre

, 
w

hi
ch

 p
ro

vi
de

s 
fo

r 
re

ta
il 

an
d 

ot
he

r 
co

m
m

er
ci

al
 a

ct
iv

iti
es

 
in

cl
ud

in
g 

of
fic

e 
an

d 
se

rv
ic

e 
ac

tiv
iti

es
. 

 
Ac

tiv
ity

 
Ar

ea
 

5 
al

so
 

pr
ov

id
es

 
op

po
rtu

ni
tie

s 
fo

r 
ed

uc
at

io
n,

 v
is

ito
r 

ac
co

m
m

od
at

io
n,

 c
ar

ef
ul

ly
 d

es
ig

ne
d 

hi
gh

er
 

de
ns

ity
 r

es
id

en
tia

l 
ac

tiv
iti

es
, 

an
d 

fo
r 

fu
tu

re
 e

xp
an

si
on

 o
f 

th
e 

co
m

m
er

ci
al

 
ce

nt
re

, i
nc

lu
di

ng
 fo

r l
ar

ge
 fo

rm
at

 re
ta

il 
ac

tiv
iti

es
.  

  

Th
e 

bu
ild

in
g 

fo
rm

s 
pr

op
os

ed
 f

or
 p

ar
t 

of
 t

hi
s 

ar
ea

 w
ill

 s
ec

ur
e 

a 
nu

m
be

r 
of

 
re

so
ur

ce
 m

an
ag

em
en

t 
ou

tc
om

es
 in

cl
ud

in
g 

pr
ov

is
io

n 
fo

r 
hi

gh
er

 d
en

si
ty

 li
vi

ng
 

an
d 

ce
rta

in
 c

om
m

un
ity

 a
ct

iv
iti

es
 u

til
is

in
g 

bu
ild

in
g 

de
si

gn
s 

w
hi

ch
 m

iti
ga

te
 

ai
rc

ra
ft 

no
is

e.
  

Th
is

 w
ill

 e
na

bl
e 

cl
os

e 
pr

ox
im

ity
 f

or
 a

 s
ig

ni
fic

an
t 

nu
m

be
r 

of
 

re
si

de
nt

s 
to

 t
he

 R
em

ar
ka

bl
es

 P
ar

k 
co

m
m

er
ci

al
 c

en
tre

 a
nd

 o
th

er
 a

ct
iv

iti
es

 
w

ith
in

 th
e 

w
id

er
 F

ra
nk

to
n 

lo
ca

lit
y.

  
Th

is
 m

ix
ed

 u
se

 a
ct

iv
ity

 a
re

a 
al

so
 p

ro
vi

de
s 

fo
r 

ed
uc

at
io

n,
 h

ea
lth

 a
nd

 d
ay

 c
ar

e,
 h

os
pi

ta
ls

, 
re

tir
em

en
t 

vi
lla

ge
s,

 a
nd

 v
is

ito
r 

ac
co

m
m

od
at

io
n.

   
 

W
ith

in
 a

n 
ar

ea
 in

 th
e 

no
rth

-e
as

te
rn

 p
or

tio
n 

of
 th

e 
R

em
ar

ka
bl

es
 P

ar
k 

Zo
ne

, a
 

se
ct

or
 

is
 

se
t 

as
id

e 
fo

r 
te

rr
ac

e 
ho

us
es

, 
co

nd
om

in
iu

m
s 

an
d 

vi
si

to
r 

ac
co

m
m

od
at

io
n 

ac
tiv

iti
es

. 
 

Th
is

 
ar

ea
 

of
fe

rs
 

sp
ec

ta
cu

la
r 

vi
ew

s 
of

 
Th

e 
R

em
ar

ka
bl

es
, 

C
or

on
et

 
P

ea
k,

 
th

e 
C

ro
w

n 
R

an
ge

, 
an

d 
th

e 
S

ho
to

ve
r 

an
d 

Ka
w

ar
au

 R
iv

er
s.

 

Th
e 

ar
ea

 i
s 

sp
lit

 i
nt

o 
tw

o 
te

rr
ac

es
; 

th
e 

no
rth

-e
as

te
rn

 t
er

ra
ce

 i
s 

el
ev

at
ed

. 
C

on
se

qu
en

tly
, e

xt
ra

 c
on

tro
ls

 o
ve

r h
ei

gh
t o

f b
ui

ld
in

gs
 a

re
 p

ro
vi

de
d 

fo
r. 

Th
is

 is
 a

 s
ig

ni
fic

an
t “

bu
ffe

r”
 a

re
a 

of
 la

nd
 a

dj
ac

en
t t

o 
th

e 
Q

ue
en

st
ow

n 
Ai

rp
or

t. 
 

It 
is

 s
ui

ta
bl

e 
fo

r d
ev

el
op

m
en

t f
or

 r
ur

al
, r

ec
re

at
io

na
l, 

in
fra

st
ru

ct
ur

al
 a

nd
 p

ar
ki

ng
 

fa
ci

lit
ie

s 
no

t o
f a

 n
oi

se
 s

en
si

tiv
e 

na
tu

re
.  

M
uc

h 
of

 it
 fa

lls
 in

 c
lo

se
 p

ro
xi

m
ity

 to
 

th
e 

ai
rp

or
t 

an
d 

w
ith

in
 

hi
gh

er
 

no
is

e 
co

nt
ro

l 
ar

ea
s.

 
 

As
 

su
ch

 
re

si
de

nt
ia

l 
ac

tiv
iti

es
, 

vi
si

to
r 

ac
co

m
m

od
at

io
n 

an
d 

co
m

m
un

ity
 a

ct
iv

iti
es

 a
re

 p
ro

hi
bi

te
d 

in
 

th
is

 a
re

a 
w

ith
in

 th
e 

O
ut

er
 C

on
tro

l B
ou

nd
ar

y.
  

Th
e 

st
ra

te
gy

 fo
r d

ev
el

op
m

en
t o

f t
he

 R
em

ar
ka

bl
es

 P
ar

k 
Zo

ne
 a

im
s 

to
 e

st
ab

lis
h 

a 
hi

gh
 q

ua
lit

y 
of

 a
m

en
ity

 w
hi

ch
 w

ill 
en

ha
nc

e 
th

e 
va

lu
e 

of
 a

nd
 b

e 
m

ai
nt

ai
ne

d 
by

 
la

te
r 

st
ag

es
. 

Th
e 

in
te

rd
ep

en
de

nc
e 

of
 

bu
ild

in
gs

 
an

d 
st

re
et

s 
w

ill
 

be
 

re
co

gn
is

ed
 a

nd
 f

ac
ili

ta
te

d 
w

ith
 t

he
 r

ol
e 

of
 s

tre
et

s 
to

 b
e 

ap
pr

op
ria

te
 t

o 
th

e 
na

tu
re

 o
f t

he
 a

ct
iv

ity
 th

ey
 s

er
ve

. 

D
ev

el
op

m
en

t 
w

ith
in

 t
he

 R
em

ar
ka

bl
es

 P
ar

k 
Zo

ne
 w

ill 
be

 u
nd

er
ta

ke
n 

on
 a

n 
in

te
gr

at
ed

 b
as

is
.  

