
FORM 12 
File Number RM201040 and RM210209 

 
 

QUEENSTOWN  LAKES  DISTRICT  COUNCIL 
 

PUBLIC NOTIFICATION 
 
 
Notification of an application for a Resource Consent under Section 95A of the Resource 
Management Act 1991. 
 
 
The Queenstown Lakes District Council has received two applications for resource consent 
from:  
 
100WPS TRUSTEE LIMITED 
 
What is proposed: 
 

1. RM201040:  
Land Use consent to upgrade an existing marina and construct associated buildings, including 
a building to be used for dining and entertaining at Walter Peak Station. 
 

2. RM210209: 
Subdivision consent to undertake a boundary adjustment between two lots, land use consent 
to establish four building platforms at Walter Peak Station and an application under s221 to 
cancel/change conditions of Consent Notice 7789534.3 (as varied by 10059247.1). 
 

 
The location in respect of which these applications relates is situated at: 
 
Mount Nicholas-Beach Bay Road (Lot 100 Deposited Plan 386580 and Lot 200 Deposited Plan 386580 
and Section 2-4 Survey Office Plan 381091 held in Record of Title 346609) and the surface of Lake 
Wakatipu.  
 
Both RM201040 and RM210209 include an assessment of environmental effects.  These files can 
also be viewed at our public computers at these Council offices: 
 
• 74 Shotover Street, Queenstown;  
• Gorge Road, Queenstown;  
• and 47 Ardmore Street, Wanaka during normal office hours (8.30am to 5.00pm).   

 
Alternatively, you can view them on our website when the submission period commences: 
 
https://www.qldc.govt.nz/services/resource-consents/notified-resource-consents#public-rc or via our 
edocs website using RM201040 and RM210209 as the reference 
https://edocs.qldc.govt.nz/Account/Login 
 
The Council planner processing these applications on behalf of the Council is Neil Harkin, who may be 
contacted by phone at 03 441 0499 or email at neil.harkin@qldc.govt.nz 
 
Any person may make a submission on either application RM201040 and/or RM210209 , but a person 
who is a trade competitor of the applicant may do so only if that person is directly affected by an effect 
of the activity to which the application relates that –  
 
a)  adversely affects the environment; and 

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


b)  does not relate to trade competition or the effects of trade competition. 
 
If you wish to make a submission on either application RM201040 and/or RM210209, you may 
do so by sending a written submission to the consent authority no later than: 
 
Friday 10th June 2022 
 
The submission must be dated, signed by you and must include the following information: 
 
a) Your name and postal address and phone number/fax number. 
b) Details of the application in respect of which you are making the submission including location. 
c) Whether you support or oppose the application. 
d) Your submission, with reasons. 
e) The decision you wish the consent authority to make. 
f) Whether you wish to be heard in support of your submission. 
 
You may make a submission by sending a written or electronic submission to Council (details below). 
The submission should be in the format of Form 13. Copies of this form are available Council website: 
 
https://www.qldc.govt.nz/services/resource-consents/application-forms-and-fees#other_forms 
    
You must serve a copy of your submission to the applicant as soon as reasonably practicable after 
serving your submission to Council. The applicant’s contact details are: 
 
100WPS Trustee Limited 
C/o Hayley Mahon 
hayley@jea.co.nz 
John Edmonds & Associates  
PO Box 95, Queenstown 
 
QUEENSTOWN LAKES DISTRICT COUNCIL 
 

 
__________________________________________ 
 
(signed by Sarah Gathercole, Senior Planner, pursuant to a delegation given under Section 34A of the Resource 
Management Act 1991) 
 
 
Date of Notification: Thursday 12th May 2022 
 
 
 
Address for Service for Consent Authority: 
 
Queenstown Lakes District Council  Phone   03 441 0499 
Private Bag 50072, Queenstown 9348  Email   rcsubmission@qldc.govt.nz 
Gorge Road, Queenstown 9300  Website www.qldc.govt.nz  
 
 
  
 
 
 
 
 
 

https://www.qldc.govt.nz/services/resource-consents/application-forms-and-fees#other_forms
mailto:hayley@jea.co.nz


 
 
 
 

APPLICATION AS NOTIFIED 
 

100WPS TRUSTEE LIMITED 
 

(RM201040 & RM210209) 
 

Submissions Close 10.06.2022 
 
 
 
 
 
 
 
 
 
 
 
 



APPLICANT  // 

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

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

 

All trustee names (if applicable):

*Contact name for company or trust:

*Postal Address:	 *Post code:

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

*Email Address:

*Phone Numbers: Day Mobile:

*Name & Company:

*Phone Numbers: Day Mobile:

*Email Address:

*Postal Address: *Postcode:

*The Applicant is:

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

Occupier				 Lessee                            Other - Please Specify:

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

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

*Attention:

*Postal Address: *Post code:

*Email:

Applicant: Agent: Other - Please specify:

Email: Post:

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

*Please provide an email AND full postal address. 

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

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

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

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

Version: 1, Version Date: 12/03/2021
Document Set ID: 6802434



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

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

*Attention:

*Email:

Details are the same as for invoicing

Applicant: Landowner:		 Other, please specify:

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

Address / Location to which this application relates:

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

District Plan Zone(s):

S ITE VIS IT REQUIREMENTS // 

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

Is there a dog on the property? 