Th
is

 m
ea

ns
 th

at
 th

e 
de

ve
lo

pm
en

t o
f l

an
d 

an
d 

bu
ild

in
gs

 w
ill

 
be

 p
la

nn
ed

 t
og

et
he

r 
ra

th
er

 t
ha

n 
se

pa
ra

te
ly

. 
 S

uc
h 

in
te

gr
at

ed
 p

la
nn

in
g 

an
d 

de
ve

lo
pm

en
t o

f t
he

 la
nd

 w
ill

 e
ns

ur
e 

th
at

 th
e 

un
iq

ue
 b

en
ef

its
 w

hi
ch

 th
e 

lo
ca

tio
n 

of
fe

rs
 a

re
 d

ev
el

op
ed

 t
o 

th
ei

r 
be

st
 a

dv
an

ta
ge

 a
nd

 t
ha

t 
a 

hi
gh

 s
ta

nd
ar

d 
of

 
am

en
ity

 is
 a

ch
ie

ve
d.

 

Pr
ot

ec
tio

n 
of

 a
re

as
 o

f 
im

po
rt

an
t 

ve
ge

ta
tio

n,
 a

nd
 la

nd
 f

or
m

 in
 c

lo
se

 
pr

ox
im

ity
 to

 th
e 

riv
er

 fr
om

 d
ev

el
op

m
en

t. 

Su
ffi

ci
en

t 
ar

ea
s 

of
 l

an
d 

to
 p

ro
vi

de
 f

or
 l

oc
al

 a
ct

iv
e 

an
d 

pa
ss

iv
e 

re
cr

ea
tio

na
l n

ee
ds

. 
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Pr
ot

ec
tio

n 
of

 t
ho

se
 f

ea
tu

re
s 

of
 t

he
 n

at
ur

al
 e

nv
iro

nm
en

t 
in

cl
ud

in
g 

ve
ge

ta
tio

n,
 la

nd
fo

rm
 a

nd
 la

nd
sc

ap
e 

th
at

: 

• • • Im
pr

ov
ed

 a
nd

 g
en

er
ou

s 
pu

bl
ic

 a
cc

es
s 

to
 th

e 
K

aw
ar

au
 R

iv
er

. 

Po
lic

ie
s:

1 
To

 
se

cu
re

 
re

se
rv

e 
co

nt
rib

ut
io

ns
 

in
 

la
nd

, 
ca

sh
 

or
 

w
or

ks
 

or
 

de
ve

lo
pm

en
t o

f a
ct

iv
iti

es
 o

n 
re

se
rv

es
. 

  2 
To

 e
nh

an
ce

 th
e 

qu
al

ity
 o

f s
uc

h 
ar

ea
s 

by
 th

e 
ca

rr
yi

ng
 o

ut
 o

f a
ttr

ac
tiv

e 
la

nd
sc

ap
in

g 
an

d 
ot

he
r w

or
ks

 a
pp

ro
pr

ia
te

 to
 th

e 
ar

ea
. 

  3 
To

 
pr

ov
id

e 
ap

pr
op

ria
te

 
la

nd
 

fo
r 

op
en

 
sp

ac
e 

an
d 

re
cr

ea
tio

na
l 

op
po

rtu
ni

tie
s.

 

4 
To

 
en

su
re

 
th

at
 

re
se

rv
es

 
of

 
ap

pr
op

ria
te

 
qu

al
ity

 
an

d 
qu

an
tit

y 
ar

e 
pr

ov
id

ed
 in

 c
on

ve
ni

en
t l

oc
at

io
ns

 to
 m

ee
t t

he
 n

ee
ds

 o
f t

he
 c

om
m

un
ity

. 
  5 

To
 p

ro
vi

de
 fo

r d
ev

el
op

m
en

t t
o 

be
 s

ta
ge

d 
to

 e
ns

ur
e 

th
at

 a
re

as
 o

f o
pe

n 
sp

ac
e 

ar
e 

se
t 

as
id

e 
an

d 
re

cr
ea

tio
n 

fa
ci

lit
ie

s 
de

ve
lo

pe
d 

as
 

th
e 

de
ve

lo
pm

en
t o

f t
he

 R
em

ar
ka

bl
es

 P
ar

k 
Zo

ne
 p

ro
ce

ed
s.

 
  6 

To
 e

ns
ur

e 
th

at
 th

e 
po

te
nt

ia
l o

r 
ac

tu
al

 a
dv

er
se

 e
ffe

ct
s 

of
 d

ev
el

op
m

en
t 

on
 th

e 
na

tu
ra

l e
nv

iro
nm

en
t a

re
 a

vo
id

ed
, r

em
ed

ie
d 

or
 m

iti
ga

te
d 

so
 a

s 
to

 m
ai

nt
ai

n 
th

e 
qu

al
ity

 o
f t

he
 e

nv
iro

nm
en

t o
f t

he
 z

on
e 

an
d 

th
e 

lo
ca

lit
y.

 
  7 

To
 e

nh
an

ce
 p

ub
lic

 a
cc

es
s 

to
 a

nd
 a

lo
ng

 th
e 

K
aw

ar
au

 R
iv

er
. 

  8 
  

To
 

av
oi

d 
an

y 
ad

ve
rs

e 
ef

fe
ct

s 
of

 
de

ve
lo

pm
en

t 
on

 
th

e 
riv

er
 

en
vi

ro
nm

en
t. 

O
bj

ec
tiv

e 
3 

an
d 

as
so

ci
at

ed
 p

ol
ic

ie
s 

w
ill

 b
e 

im
pl

em
en

te
d 

th
ro

ug
h 

a 
nu

m
be

r 
of

 
m

et
ho

ds
 in

cl
ud

in
g:

 

 
(a

) 
As

 fo
r O

bj
ec

tiv
e 

1.
 

(b
) 

St
ag

in
g 

de
ve

lo
pm

en
t t

o 
en

su
re

 th
at

 p
ub

lic
 re

cr
ea

tio
n 

fa
ci

lit
ie

s 
ar

e 
de

ve
lo

pe
d.

 

R
es

er
ve

s 
al

re
ad

y 
se

t 
as

id
e 

in
 t

he
 R

em
ar

ka
bl

es
 P

ar
k 

ar
ea

, 
to

ge
th

er
 w

ith
 

in
te

nd
ed

 o
pe

n 
sp

ac
es

 in
cl

ud
in

g 
th

e 
riv

er
si

de
 p

ub
lic

 re
cr

ea
tio

n 
ar

ea
s 

w
ill

 re
su

lt 
in

 a
 s

ig
ni

fic
an

t a
re

a 
of

 la
nd

 b
ei

ng
 a

va
ila

bl
e 

as
 o

pe
n 

sp
ac

e.
 