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

YES	         NO 

YES	         NO

YES	         NO

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

*Address / Location to which this application relates:

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

District Plan Zone(s):

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

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

Is there a dog on the property? 

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

YES	         NO 

YES	         NO

YES	         NO

Click here for further information and our estimate request form

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

Owner Name:

Owner Address:

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

Date:

Names: 
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CONSENT(S)  APPLIED FOR   //   * Identify all consents sought

Land use consent 	 Subdivision consent

Change/cancellation of consent or consent notice conditions	 Certificate of compliance

Extension of lapse period of consent (time extension) s125	 Existing use certificate

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

*Consent is sought to:

PRE-APPLICATION MEE TING OR URBAN DESIGN PANEL

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

Yes                                           No                                              Copy of minutes attached

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

APPLICATION NOTIFICATION

Are you requesting public notification for the application?

Yes                       No  

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

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

QUALIFIED FAST-TRACK APPLICATION UNDER SECTION 87AAC

Controlled Activity Deemed Permitted Boundary Activity
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OTHER CONSENTS

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

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

An applicant is required to address the NES in regard to past use of the land which could contaminate soil  
to a level that poses a risk to human health. Information regarding the NES is available on the website  
      http://www.mfe.govt.nz/laws/standards/contaminants-in-soil/.

		  You can address the NES in your application AEE OR by selecting ONE of the following: 

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

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

Version: 1, Version Date: 12/03/2021
Document Set ID: 6802434



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

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

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

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

A site plan at a convenient scale.

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

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

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

PRIVACY INFORMATION

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

FEES INFORMATION

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

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

Yes		  N/A

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

Otago Regional Council

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

Yes		 N/A

OTHER CONSENTS // CONTINUED

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

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

Version: 1, Version Date: 12/03/2021
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FEES INFORMATION // CONTINUED

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

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

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

Cheque payable to Queenstown Lakes District Council attached

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

*Reference 

*Amount Paid: 		

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

*Date of Payment

Please reference your payments as follows: 

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

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

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

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

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

MONITORING FEES – Please also note that if this application is approved you will be required to meet the costs of 
monitoring any conditions applying to the consent, pursuant to Section 35 of the Resource Management Act 1991.

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

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

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

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

Invoices are available on request
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APPLICATION & DECLARATION

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

If lodging this application as the Applicant:   

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

If lodging this application as agent of the Applicant:   

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

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

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

Full name of person lodging this form

Firm/Company				 Dated   

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

OR:

PLEASE TICK

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

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

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

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

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

1 INFORMATION MUST BE SPECIFIED IN SUFFICIENT DETAIL

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

2 INFORMATION REQUIRED IN ALL APPLICATIONS

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

• (a) a description of the activity:

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

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

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

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

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

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

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

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

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

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

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

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

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

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

ADDITIONAL INFORMATION REQUIRED IN SOME APPLICATIONS

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

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

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

Information 
provided 
within the 
Form above

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

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

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

www.qldc.govt.nz Pa
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ASSESSMENT OF ENVIRONMENTAL EFFECTS

Clause 6: Information required in assessment of environmental effects

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

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

www.qldc.govt.nz Pa
ge

 8
/9

  /
/ J
an

ua
ry

 2
01

9

Version: 1, Version Date: 12/03/2021
Document Set ID: 6802434



APPENDIX 2   //   Information requirements for subdivision

UNDER THE FOURTH SCHEDULE TO THE ACT: 

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

• (a) the position of all new boundaries:

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

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

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

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

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

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

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

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

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

	



Development 
Contribution 

Estimate 
Request Form

APPENDIX 4   //   Fast - Track ApplicationA4

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

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

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

APPENDIX 5   //   Naming of documents guide

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

Application Form 9

Assessment of Environmental Effects (AEE) 

Computer Register (CFR) 

Covenants & Consent Notice

Affected Party Approval/s

Landscape Report

Ecological Report

Engineering Report

Geotechnical Report

Wastewater Assessment

Traffic Report 

Waste Event Form

Urban Design Report

A5

APPENDIX 3   //   Development Contributions 

Pa
ge

 9
/9

  /
/ J
an

ua
ry

 2
01

9

Version: 1, Version Date: 12/03/2021
Document Set ID: 6802434

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


 

Assessment of Effects on the Environment 

Creation of building platforms, boundary adjustment and variation 
to consent notice conditions 

At Walter Peak Station, Lake Wakatipu 

For 100WPS Trustee Limited 

March 2021 
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1.0 INTRODUCTION 

This Assessment of Effects on the Environment report (AEE), inclusive of appendices, has been prepared in 
accordance with Schedule 4 of the Resource Management Act (RMA). Together these documents provide: 

• A description of the application site and surrounding environment; 

• A description of the proposal; 

• Identification and assessment of relevant RMA statutory provisions; and 

• A conclusion. 

100WPS Trustee Limited (the ‘Applicant’) owns 10 freehold sections (the ‘Site’) on the western shore of Lake 
Wakatipu  as described below at Section 2 of this document. The site is subject to a series of existing resource 
consents and subsequent Environment Court Consent Order which have approved a lodge development and 
eight residential building platforms on the terraces adjacent to Lake Wakatipu and the existing marina.  