O
pe

n 
sp

ac
e 

ar
ea

s 
ar

e 
of

 g
re

at
 i

m
po

rta
nc

e 
in

 d
ev

el
op

in
g 

a 
qu

al
ity

 b
ui

lt 
en

vi
ro

nm
en

t. 
 W

ith
in

 t
he

 R
em

ar
ka

bl
es

 P
ar

k 
Zo

ne
, 

th
er

e 
is

 a
 s

ig
ni

fic
an

t 
op

po
rtu

ni
ty

 t
o 

se
cu

re
 a

pp
ro

pr
ia

te
 r

es
er

ve
 la

nd
 f

or
 p

ub
lic

 o
pe

n 
sp

ac
e 

an
d 

to
 

se
cu

re
 re

cr
ea

tio
na

l f
ac

ilit
ie

s.
 

W
hi

le
 f

ut
ur

e 
de

ve
lo

pm
en

t 
of

 t
he

 R
em

ar
ka

bl
es

 P
ar

k 
Zo

ne
 w

ill 
in

vo
lv

e 
so

m
e 

m
od

ifi
ca

tio
n 

to
 th

e 
na

tu
ra

l e
nv

iro
nm

en
t, 

th
e 

re
te

nt
io

n 
an

d 
pr

ot
ec

tio
n 

of
 n

at
ur

al
 

fe
at

ur
es

 a
nd

 p
la

ce
s 

w
hi

ch
 h

av
e 

si
gn

ifi
ca

nt
 h

er
ita

ge
 o

r 
la

nd
sc

ap
e 

va
lu

e 
is

 o
f 

pr
im

ar
y 

im
po

rta
nc

e 
in

 
or

de
r 

to
 

re
ta

in
 

an
d 

en
ha

nc
e 

th
e 

ou
ts

ta
nd

in
g 

en
vi

ro
nm

en
ta

l q
ua

lit
ie

s 
of

 th
e 

D
is

tri
ct

. 

Th
e 

Ka
w

ar
au

 R
iv

er
 a

nd
 it

s 
m

ar
gi

ns
 a

re
 s

ig
ni

fic
an

t c
om

po
ne

nt
s 

of
 th

e 
ov

er
al

l 
la

nd
sc

ap
e 

w
ith

in
 th

e 
zo

ne
.  

M
uc

h 
of

 th
e 

am
en

ity
 o

f t
he

 z
on

e 
is

 b
as

ed
 o

n,
 a

nd
 

ta
ke

s 
ad

va
nt

ag
e 

of
, t

he
 p

ro
xi

m
ity

 o
f t

he
 r

iv
er

 a
nd

 th
e 

qu
al

ity
 o

f i
ts

 e
dg

es
.  

At
 

pr
es

en
t, 

th
er

e 
ar

e 
su

bs
ta

nt
ia

l 
st

re
tc

he
s 

of
 t

he
 r

iv
er

si
de

 w
hi

ch
 a

re
 h

os
t 

to
 

in
ap

pr
op

ria
te

 v
eg

et
at

io
n 

co
ve

r, 
in

cl
ud

in
g 

w
ill

ow
s,

 w
hi

ch
 a

ffe
ct

 w
at

er
 fl

ow
 a

nd
 

ca
us

e 
se

di
m

en
t 

bu
ild

-u
p.

 
 

Th
e 

re
m

ov
al

 
of

 
in

ap
pr

op
ria

te
 

sp
ec

ie
s 

an
d 

su
bs

eq
ue

nt
 re

st
or

at
iv

e 
pl

an
tin

g 
us
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 b
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 c
an

 b
e 

en
ha

nc
ed

 th
ro

ug
h 

ap
pr

op
ria

te
 d
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 c
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 l
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 p
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ce

 e
ffi

ci
en

t e
nv

iro
nm

en
t 

 
 

B
ui

ld
in

gs
 s

ite
d 

an
d 

de
si

gn
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 t
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 p
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 d
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 m
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.
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d 
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e 

R
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 r
el

at
e 

w
el

l t
o 

de
ve

lo
pm

en
t 

w
ith

in
 t

he
 

Zo
ne

 a
nd

 to
 th

e 
al

pi
ne

 s
et

tin
g.
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 b
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e 
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en
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 p
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 p
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l d
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 d
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 c
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sa
ls
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 d
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ev
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R
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ig
n 
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w
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 p
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 d
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R
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k 
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s 
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 b
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d 
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h 
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m

et
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in
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Pr
ov

id
e 
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r 

su
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iv
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n 

an
d 

bu
ild

in
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lo

ca
tio

n 
de

si
gn

 
an

d 
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pe
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an

ce
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 b
e 
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co

nt
ro
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d 
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R
em
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D
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R
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 d
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R
em

ar
ka

bl
es

 P
ar

k 
Zo

ne
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st
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ur

e 
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R
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 B
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 b
e 
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e
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ar
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 p
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ce
ss

.

Th
e 

pu
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e 

of
 th
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R
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ig
n 

R
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w

 B
oa
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d 
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m
m

en
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t 
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d 
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en
t 
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w
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.  
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e 
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a 
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C
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R
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k 

Li
m
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 t
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de
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lo
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en
t w
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e 

Zo
ne
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ex
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ex
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at
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pm
en
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g 
an
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 f
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 c
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ad
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re
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R
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n 
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r 
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e 
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 c
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 m
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 p

ro
po

se
d 

bu
ild

in
g.

  



A
P

P
E

N
D

IX

  Th
e 
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D
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w
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 f
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 C
ou

nc
il 

an
d 

R
em

ar
ka

bl
es

 
Pa

rk
 

Li
m

ite
d.

 
 

Tw
o 

m
em

be
rs

 
ar

e 
to

 
be

 
no

m
in

at
ed

 b
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 b

e 
no

m
in

at
ed

 
by

 
R

em
ar

ka
bl

es
 

Pa
rk

 
Li

m
ite

d.
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 p
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 b
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R
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ra
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f b
ui

ld
in

gs
 in

 r
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 c
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c 
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 p
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e 
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 c
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P
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k 
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 p
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 a

nd
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R
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 l
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 p
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cl
is

ts
 a

nd
 in

-li
ne

 s
ka
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r 
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e 
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d 
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r 
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ot
e 
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ol
ic

ie
s 
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de

si
gn

ed
 r

oa
d,

 p
ed

es
tri

an
 a

nd
 c

yc
le

w
ay

 
ne

tw
or

k.
 

(b
) 

Pr
ov
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 p
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 b
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r t
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 d
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 d
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n 
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ie
w
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to
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t p
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at

 w
ill

 
en

ha
nc

e 
th

e 
ar

ea
s’

 v
is

ito
r a

pp
ea

l. 

W
ith

in
 t

he
 z

on
e,

 o
pp

or
tu

ni
tie

s 
ar

e 
pr

ov
id

ed
 f

or
 a

n 
ex

te
ns

iv
e 

ne
tw

or
k 

of
 

w
al

kw
ay

s 
an

d 
cy

cl
ew

ay
s,

 b
ot

h 
to

 p
ro

m
ot

e 
m

ob
ili

ty
 w

ith
in

 t
he

 a
re

a 
an

d 
to

 
im

po
rta

nt
 fa

ci
lit

ie
s 

ad
jo

in
in

g 
th

e 
si

te
, e

g 
sh

op
pi

ng
, e

du
ca

tio
n.

 

St
re

et
 

de
si

gn
 

fo
r 

sa
fe

 
an

d 
co

nv
en

ie
nt

 
m

ov
em

en
t 

of
 

ve
hi

cl
es

, 
cy

cl
is

ts
 a

nd
 p

ed
es

tr
ia

ns
. 

St
re

et
 c

on
st

ru
ct

io
n 

w
hi

ch
 r

ei
nf

or
ce

s 
th

e 
fu

nc
tio

n 
an

d 
am

en
ity

 o
f 

st
re

et
s.

 

Pu
bl

ic
 u

til
iti

es
 lo

ca
te

d 
an

d 
de

si
gn

ed
 in

 a
 m

an
ne

r 
w

hi
ch

 is
 e

ffi
ci

en
t 

an
d 

un
ob

tr
us

iv
e 

to
 th

e 
vi

su
al

 a
m

en
iti

es
 o

f t
he

 a
re

a 

Po
lic

ie
s:

1 
To

 p
ro

vi
de

 a
 s

af
e 

an
d 

pl
ea

sa
nt

 s
tre

et
 e

nv
iro

nm
en

t f
or

 r
es

id
en

ts
 a

nd
 

ot
he

r u
se

rs
 o

f a
dj

oi
ni

ng
 p

ro
pe

rti
es

. 
  2 

To
 

m
in

im
is

e 
th

e 
ca

rr
ia

ge
w

ay
’s

 
vi

su
al

 
im

pa
ct

 
on

 
re

si
de

nt
s 

w
hi

le
 

ac
co

m
m

od
at

in
g 

pu
bl

ic
 u

til
ity

 s
er

vi
ce

s 
an

d 
dr

ai
na

ge
 s

ys
te

m
s.

 
  3 

To
 

m
in

im
is

e 
st

re
et

 
co

ns
tru

ct
io

n 
an

d 
m

ai
nt

en
an

ce
 

co
st

s,
 

w
ith

ou
t 

co
m

pr
om

is
in

g 
ot

he
r o

bj
ec

tiv
es

. 
  4 

To
 p

ro
vi

de
 s

tre
et

 g
eo

m
et

ry
 w

hi
ch

 is
 c

on
si

st
en

t w
ith

 th
e 

ne
ed

s 
of

 th
e 

st
re

et
s 

fu
nc

tio
ns

 a
nd

 w
hi

ch
 e

m
ph

as
is

es
 r

es
id

en
tia

l 
an

d 
pe

de
st

ria
n 

am
en

ity
. 

  5 
To

 p
ro

vi
de

 s
tre

et
 p

av
em

en
ts

 a
nd

 e
dg

es
 t

ha
t 

re
in

fo
rc

e 
th

e 
fu

nc
tio

n 
an

d 
am

en
ity

 o
f 

st
re

et
s,

 a
nd

 in
 p

ar
tic

ul
ar

 t
o 

us
e 

pa
ve

m
en

t 
m

at
er

ia
ls

 
th

at
 re

in
fo

rc
e 

th
ei

r r
es

id
en

tia
l f

un
ct

io
ns

 w
he

re
 a

pp
ro

pr
ia

te
. 

6 
To

 p
ro

vi
de

 a
 p

av
em

en
t 

ed
ge

 t
ha

t 
is

 a
pp

ro
pr

ia
te

 f
or

 t
he

 c
on

tro
l 

of
 

ve
hi

cl
e 

m
ov

em
en

ts
, 

pe
rfo

rm
s 

an
y 

re
qu

ire
d 

dr
ai

na
ge

 f
un

ct
io

n 
an

d 
is

 
st

ru
ct

ur
al

ly
 a

de
qu

at
e.

 

7 
 

To
 e

nc
ou

ra
ge

 t
he

 p
ro

vi
si

on
 o

f 
la

nd
sc

ap
in

g 
as

 a
n 

in
te

gr
al

 p
ar

t 
of

 
st

re
et

 n
et

w
or

k 
de

si
gn

. 

O
bj

ec
tiv

e 
6 

an
d 

as
so

ci
at

ed
 p

ol
ic

ie
s 

w
ill

 b
e 

im
pl

em
en

te
d 

th
ro

ug
h 

a 
nu

m
be

r 
of

 
m

et
ho

ds
 in

cl
ud

in
g:

 

(a
) 

C
on

tro
ls

 o
n 

th
e 

de
si

gn
, 

lo
ca

tio
n 

an
d 

fo
rm

 o
f 

ut
ilit

y 
se

rv
ic

es
 a

nd
 

st
re

et
 w

or
ks

. 

(b
) 

Th
e 

R
em

ar
ka

bl
es

 P
ar

k 
D

es
ig

n 
R

ev
ie

w
 B

oa
rd

 

Th
e 

ob
je

ct
iv

e 
an

d 
po

lic
ie

s 
ar

e 
pr

ov
id

ed
 fo

r t
he

 n
ee

d 
to

 in
te

gr
at

e 
de

ve
lo

pm
en

t 
an

d 
to

 s
ee

k 
im

ag
in

at
iv

e 
an

d 
at

tra
ct

iv
e 

de
si

gn
s 

w
hi

ch
 n

ot
 o

nl
y 

pr
ov

id
e 

fo
r 

th
e 

pr
op

er
 f

un
ct

io
ni

ng
 o

f 
th

e 
st

re
et

 o
r 

ut
ili

ty
 b

ut
 a

ls
o 

ha
ve

 i
m

po
rta

nt
 r

eg
ar

d 
to

 
vi

su
al

 im
pa

ct
, s

ur
ro

un
di

ng
 a

ct
iv

iti
es

 a
nd

 a
lte

rn
at

iv
e 

fu
nc

tio
ns

.  
Th

e 
de

si
gn

 o
f 

th
e 

st
re

et
 n

et
w

or
k 

sh
ou

ld
 r

ef
le

ct
 i

ts
 f

un
ct

io
n 

in
 o

rd
er

 t
o 

en
su

re
 t

he
 n

et
w

or
k 

be
tte

r 
re

la
te

s 
to

 o
th

er
 a

ct
iv

iti
es

 a
nd

 a
m

en
iti

es
. 

 L
an

ds
ca

pi
ng

 is
 a

n 
im

po
rta

nt
 

el
em

en
t t

o 
st

re
et

 d
es

ig
n.