The lodge site and the eight residential building platforms were approved in the same consent order, and as a 
result the conditions of consent apply (in some instances) across both the lodge and the eight building platforms.  
The eight residential building platforms were separately subdivided and Records of Title issued for these eight 
lots in 2008. 

An existing marina is located adjacent to the site within the lakebed and marginal strip. The marina was approved 
in 2003 by resource consent and subsequently implemented but is currently unusable because of a design fault 
with the breakwater and marina entrance. The original engineering for the marina had not sufficiently 
considered the along shore sediment transport which results in the marina entrance continually filling up with 
gravel rendering the marina unusable. 

The Applicant currently has a resource consent application lodged with QLDC for an upgraded marina, associated 
building and floating storage shed (RM201040). This application is to be processed separately from this 
application. A concurrent application to upgrade the marina is currently lodged with ORC (RM20.341).  

In this application, the Applicant seeks the necessary consents from Queenstown Lakes District Council to: 

1. Undertake a boundary adjustment between Lot 100 DP 386580 and Lot 200 DP 386580 to realign the 
existing north-eastern boundary of Lot 100 to run alongside the right-of-way known as Mick O’Day 
Track;  

2. To replace 3,333m2 of existing building area consented under RM010111 and RM010111.125 with 
3,330m2 of reconfigured building platforms; and 

3. Discretionary activity consent is sought pursuant to s221 RMA to vary and cancel conditions in Consent 
Notice 7789534.3 and Variation of Consent Notice 10059247.1. Further details on this will be provided 
below at Section 3.3 of this report. 

Consultation is currently taking place with manawhenua and affected party approvals will be submitted to QLDC 
in due course.  

The substitution of existing building areas with new building platforms is considered to result in a minor adverse 
effect on the environment when considered against the existing environment and consented baseline. 
Furthermore, the proposal is considered to be consistent with the objectives and policies of all the relevant 
statutory planning documents.  

This application results in the following conclusions: 

1. The proposed boundary adjustment is considered to result in a more logical boundary with no adverse 
landscape effects as the balance of Lot 100 and 200 will continue in pastoral use. 
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2. The substituted building platforms will only be visible from the surface of the lake within approximately 
1km of the site and as such will have no more than minor visual effects when compared to the 
consented baseline. 

3. The variation to consent notice conditions will further reduce visual effects on the landscape. 

2.0 SITE DESCRIPTION AND SURROUNDS 

2.1 Land Ownership and Site Description 

The Applicant’s wider site (hereon called the Applicant’s Site) is known as Walter Peak Station which is legally 
described as Lot 100 DP 386580, Lot 200 DP 386580, Lots 1-8 DP 386580 and Section 2-4 Survey Office Plan 
381091. The Computer Freehold Register (and the consent notices and covenants) for the Applicant’s site is 
attached as Appendix 1. A summary of the interests registered on the titles is set out in Table 1 below. 

Interest Reference Type of Interest Description 

6834919.2 Land Covenant Private covenant between Walter Peak 

Corporate Trustee Ltd and Convelle 

Enterprises Ltd regarding future use of 

land not affecting Convelle’s operation of 

their airstrip on the neighbouring site. 

 

7789534.3 Consent Notice Consent Notice from RM010111 imposing 

conditions from consent. Various 

conditions within this Consent Notice are 

to be removed/varied as part of this 

application. 

7789534.9 Deed of Easement Right to convey water 

7789534.10 Easement Instrument  Right of way easement 

7789534.11 Easement Instrument Telecommunications & computer media 

easement 

7789534.12 Covenant Covenant between Walter Peak 

Developments Ltd and QLDC that WPDL 
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and future owners acknowledge that 

when subdivision consent RM060644 was 

granted, the land contained uncertified fill 

and may be susceptible to subsidence. 

10059247.1 Variation of Consent 

Notice 

Variation of Consent Notice 7789534.3. 

This is a variation of the original conditions 

from RM010111 to amend the reference 

to the planting and landscape plans. 

10155841.2 Easement Instrument Covenant around not objecting to or 

obstructing to use of jetty in south-west 

corner of Beach Bay (where TSS Earnslaw 

docks). 

Table 1 – Summary of Interests registered on Applicant’s Records of Title 

The property is located on the western shores of Lake Wakatipu, generally located in between the Real Journeys 
land at Beach Bay at Walter Peak Station and Mount Nicholas Station, and comprises of 37 hectares of rural 
farmland with some existing infrastructure and implement sheds. The location is shown below in Figure 1. 

The property is remote, and the only forms of access are by road (via the Mavora Road, which would generally 
involve a 5 hour return trip and from Queenstown) and by boat. Boat access to the site is currently very difficult 
to safely navigate because there is no jetty, and the previously constructed and established boat harbour is no 
longer accessible due to a large accumulation of  gravel from along shore drift.  

 
Figure 1 – Location of Applicant’s property 

The Beach Bay – Mt. Nicholas Road extends across the southern boundary. This road provides road frontage and 
connection for Te Anau Developments Limited (Real Journeys), the property and Walter Beach site. The road is 
of gravel formation and is only occasionally used. An unformed road extends along the eastern boundary of the 
property, to the east of that unformed road lies a 155-hectare rural visitor zoned property owned by Real 
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Journeys. That Real Journeys property includes an airstrip and other activities located near the south-west corner 
of that property. A marginal strip extends along the lake-front boundary, whilst a 37-hectare freehold title owned 
by Walter Peak Corporate Trustees Limited (Walter Peak Station) adjoins the western boundary. 

An existing marina is located adjacent to the site but within the lakebed and marginal strip. The marina was 
approved in 2003 by resource consent and subsequently implemented but is currently unusable because of a 
design fault with the breakwater and marina entrance. The original engineering for the marina had not 
sufficiently considered the alongshore sediment transport which meant that the marina entrance continually 
fills up with gravel rendering the marina unusable. 

The Applicant currently has a resource consent application lodged with QLDC for an upgraded marina, building 
and floating storage shed (RM201040). This application is to be processed separately from this application. A 
concurrent application to upgrade the marina is currently lodged with ORC (RM20.341).  

2.2 Consenting Background 

There have been numerous resource consents granted that affect the Property. Those consents all relate to a 
foundation resource consent that was sought in 2001 which enabled the creation of 8 rural living allotments 
(generally 1,300m2) and a large visitor accommodation lodge with 8 stand-alone visitor villas located in the 
vicinity of the Lodge.  Those various consents are set out in Table 2 below. 

Consent No# Description 

RM010111 Land Use and subdivision consent for residential lots, a visitor accommodation 

lodge and eleven stand-alone visitor accommodation villas(amended layout 

approved by Environment Court decision (RMA1197/01, RMA1199/01) 25 January 

2005. 

RM010111.125 Extension to lapse date of RM010111 (until 21 December 2024) 

RM021128 Land use consent – docking facility 

RM060544 Land use consent - temporary quarry 

RM061071 Variation to RM010111 - Variation to condition 8(g) of RM010111 to amend the 

condition relating to effluent disposal. 

RM061199 Land use consent - water pump and foul sewer sheds 

RM070179 Variation to RM010111 – location of 8 residential building platforms 

RM070485 Variation – add consent condition to RM010111 and RM070179 regarding water 

supply by Consent Notice 
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RM070890 Creation of a Right of Way over Lots 100 and 200 DP 386580 

RM130610 Variation to RM010111 - planting requirements 

RM140817 Variation to Consent Notice 778953.3 to cancel and amend conditions from the 

original consent RM010111 regarding various matters from a communal 

wastewater system to landscaping matters. 

 Table 2 – Resource Consent Chronology 

 

RM010111 - Initial lodge, villa and subdivision consent 

The primary consent is RM010111.  The Council’s initial resource consent approval (issued November 2001) for 

this Property provided for: 

• 10 large rural residential lots (ranging in size from 1173m2 to 1498m2) 

• The lodge facility 

• 11 stand-alone villas – each containing 3 accommodation units. 
 
Subdivision consent was sought and granted for 45 lots (10 large lots, 34 lodge lots and 1 balance lot). The 
stamped approval plans show that the lodge site contained several buildings in a cluster to create the lodge. The 
plans suggest there was a reasonably high level of detail, however, no floor plans or elevations are available. 
 
The approved plans for the stand-alone villas included the following note: 
 
 Cluster Housing 

The clusters are houses arranged in a courtyard form. The clusters read as a complex of farm buildings 
with one form and the impact of one dwelling. The houses share a common entry courtyard from the 
southern side but are designed to give outdoor privacy and views for each household. The houses are 
two storeys with living, dining and kitchen and bathrooms downstairs with two bedrooms and large 
drawing room upstairs. Some houses will also have a third bedroom downstairs.  

 
An example of the approved villas is below at Figure 2. 
 

 
Figure 2: Approved elevation of one of 11 guest villas (RM010111). 

 

The lodge building (Figure 3) was to be located to the northern side of the site overlooking Lake Wakatipu. The 
Council decision approved a 4,288m2 lot for the lodge. The building is two level, although very little information 
exists on Council files. The building appeared to have a ground floor area of 1,600m2. 
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Figure 3: Approved Elevation of the lodge building – RM010111 

 
 
Environment Court Consent Order – RM010111 
The decision of QLDC was appealed by other parties and subsequently resolved by consent. This included a 
reduction in the number and scale of the guest villas. The location of the approved lodge and villa locations is 
set out in Figure 4 below in green while the eight approved building platforms are shown in blue. This application 
relates to the removal of the green areas and replacement with an equivalent area of building platforms.  
 

 
Figure 4: Location of lodge and villas (shown in green) by Environment Court Consent Order on decision RM010111 

 
 
The Consent Order confirmed by the Court is subject to 15 subdivision conditions and 31 land use conditions. 
There have been variations to both sets of conditions regarding implementation of services, infrastructure and 
certain landscape requirements, but nothing that affects the overall bundle of consents.  
 
The initial 10 year lapse date of the landuse consent was extended until 2024 (RM010111.125). 
 