 

A
n 

in
te

gr
at

ed
 s

tr
ee

t-b
as

ed
 c

om
m

er
ci

al
 c

en
tr

e 
to

 p
ro

vi
de

 f
or

 t
he

 
fu

tu
re

 r
et

ai
l 

ne
ed

s 
of

 t
he

 D
is

tr
ic

t 
in

 a
 m

an
ne

r 
w

hi
ch

 p
ro

m
ot

es
 

co
nv

en
ie

nc
e 

fo
r 

re
si

de
nt

s,
 v

eh
ic

le
 a

cc
es

si
bi

lit
y,

 c
ho

ic
e,

 a
 d

is
tin

ct
 

id
en

tit
y,

 
is

 
in

fr
as

tr
uc

tu
re

 
ef

fic
ie

nt
, 

an
d 

re
la

te
s 

w
el

l 
to

 
ot

he
r 

co
m

m
un

ity
 a

ct
iv

iti
es

 e
g 

ho
sp

ita
ls

, s
ch

oo
ls

, r
ec

re
at

io
n 

an
d 

le
is

ur
e 

Po
lic

ie
s:

 

1 
To

 z
on

e 
su

ffi
ci

en
t 

la
nd

 t
o 

pr
ov

id
e 

fo
r 

an
 i

nt
eg

ra
te

d 
co

m
m

er
ci

al
 c

en
tre

 
ac

co
m

m
od

at
in

g 
a 

ra
ng

e 
of

 a
ct

iv
iti
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2 
To

 
en

ab
le

a 
co

ns
ol

id
at

ed
 

m
ed

iu
m

 
de

ns
ity

 
co

m
m

er
ci

al
ce

nt
re

 
th

at
 

in
co

rp
or

at
es

 o
pe

n 
sp

ac
e,

 s
ho

ps
 o

pe
ni

ng
 o

nt
o 

st
re

et
s,

 la
ne

s 
an

d 
pl

az
as

,
hi

gh
er

 d
en

si
ty

 re
si

de
nt

ia
l a

nd
 v

is
ito

r 
ac

co
m

m
od

at
io

n,
 a

nd
 a

 c
on

so
lid

at
ed

 
ur

ba
n 

fo
rm

 w
hi

ch
 in

cr
ea

se
s 

th
e 

po
te

nt
ia

l f
or

 m
ul

ti 
pu

rp
os

e 
tri

ps
. 

3 
To

 e
na

bl
e

th
e 

co
m

m
er

ci
al

ce
nt

re
 i

n 
A

ct
iv

ity
 A

re
a 

5 
to

 c
om

pl
em

en
t 

a 
ra

ng
e 

of
 n

ea
rb

y 
ac

tiv
iti

es
 in

cl
ud

in
g 

co
m

m
un

ity
, r

ec
re

at
io

n,
 e

du
ca

tio
n 

an
d 

re
si

de
nt

ia
l, 

an
d 

th
e 

m
ix

ed
-u

se
 p

re
ci

nc
t i

n 
A

ct
iv

ity
 A

re
a 

3.
 

  4 
To

 e
na

bl
e

an
d 

en
ha

nc
e 

a 
di

st
in

ct
iv

e 
ou

td
oo

rc
ha

ra
ct

er
 a

nd
 im

ag
e 

fo
r t

he
 

co
m

m
er

ci
al

ce
nt

re
 b

y 
w

ay
 o

f 
de

si
gn

 a
nd

 a
pp

ea
ra

nc
e 

gu
id

el
in

es
 a

nd
 

re
fe

re
nc

e 
to

 b
ui

ld
in

g 
ch

ar
ac

te
r a

nd
 s

ty
le

s.
 

  5 
To

 e
na

bl
e

a 
bu

ilt
 f

or
m

 w
hi

ch
 i

s 
co

m
pl

em
en

ta
ry

 t
o,

 a
nd

 h
as

 r
eg

ar
d 

to
 

vi
ew

s 
of

  t
he

 s
ur

ro
un

di
ng

 a
lp

in
e 

la
nd

fo
rm

s.
, .

 
  6 

To
 

en
ab

le
th

e 
de

ve
lo

pm
en

t 
of

 
ed

uc
at

io
n 

fa
ci

lit
ie

s
an

d 
ot

he
r 

no
n-

re
si

de
nt

ia
l a

ct
iv

iti
es

 in
 c

lo
se

 p
ro

xi
m

ity
 to

 th
e 

co
m

m
er

ci
al

 c
en

tre
.  

  7 
To

 p
ro

vi
de

 a
 c

om
m

er
ci

al
ce

nt
re

 w
hi

ch
 is

 in
te

gr
at

ed
 w

ith
 th

e 
su

rr
ou

nd
in

g 
co

m
m

un
ity

 a
nd

 a
ct

iv
iti

es
 a

nd
 w

hi
ch

 p
ro

vi
de

s 
th

e 
op

po
rtu

ni
ty

 fo
r a

 v
ar

ie
ty

 
of

 e
ffi

ci
en

t 
in

fra
st

ru
ct

ur
e 

se
rv

ic
es

 i
nc

lu
di

ng
 

en
vi

ro
nm

en
ta

lly
 s

en
si

tiv
e 

tra
ns

po
rt 

lin
ks

 a
nd

 m
od

es
 w

ith
in

 t
he

 l
oc

al
ity

 a
nd

 t
o 

ot
he

r 
ar

ea
s 

of
 t

he
 

D
is

tri
ct

.

8 
To

 e
na

bl
e 

la
rg

e 
fo

rm
at

 re
ta

il 
an

d 
su

pp
or

tin
g 

ac
tiv

iti
es

 in
 A

ct
iv

ity
 A

re
a 

5.
  

  O
bj

ec
tiv

e 
7 

an
d 

as
so

ci
at

ed
 p

ol
ic

ie
s 

w
ill

 b
e 

im
pl

em
en

te
d 

th
ro

ug
h 

a 
nu

m
be

r 
of

 
m

et
ho

ds
 in

cl
ud

in
g 

th
e 

fo
llo

w
in

g:
 

(a
) 

Zo
ne

 p
ro

vi
si

on
s 

fo
r a

co
m

m
er

ci
al

ce
nt

re
 in

cl
ud

in
g 

Ac
tiv

ity
 A

re
a 

5 
of

 t
he

 S
tru

ct
ur

e 
Pl

an
 f

or
 t

he
 R

em
ar

ka
bl

es
 P

ar
k 

Zo
ne

, 
an

d 
a 

co
m

pl
em

en
ta

ry
 m

ix
ed

 u
se

 p
re

ci
nc

t 
in

 A
ct

iv
ity

 A
re

a 
3 

of
 t

he
 

St
ru

ct
ur

e 
Pl

an
 

(b
) 

To
 in

co
rp

or
at

e 
a 

St
ru

ct
ur

e 
Pl

an
 t

o 
pr

ov
id

e 
fo

r 
th

e 
in

te
gr

at
io

n 
of

 
de

ve
lo

pm
en

t w
ith

in
 th

e 
Zo

ne
 a

nd
 w

ith
 s

ur
ro

un
di

ng
 la

nd
 u

se
s.

 

(c
) 

To
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ro
vi

de
 fo

r 
al

l b
ui

ld
in

gs
 to

 b
e 

C
on

tro
lle

d 
Ac

tiv
iti

es
 in

 te
rm

s 
of

 
de

si
gn

, a
pp

ea
ra

nc
e,

 m
at

er
ia

ls
 a

nd
 e

ffe
ct

 o
n 

st
re

et
sc

ap
e.