Consent Notice 7789534.3 sets out 24 ongoing conditions which have been summarised in Table 3 below. These 
conditions apply to all of the residential lots (shown in blue in Figure 4 above) and the lodge and villa buildings 
(shown in green in Figure 4 above). Some of these consent notice conditions need to be varied or cancelled as 
part of this application – this is covered later in this assessment at Section 3.3. 
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Consent Notice 

7789534.3 

Condition 

Summary of condition 

(a) Domestic water and fire-fighting storage 

(b) Water filtration and treatment system 

(c) Effluent disposal system 

(d) Future dwellings on Lots 1 to 8 shall be within building platform on approved 

subdivision plan. 

(e) Lodge and cottages within Lot 100 located in accordance with approved plan 

(f) Maximum building height limited to 6m 

(g) Roof pitch for all structures within Lot 100 (relates to all visitor accommodation 

facilities) shall be between 28 and 40 degrees. Flat roofs are only permitted as 

connections between structures and shall not exceed 20% of the total roof 

area.  

(h) Roof colours and treatment 

(i)  Cladding colours and materials 

(j) All ancillary structures to be clad and coloured to match principal dwellings 

(k) To minimise glare and potential  

(l) Water storage facility location 

(m) Fencing  

(n) Exterior lighting 

(o) No lighting of vehicle access ways 
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(p) Acoustic insulation 

(q) No further subdivision without consent of Council 

(r) No removal of landscaping established in accordance with detailed planting 

plan. 

(s) Maintenance of Detailed Planting Plan 

(t) No planting of exotic trees 

(u) Management of land known as ‘Zone 8’ 

(v) Only planting as per Structural Landscaping Plan is allowed 

(w) Restrictions on future subdivision 

(x) Water supply scheme 

 Table 3: Ongoing conditions from Consent Notice 7789534.3 

Subdivision Approval 

The subdivision consent provided for creation of 8 residential lots (generally 1,300m2 each), and the creation of 
two balance lots, all of these lots have been created.  The balance lots are currently described as Lots 100 and 
200.  Lot 100 is 4.2 hectares and comprises most of the lodge and cottage area, whilst Lot 200 (32.4ha) is the 
residual balance lot, over which the residential lots have a 1/9th interest.   

Lot 100 occupies the north-east corner of the Property, with the exception of a small part of Lot 200 (about 
7,500m2).   This application proposes to regularise the boundaries of lots, as indicated in Figure 6, so that Lot 100 
is extended to incorporate the 7,500m2 of Lot 200.   Currently one of the approved villas straddles the boundary 
of Lots 100 and 200. 

The underlying Court mandated subdivision consent has been given effect to by the creation of nine previous 
Records of Title.  The land use consent to develop the Lodge, Cottages, and ancillary structures remains extant 
as a result of previous section 125 extensions granted by the Council. 

All of the sites remain in the ownership of the Applicant. 

None of the 8 large residential lots within the wider Lot 200 have been developed beyond the provision of 
essential services.  The only buildings on the properties are a temporary relocatable site manager shed, 
implement shed and a water pump building and several water tanks. A site plan of the existing lot boundaries 
overlaid over an aerial photo prepared by Clark Fortune McDonald is attached at Appendix 2.  
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Extensive planting has been undertaken across the property in accordance with the earlier subdivision 
requirements. QLDC has certified the extent and health of those planted areas as achieving the objectives of the 
subdivision conditions. The bond associated with those works has been released.  

2.3 Hazards 

The QLDC hazards register identifies different kinds of alluvial fan data over the site. Natural hazards are dealt 
with later in this report at Section 5.6 in conjunction with the GeoSolve Geotechnical and Natural Hazards report 
submitted with this application. 

 

3.0 DESCRIPTION OF THE PROPOSAL 

3.1 Boundary Adjustment between Lot 100 DP 386580 and Lot 200 DP 386580 

A boundary adjustment is proposed between Lot 100 DP 386580 and Lot 200 DP 386580. A plan of existing 
boundaries and proposed boundaries by CFMA is attached at Appendix 2. 

The boundary adjustment will provide an extra 7,500m2 to Lot 100 from Lot 200. The current Lot 200 has an 
unusual north-eastern section along the marginal strip boundary with Lake Wakatipu that is joined to the rest of 
Lot 200 by a narrow tract of land alongside Section 4 Block III Mid Wakatipu SD. The current layout is shown 
below in Figure 5: 
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Figure 5: Current Lot 200 alignment including north-eastern portion (shaded purple) connected to the rest of Lot 200 by narrow tract of land. 
Image Source: CFMA plan 10-01 dated 06.11.18 

The realignment of the north-eastern boundary of Lot 100, which is to run alongside the eastern side of Mick 
O’Day Track, will remove the difficulty in accessing the north-eastern portion of Lot 200. The proposed realigned 
boundary is shown below at Figure 6. 
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Figure 6: Proposed realigned boundary between Lot 100 and Lot 200 DP 386580 (shown in purple). Image Source: CFMA Plan 11-01 dated 
06.11.18. 

No change in access or easements is required for the boundary adjustment. 

3.2 Building Platforms 

The site contains 14x building areas totalling 3,333m2 approved under RM010111. These approved 14x building 
areas are spread throughout the meadow and marina areas and are shown on the Patch Landscape Existing 
Baseline Plan at Appendix 3. This proposal replaces those 14x building areas with four new building platforms 
being: 

1. 1 x 1000m2 building platform above the marina with a 50% building coverage limit. This building 
platform replaces three of the previously consented villas under RM010111. 

2. 2 x 1000m2 and 1 x 830m2 building platforms in the meadow. These 3x meadow building platforms are 
not proposed to have a building coverage limit on them. These building platforms are located in a similar 
general location as the lodge buildings. 

The proposed new building platforms will have a total buildable area of 3,330m2. The location of the proposed 
building platforms compared to the consented building areas are shown in the Landscape Plans prepared by 
Patch Landscape at Appendix 3.  
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A diagram showing the location of the existing build areas and the replacement building platforms is shown 
below at Figure 7. 

 
Figure 7: Location of existing approved building areas (outlined in red) and replacement building platforms (outlined in black dash). Image 
Source: Patch Landscape Site Plan. 

The areas of the existing build areas and replacement building platforms are set out below in Table 4. 

 Existing Building Platform  Proposed Building Platform 

Meadow 162m2 (x6 villas) 1000m2 

 

830m2 

 

1000m2 

378m2 

1,055m2 

370m2 

36m2 (x2) 

Total Meadow 2,847m2 2,830m2 
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Marina 162m2 (x3) 1,000m2 

Marina Total 486m2 500m2 (1000m2 with 50% building 
coverage) 

   

Gross total: 3,333m2 3,330m2 

Table 4: Area of existing build areas compared to proposed building platforms. Data Source: Patch Landscape Existing Baseline 
and Proposed Building Platforms dated 9 February 2021. 

3.3 Variation and cancellation of conditions in Consent Notice 7789534.3 and Variation of Consent Notice 

10059247.1 under s221 RMA 

Consent is sought to vary and cancel consent notice conditions registered in Consent Notice 7789534.3 and 
Variation of Consent Notice 10059247.1. The amendments to conditions are shown in Table 5 below as deletions 
in strikethrough and additions underlined. These amendments include: 

- References to replacement planting and landscape plans included in this application; and 

- Alignment of design controls with proposed design controls included in this application. 

 

Consent Notice 7789534.3 and Variation of Consent Notice 10059247.1 

(e) That the proposed lodge and cottages positioned within Lot 100 shall be located in general 
accordance with the “Lodge and House Location Plan” prepared by Morgan + Pollard and 
Associates referenced MPQ/48C(01) (attached marked “B”), which shall be subject to final 
survey. The floor areas of each component of this visitor accommodation facility (including 
cottages and stable facilities and main lodge buildings) shall be generally consistent with the 
building outlines detailed within this plan.   

(e) The conditions in this Consent Notice apply to Lots 1 to 8 and Lot 100 386580 unless otherwise 
specified. 

(f) Building Height 

The maximum building height for all lodge facilities proposed including cottages and stable 
facilities and main lodge buildings within Lot 100 and those future dwellings and ancillary 
buildings within Lots 1 to 8 shall be limited to 6 metres from existing ground level with the 
exception of the south-western corner of Lot 6 which shall have a maximum of 6 metres above 
332.72m above sea level and all shall comprise single storey structures.  
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(g) Roof Pitch 

The roof pitch for all structures within Lot 100 (relates to all visitor accommodation facilities) 
shall be 28° to 40°. Flat roofs are only permitted as connections between structures and shall 
not exceed 20% of the total roof area. 

(h) Roofing 

The final roof treatment of all buildings contained within Lots 1-8 and Lot 100 shall be limited 
to: coloursteel Ironsand or Greyfriars or cedar shingles, slate or other alternative roof cladding 
materials which seek to achieve the design objectives for future dwellings in Lots 1-8. 

1. Steel, zinc or aluminium (corrugated or tray), 

2. Slate, 

3. A living / green roof of a vegetation coverage consistent with the surrounding 
landscape, 

4. Membrane covered in local gravels, 

5. Shingles or cedar shakes. 

All roofing material shall be finished in dark recessive tones of grey, green or brown with a light 
reflectivity value of between 7% and 20% and have a matte, or G10 low gloss finish. 

(i) Cladding 

The final wall claddings for all the buildings shall include the following materials or design 
outcomes: 

• Local schist or river stone; 

• Or timber claddings, which may be left to weather, be finished in a cedar stain, or be 
painted with an appropriate colour consistent with those design controls or overall 
design objectives adopted within this development; 

• Or be in a plaster finish or board and batten, which shall include muddy earth browns, 
greens, greys, ochres or similar recessive muted earth tones; 

• Or steel, zinc or aluminium (corrugated or tray) 

• Or alternative materials may be employed for those future dwellings to be located 
within Lots 1-8 and 100, however only if they achieve the design outcomes for this 
development area.  

All external walls shall be coloured in the natural hues of green, brown or grey with a light 
reflectivity value of between 7% and 30%. All painted surfaces shall have a matt or G10 low 
gloss finish. 