(d
) 

Th
e 

R
em

ar
ka

bl
es

 P
ar

k 
D

es
ig

n 
R

ev
ie

w
 B

oa
rd

.  

Th
e 

pu
rp

os
e 

of
 th

e 
co

m
m

er
ci

al
 c

en
tre

 a
t R

em
ar

ka
bl

es
 P

ar
k

is
 to

 p
ro

vi
de

 fo
r a

 
re

ta
il 

ba
se

d 
co

m
m

er
ci

al
ce

nt
re

.  
Th

e 
pr

op
os

ed
 s

ite
 is

 p
re

fe
rr

ed
fo

r 
a 

nu
m

be
r 

of
 re

so
ur

ce
 m

an
ag

em
en

t r
ea

so
ns

 in
cl

ud
in

g:
 

• 
Th

e 
si

te
 i

s 
cl

os
e 

to
 a

nd
 c

an
 b

e 
in

te
gr

at
ed

 w
ith

 m
aj

or
 e

xi
st

in
g 

an
d 

pr
op

os
ed

 r
es

id
en

tia
l 

ar
ea

s,
 t

hu
s 

br
in

gi
ng

 c
on

ve
ni

en
ce

 t
o 

re
si

de
nt

s 
an

d 
ef

fic
ie

nc
y 

in
 te

rm
s 

of
 e

ne
rg

y 
us

e 
by

 p
ro

vi
di

ng
 th

e 
op

po
rtu

ni
ty

 fo
r 

a 
ra

ng
e 

of
 tr

an
sp

or
t m

od
es

, e
g 

pe
de

st
ria

n,
 c

yc
lin

g,
 p

ub
lic

 tr
an

sp
or

t. 

• 
Th

e 
si

te
 is

 w
el

l l
oc

at
ed

 in
 r

es
pe

ct
 o

f 
a 

nu
m

be
r 

of
 e

xi
st

in
g 

an
d 

pr
op

os
ed

 
co

m
m

un
ity

 f
ac

ilit
ie

s,
 e

g 
ch

ur
ch

, 
ho

sp
ita

ls
, 

ed
uc

at
io

na
l 

fa
ci

lit
ie

s.
  

Th
is

 
cr

ea
te

s 
th

e 
op

po
rtu

ni
ty

 fo
r m

ul
ti-

pu
rp

os
e 

tri
ps

. 

• 
Th

e 
si

te
 is

 s
uf

fic
ie

nt
ly

 s
ep

ar
at

ed
 f

ro
m

 t
he

 o
th

er
 m

ai
n 

re
ta

il 
no

de
s 

to
 b

e 
ab

le
 t

o 
de

ve
lo

p 
a 

ca
tc

hm
en

t 
po

pu
la

tio
n 

to
 s

up
po

rt 
a 

ra
ng

e 
of

 s
ho

pp
in

g 
ac

tiv
iti

es
. 

• 
Th

e 
to

po
gr

ap
hy

 a
nd

 lo
ca

tio
n 

of
 th

e 
si

te
 p

ro
vi

de
 fo

r e
as

e 
of

 v
eh

ic
le

 a
cc

es
s 

an
d 

in
fra

st
ru

ct
ur

e 
se

rv
ic

in
g.

 

Th
e 

de
si

gn
 o

f 
th

e 
ce

nt
re

 is
 a

 c
rit

ic
al

 e
le

m
en

t a
nd

 a
ll 

de
ve

lo
pm

en
t w

ith
in

 th
e 

ce
nt

re
 w

ill
 b

e 
as

se
ss

ed
 i

n 
te

rm
s 

of
 d

es
ig

n,
 a

pp
ea

ra
nc

e,
 r

el
at

io
ns

hi
p 

to
 

ex
is

tin
g 

or
 

pr
op

os
ed

 
ro

ad
 

ne
tw

or
ks

 
or

 
pe

de
st

ria
n 

lin
ks

, 
op

en
 

sp
ac

e 
op

po
rtu

ni
tie

s,
 t

he
 m

an
ne

r 
in

 w
hi

ch
 b

ui
ld

in
gs

 a
re

 d
es

ig
ne

d 
ha

vi
ng

 r
eg

ar
d 

to
 

th
ei

r 
re

la
tio

ns
hi

p 
to

 s
tre

et
 f

ro
nt

ag
es

, 
pe

de
st

ria
n 

ac
ce

ss
, 

ca
r-

pa
rk

in
g 

ar
ea

s,
 

an
d 

th
e 

co
m

pa
tib

ili
ty

 o
f t

he
 d

es
ig

n 
w

ith
 th

e 
ge

ne
ra

l a
lp

in
e 

to
po

gr
ap

hy
 o

f t
he

 
su

rr
ou

nd
in

g 
la
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sc

ap
e 

in
cl

ud
in

g 
vi

ew
s 

of
 t

he
 m

ou
nt

ai
ns

 a
nd

 t
he

 l
ak

e.
  

In
 

ad
di

tio
n,

 a
ll 

su
bd

iv
is

io
n 

in
 t

he
 z

on
e 

w
ill

 b
e 

as
se

ss
ed

 a
s 

a 
co

nt
ro

lle
d 

ac
tiv

ity
 

ha
vi

ng
 r

eg
ar

d 
to

 t
he

 n
ee

d 
to

 a
ch

ie
ve

 a
n 

im
ag

in
at

iv
e 

la
yo

ut
, 

hi
gh

er
de

ns
ity

 
de

ve
lo

pm
en

t 
an

d 
th

e 
ne

ed
 t

o 
m

iti
ga

te
 t

he
 a

dv
er

se
 e

ffe
ct

s 
of

 a
 r

an
ge

 o
f 

ac
tiv

iti
es
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A
n 

in
te

gr
at

ed
 

co
m

m
er

ci
al

 
ce

nt
re

 
w

he
re

 
op

en
 

sp
ac

e 
an

d 
pe

de
st

ria
n 

lin
ks

, v
ie

w
s 

of
 th

e 
su

rr
ou

nd
in

g 
m

ou
nt

ai
n 

la
nd

sc
ap

es
 

ex
te

ns
iv

e 
pl

an
tin

g,
 a

nd
 h

ig
h 

qu
al

ity
 b

ui
ld

in
g 

an
d 

to
w

ns
ca

pe
 

de
si

gn
 re

fle
ct

in
g 

th
e 

su
rr

ou
nd
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e 
gr

os
s 

flo
or

 a
re

a 
of

 th
e 

bu
ild

in
gs

 o
n 

a 
si

te
 s

ha
ll 

be
 u

se
d 

fo
r a

ct
iv

iti
es

, o
th

er
 th

an
 re

si
de

nt
ia

l a
ct

iv
iti

es
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• 
 

N
o 

go
od

s,
 m

at
er

ia
ls

 o
r 

eq
ui

pm
en

t 
sh

al
l 

be
 s

to
re

d 
ou

ts
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e 
a 

bu
ild

in
g,
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xc

ep
t 

fo
r 

ve
hi

cl
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oc
ia

te
d 

w
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 a
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iv
ity

 p
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ke
d 
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 th

e 
si

te
 o

ve
rn

ig
ht

. 