(k) Glare and Reflectivity 

To minimise glare and potential reflectivity, all buildings shall include either non-reflective 
glazing or an alternative product that will reduce the reflection of incident light to 8% or less on 
east, north and west elevations. Where anti-reflective glass is not used, or the glazed areas are 
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to be recessed by roof overhangs over the east, north and west elevations to provide for a 
minimum overhang depth of at least 1.8 metres.  

(l) Water Storage 

At the time a dwelling is erected on Lots 1 – 8 and the proposed lodge and cottages any buildings 
are erected within the building platforms are erected on Lot 100, all water storage facilities shall 
be either located underground or appropriately screened from views from Lake Wakatipu, Mt 
Nicholas Beach Bay Road and neighbouring land. 

(m) Fencing 

Fencing: boundary fencing to be in standard post and wire or post and rail only, and the only 
other fencing permitted under this condition is that provided for the purposes of excluding 
stock around planting areas and electric fencing for the retention of stock (this later fencing 
shall employ recessive electric fence tape when located within any lot subject to this decision).  

(n) Lighting 

All exterior lighting shall be fixed and no higher than 1.2 metres above finished ground level, 
capped, filtered and pointed downwards and screened so as to minimise lux spill. 

(qa) In the conditions under this section heading: 

(i) ‘Detailed Planting Plan’ means the Detailed Planting Plan referred to in resource consent 
RM010111 and amended by the Patch Landscape Plan dated 9 February 2021 approved as part 
of Resource Consent RMXXXXXX; and 

(ii) ‘Landscape Management Plan’ means the Landscape Management Plan for Walter Peak 
Station Trust prepared by Davis Consulting Group Limited and Land Limited, dated 4 March 2013 
and referred to in condition 11(a) of change of consent conditions RM130610 and entered into 
Council records as RM130610 and amended by the Patch Landscape Plan dated 9 February 2021 
approved as part of Resource Consent RMXXXXXX.  

(q) There shall be no further subdivision or development in the form of buildings, structures, 
planting, or other improvements other than those activities provided for under resource 
consent RM010111 as varied by RM130610 and RMXXXXXX, without the written consent of the 
Council (noting that such consent would not constitute any required resource consent that 
would otherwise have to be obtained separately).  

(r) There shall be no removal of landscaping established in accordance with the Detailed Planting 
Plan and in accordance with the Landscape Management Plan except as in accordance with the 
Patch Landscape Plan dated 9 February 2021 approved as part of Resource Consent RMXXXXXX, 
and all existing grey shrubland species contained within each allotment (excluding those within 
the identified development areas). 

(s) The landowners for the time being of Lots 1 to 8 and 100 or the Walter Peak Management 
Company shall maintain in perpetuity the planting on Lot 200 established under the Detailed 
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Planting Plan and under the Landscape Management Plan except as in accordance with the 
Patch Landscape Plan dated 9 February 2021 approved as part of Resource Consent RMXXXXXX.  

(sa) The landowner for the time being of each Lot 1 to 8, or the Walter Peak Management Company, 
shall maintain in perpetuity the curtilage planting (identified as zone 9 within Walter Peak Lodge 
and Residential Landscape Concept Plan prepared by Morgan Pollard and Associates 
established on their own lot.  

(sb) The landowner for the time being of Lot 100, or the Walter Peak Management Company, shall 
maintain in perpetuity the planting of this allotment established under Walter Peak Station 
Landscape Concept for the Lodge and Cottage Areas (varied by the Patch Landscape Plan dated 
9 February 2021) and the Landscape Management Plan. 

(u) The landowners for the time being of Lots 1 to 8 and 100, or the Walter Peak Management 
Company, shall be responsible for the ongoing management of that area of land identified as 
zone 8 within the approved Landscape Concept Plans prepared by Morgan+Pollard and 
Associates contained within Lots 100 and 200 and shall include: 

(i) The ongoing grazing of these areas in perpetuity to maintain a pastoral management regime 
throughout zone 8 identified within those allotments; 

(ii) The retention and future maintenance of all stock fencing; 

(iii) The ongoing management of wilding plants and animal pests by the landowners for the time 
being of Lots 1 to 8 and 100, or by the Walter Peak Management Company within the area 
defined within zone 8. 

(v) There shall be no planting of any plant species within Lots 1 to 8 and 200, other than those plant 
species approved under the Landscape Management Plan and within Lot 100 other than those 
plant species approved under the Walter Peak Landscape Consent for the Lodge and Cottage 
Areas as varied by the Landscape Management Plan and amended by the Patch Landscape Plan 
dated 9 February 2021 approved as part of Resource Consent RMXXXXXX. 

(w) The land subject to consent RM010111, being that land comprised in Computer Freehold 
Registers 346601, 346602, 346603, 346604, 346605, 346606, 346607, 346608, 346609, shall 
not be further subdivided, provided that this restriction shall not apply to a boundary 
adjustment subdivision which does not result in the creation of any new certificate of title. or 
any new building platform. 

Table 5: Proposed variations to Consent Notice 7789534.3 and Variation of Consent Notice 10059247.1 

3.4 Infrastructure and Services 

Details of infrastructure and services to the building platforms are included in the Services Report prepared by 
Clark Fortune McDonald at Appendix 4 with summaries set out below. 