• 
 

Al
l 

m
an

uf
ac

tu
rin

g,
 a

lte
rin

g,
 r

ep
ai

rin
g,

 d
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m
an

tli
ng
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r 

pr
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es
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ng
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 a

ny
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at
er

ia
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, 
go

od
s 

or
 a

rti
cl
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 s

ha
ll 
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 c
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d 
ou

t 
w

ith
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ild

in
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W
ith
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 A

ct
iv

ity
 A

re
a 

1,
 h

ou
rs
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pe
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tio
n 

sh
al

l c
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pl
y 

w
ith

 th
e 

fo
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w
in
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M

ax
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um
 to

ta
l n

um
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r o
f h

ou
rs
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ne
 w

ee
k 

th
e 

si
te

 s
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ll 
be

 o
pe

n 
to

 
vi

si
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s 
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 d
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iv
er
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s 

sh
al
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70
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ou
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. 
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H

ou
rs

 o
f o

pe
ra

tio
n 
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al

l b
e 
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ite

d 
to
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et

w
ee

n 
th

e 
ho

ur
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0 
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: 
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e 
en
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e 
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tiv
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 lo
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d 

w
ith

in
 a

 b
ui

ld
in

g 
an

d 
oc
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pi
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 n

ot
 m

or
e 

th
an
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m
²  o

f f
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or
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, a
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• 
ea

ch
 p
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n 
en
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ge
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 t
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 a
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iv
ity
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ut

si
de

 t
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 a
bo

ve
 h

ou
rs
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id
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pe
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an

en
tly

 o
n 

th
e 

si
te

, a
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• 
th

er
e 
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e 

no
 v
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ito

rs
, 
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ie

nt
s 

or
 d

el
iv

er
ie

s 
to

 o
r 

fro
m

 t
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ite
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ut

si
de

 t
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ov
e 

ho
ur
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 a
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• 
al

l o
th

er
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le
va

nt
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e 
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an
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rd

s 
ar

e 
m

et
 

th
e 

ac
tiv

ity
 m

ay
 b

e 
ca
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ie

d 
on
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ut

si
de

 th
e 
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ov

e 
ho

ur
s.

 

In
 A

ct
iv

ity
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re
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 o
th

er
 th

an
 5

:  

• 
Al

l f
ix

ed
 e

xt
er

io
r 

lig
ht

in
g 

sh
al

l b
e 

di
re

ct
ed

 a
w

ay
 f

ro
m

 a
dj

ac
en

t 
si

te
s 

an
d 

ro
ad

s;
 a

nd
 

• 
N

o 
ac

tiv
ity

 o
n 

an
y 

si
te

 s
ha

ll 
re

su
lt 

in
 g

re
at

er
 th

an
 a

 3
.0

 lu
x 

sp
ill

 (h
or

iz
on

ta
l 

an
d 

ve
rti

ca
l) 
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 li

gh
t o

nt
o 

an
y 

ot
he

r 
si

te
 m
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re
d 

at
 a

ny
 p
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nt
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de
 th

e 
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un
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ry
 o

f t
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 o
th

er
 s

ite
, p

ro
vi

de
d 

th
at
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ul

e 
sh

al
l n

ot
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pp
ly
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he
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 it
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n 
be

 d
em

on
st

ra
te

d 
th

at
 t

he
 d

es
ig

n 
of

 a
dj
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en

t 
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ild
in
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at
el

y 
m

iti
ga

te
s 

su
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 e
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ct
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Th

er
e 

sh
al

l b
e 

no
 o

pe
n 

so
lid

 fu
el
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s.
 

O
th

er
 t
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n 

do
m

es
tic

 p
et

s 
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n 

Ac
tiv

ity
 A

re
a 

8,
 n

o 
an

im
al

s 
sh

al
l s

ta
y 

ov
er

ni
gh

t o
n 

a 
si

te
, e

xc
ep

t f
or

 a
 m

ax
im

um
 o

f 4
 a

ni
m

al
s 

in
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e 
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 o

f a
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gi

st
er

ed
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et
er

in
ar
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n 
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r m

ed
ic

al
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r s
ur
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l p
ur
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  T

he
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ll 
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 b
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ed
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 re

ar
in

g 
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ee
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f p

ig
s 

or
 c
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m
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N
o 

m
or

e 
th

an
 o

ne
 h
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 v
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ic
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 s
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ll 
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 s
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d 
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 p
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ke

d 
ov
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ni

gh
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a 

si
te

, 
ex

ce
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t 
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y 

pa
ss

en
ge

r 
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po
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ve
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ay
 b

e 
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rk
ed

 
ov

er
ni

gh
t i
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Ac

tiv
ity

 A
re

as
 3

, 4
, 5

, 6
, 7

, a
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 8
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N
o 

re
si

de
nt

ia
l a
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iv

iti
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 s
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ll 
be

 s
itu

at
ed

 a
t g

ro
un

d 
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 le

ve
l i

n 
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e 

pa
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 o
f 

an
y 
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ild

in
g 
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ng
 f
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e 

to
 a

ny
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re
a 
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ed

 p
re

do
m

in
an

tly
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r c

om
m

er
ci

al
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ct
iv

iti
es
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R
es

id
en

tia
l u
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ts

 in
 A

ct
iv

ity
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re
a 

1 
sh

al
l c
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pl

y 
w

ith
 th

e 
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ne
 s

ta
nd
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te
d 
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ul
e 

7.
5.

5.
2 
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en
tia

l u
ni
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e 

Lo
w

 D
en

si
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 R
es

id
en

tia
l 

Zo
ne
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Th
e 

re
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ur
ce

 c
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se
nt

 A
ss
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en
t M

at
te
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pp
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e 
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id
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ce
 c
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se
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s 
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R

em
ar

ka
bl

es
 P

ar
k 

Zo
ne
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re

 s
pe

ci
fie
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in
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 R
ul

e.
 

 
Fo

r 
al

l 
C

on
tro
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d 
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tiv

iti
es

 
in

 
th

e 
R

em
ar

ka
bl

es
 

Pa
rk

 
Zo

ne
, 

th
e 
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se

ss
m

en
t m

at
te

rs
 s

ha
ll 

on
ly

 a
pp

ly
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 r
es

pe
ct

 o
f 

co
nd

iti
on

s 
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at
 m

ay
 

be
 im

po
se

d 
on

 c
on

se
nt

 e
xc

ep
t t

ho
se
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 (o

) b
el

ow
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Fo

r 
bu

ild
in

gs
 

th
at

 
ar

e 
re

st
ric

te
d 

di
sc

re
tio

na
ry

 
ac

tiv
iti

es
 

un
de

r 
ru

le
 

12
.1

1.
3.

3(
iii)

, t
he

 C
ou

nc
il 

sh
al

l h
av

e 
re

ga
rd

 to
 th

e 
as

se
ss

m
en

t m
at

te
rs

 
in

 (a
) –

 (o
) b

el
ow

.

 
Fo

r 
al

l 
di
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tio
na

ry
 

ac
tiv

iti
es

 
in

 
th

e 
R

em
ar

ka
bl

es
 

Pa
rk

 
Zo

ne
, 
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co
ns

id
er

in
g 

w
he

th
er

 o
r 

no
t 

to
 g

ra
nt

 c
on

se
nt

 o
r 

im
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se
 c

on
di

tio
ns

, 
th

e 
C

ou
nc

il 
sh

al
l 

ha
ve

 r
eg

ar
d 

to
, 

bu
t 

no
t 

be
 l

im
ite

d 
by

, 
th

e 
fo

llo
w

in
g 

as
se

ss
m

en
t m

at
te

rs
: 

• 
Th

e 
pr

op
os

ed
 

si
te

 
la

yo
ut

 
co

nn
ec

ts
 

in
to

 
th

e 
ne

ig
hb

ou
rh

oo
d 

th
ro

ug
h:

 

- 
ad

eq
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te
 p

ed
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tri
an

 a
nd

 v
eh

ic
le

 a
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es
s;

 
- 

th
e 

vi
su

al
 li

nk
s 

to
 v

ie
w

s 
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 fe
at

ur
es

 o
f s

ig
ni

fic
an

ce
;

- 
ad

eq
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te
 li

nk
s 

w
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 a
dj

oi
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ng
 s

ite
s.

• 
Th

e 
si

te
 la
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ut

 t
ak
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 in
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 a

cc
ou

nt
 o

n-
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te
 f
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tu
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 t
op

og
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vi

ew
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ve

ge
ta
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st
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ct

ur
es

, 
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na

ge
, 

se
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ic
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, 
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ce
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, 
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ie
nt

at
io

n 
an

d 
m
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cl
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at
e 

co
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id
er

at
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ns
. 

• 
Th

e 
si

te
 l

ay
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t 
ef

fic
ie

nt
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 d
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s 

ut
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s 
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n 
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e 
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, 
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 a
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 fu
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ite

 d
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el
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m
en
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Si
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s 
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 a
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ro
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ia
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a 
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d 
di

m
en

si
on

s 
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 e
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e 

th
e 

si
tin

g 
an

d 
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ct
io

n 
of

 b
ui

ld
in
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 a

nd
 

ve
hi

cl
e 

ac
ce

ss
 a

nd
 

pa
rk

in
g.

 

•
Th

at
 p

ro
vi

si
on

 h
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 b
ee

n 
m
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e 
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r 

sa
fe

, c
on

ve
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en
t a

nd
 a

ttr
ac

tiv
e 

pe
de

st
ria

n 
an

d 
ve

hi
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la
r 

ac
ce

ss
 b

ot
h 

to
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nd
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cr
os

s 
H

aw
th

or
ne

 
D

riv
e 

to
 s

er
ve

 c
om

m
er

ci
al

 a
ct

iv
ity
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n 

Ac
tiv

ity
 A

re
a 

5 
no

rth
 o

f 
H

aw
th

or
ne

 D
riv

e,
 s

uc
h 

pr
ov

is
io

n 
to

 b
e 

de
m

on
st

ra
te

d 
th

ro
ug

h 
tra

ffi
c 

en
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ne
er

in
g 

m
od

el
lin

g.

• 
H

ei
gh

t 
of

 d
ev

el
op

m
en

t 
in

 A
ct

iv
ity

 A
re

a 
7 

be
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ee
n 

15
 a

nd
 1

8 
m

et
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s 
in

 h
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gh
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or
th
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f t

he
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45
 m

et
re

 c
on
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ne
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s 
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ow

n 
in

 
Fi

gu
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 1
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• 
Pr

iv
at

e 
op

en
 s

pa
ce

 f
or

 r
es

id
en

tia
l 

un
its

 i
s 

cl
ea

rly
 d

ef
in

ed
 f

or
 

pr
iv

at
e 

us
e.

 

- 
 P

riv
at

e 
op

en
 s

pa
ce

 a
re
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 a

re
 o

f 
di

m
en

si
on

s 
to

 s
ui

t 
th

e 
re

qu
ire

m
en

ts
 h

av
in

g 
re

ga
rd

 t
o 
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ild

in
g 

de
si

gn
, 

th
e 

lik
el

y 
dw

el
lin

g 
oc

cu
pa

nc
y,

 
an

d 
th

e 
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co
m

m
od

at
io

n 
of
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m
e 

ou
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oo
r r

ec
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at
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na
l a
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 n

ee
ds
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 P
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t 
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ce

 is
 c
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f 
se
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in

g 
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n 
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n 
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ct
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 d
w

el
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g 
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r 
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la
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di
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, e
nt

er
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in
m

en
t a

nd
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at
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n 
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d 
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 b
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ng
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d 

fro
m
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n 

liv
in

g 
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ff 
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e 
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g.
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N

ot
w
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g 
un
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g 
m
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n 
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g 
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s 
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ro
un

d 
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ve
l m

ay
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at
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fy
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eq
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re
m

en
t b

y 
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ov
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in
g 

a 
ba
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on

y 
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ng
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re
a 
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.5
m
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 b
y 

st
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en
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m
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at
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n 
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in
g 
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m

m
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at
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ap

e 
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 c
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de

re
d 
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n 
en
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y 
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pr
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te
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to
 

cr
ite

ria
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er
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ng
 

lo
t 
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ut

, 
an

d 
or

ie
nt

at
io
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tra
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po
rt 

ne
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or
ks
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re
et

 
de
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an
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ve

hi
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e 
pa
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• 
Th

at
 th

e 
st

re
et

sc
ap

e 
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 to
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e 
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tio
ns

 a
nd

 c
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ra
ct

er
is
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s 
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 th

e 
st

re
et
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 th

e 
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k.
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Th

at
 th

e 
st

re
et
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ap

e 
in
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rp

or
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es
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nd

sc
ap

e 
ap
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oa
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ch
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fie
s 

m
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en
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ce

 a
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et
y 

re
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m
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de
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d 
tra
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c 
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d 
an

d 
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ou
r, 

an
d 
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id
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s 
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es
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f 
si

gh
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 c
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nd
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D
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m
e 
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r 

ne
w
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r 
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m
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en
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in

g 
st

re
et
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ap

es
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nd
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es
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 d
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e 
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d 
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or
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d 
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 m
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m
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M
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us
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e 
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Th

at
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 m
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m
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y 
1.

5m
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 p
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m
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e 
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 b
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 f
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d 
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ts

 m
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 b
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Th

at
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 b
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s 
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 th
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e 
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 c
on
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at
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es
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r c
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d 
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f t
he

 d
w

el
lin
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at
 th

e 
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in
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te
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 a
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ro
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ia
te
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 w

ith
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e 
ne
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ou
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d 

in
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in
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w
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 th

e 
st

re
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pe

n 
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e 
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d 

pe
de
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, 
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in
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 a
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 w
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re

 p
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si
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e 
an
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at
ed

 fu
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