The reports attached to this application confirm that some existing services are available (as a result of previous 
consent implementation works) and that extension of those services is possible and practicable. 
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Access 

The building platforms will be accessible from accesses leading from the marina on Lake Wakatipu as well as 
from Mick O’Day Track. Mick O’Day Track has been consented and constructed under RM010111. 

Wastewater 

Wastewater disposal from the proposed building platforms is to be via connections to the Hynds Foul Sewer 
Treatment Plant consented and constructed under RM010111 (variation RM061071).Stormwater 

Stormwater from the building platforms will be disposed to ground with confirmed permeability and detailed 
design to be provided at building consent stage. 

Water Supply 

Water supply will be provided via the existing reticulated water supply system established under RM010111. 

Fire Fighting 

There are two fire hydrants installed at the boundary of Lot 100 and firefighting flow requirements have been 
taken into consideration in the existing water supply calculations. The proposed meadow building platforms are 
within 90m of the hydrants. The proposed marina building platform is in very close proximity to the lake which 
could be used as a source of fire fighting water. 

Power and Telecommunications 

An existing on site electrical supply system has been installed as part of the subdivision consented under 
RM010111. 

It is anticipated the existing electrical reticulation will be sufficient to supply electricity to the proposed building 
platforms. This will need to be confirmed by appropriately qualified professionals. If it is found that the existing 
electrical supply requires upgrading, several on-site alternatives are available. 

There is not intended to be reticulated telecom connection to the building platforms. 

Vodafone NZ show 3G mobile phone coverage to the site.  

 

3.5 Design Controls 

Proposed design controls are set out in the Landscape Assessment at Appendix 5 which include: 

• External walls coloured in natural hues of green, brown or grey with LRV of between 7% and 30% 

• External wall claddings limited to: 

o Steel (corrugated or tray) 

o Plaster or textured concrete which meets the colour controls 

o Local schist or river stone 

o Timber weatherboards (or a product that mimics timber weatherboards) 

• All roofing material finished in dark recessive tones of grey, green or brown with a LRV of between 7% 
and 20% and have a matt finish if painted. 

• External roofing materials of all buildings shall be: 
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o Steel (corrugated or tray) 

o Slate 

o Shingles or cedar shakes 

• All external painted surfaces and roofs shall have a matt finish. 

• All glazing on the east, north and west elevations of any future building shall be anti-reflective glass or 
an alternative product which will reduce the reflection of incident light to 8% or less. 

• Where antireflective glass is not used, buildings shall be constructed with eaves, overhangs or recessed 
windows of no less than 1.8m in depth over east, north and west elevations. 

• Buildings shall be articulated in form and recessed or extruded to avoid monolithic, lineal built forms. 

• All external lighting shall be directed at the ground and house such that no filament will be visible from 
Lake Wakatipu. All external lighting shall be no higher than 1.2m above ground level. All external lighting 
shall not be used to highlight buildings or landscape features which may be visible from beyond the 
property boundary.  

These controls have been incorporated in the recommended conditions of consent. 

 

3.6 Proposed Landscape Mitigation 

No additional landscaping is proposed for mitigation. The only planting proposed is a replacement planting area 
for the area of building platform by the marina which is an amendment to the existing planting plan approved 
by RM010111 and varied by RM130610. This replacement planting area is detailed in the landscape plan by Patch 
Landscape at Appendix 4. It is noted that the clearance of this voluntarily planted indigenous vegetation 
permitted under Rule 33.4.6 as it is less than 15 years old. 

 

4.0 CONSENTS SOUGHT 

4.1 Operative District Plan 

The subject site is zoned Rural General under the Operative District Plan, however, the relevant rule triggers 
under the PDP are not under appeal to the Environment Court .The PDP rules are to be treated as operative 
under s86F RMA. Therefore, the proposal should only be assessed under the PDP rules and not the ODP. 

 

4.2 Proposed District Plan  

As part of Stage 1 of the District Plan Review, the site was zoned as Rural and there have been no appeals lodged 
with the Environment Court on the zoning of this site.  

The proposed activity requires the following resource consents: 

• A discretionary activity under Rule 27.5.6 for the boundary adjustment between Lot 100 DP and Lot 
200 DP 386580 as it does not fall under any other boundary adjustment rule in Section 27.5 of the 
District Plan. 

• A discretionary activity resource consent pursuant to Rule 21.4.10 for the identification of a building 
platforms not less than 70m2 and not greater than 1000m2.  
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4.3 Section 221 RMA – Variation of Consent Notices 

A discretionary activity consent is sought pursuant to s221 RMA to vary/cancel the conditions in Consent Notice 
7789534.3 and Variation of Consent Notice 10059247.1 as set out in Section 3.3 above. 

 

4.4 Activity Status and Assessment Matters 

Overall, resource consent is sought for a discretionary activity. 

Section 104 and 104B of the Resource Management Act 1991 (RMA), set out the relevant assessment matters 
for resource consent applications carrying the discretionary activity status. Section 104 states: 

 104 Consideration of applications 

(1) When considering an application for a resource consent and any submissions received, the consent 
authority must, subject to Part 2, have regard to- 

(a) any actual and potential effects on the environment of allowing the activity; and 

(ab) any measure proposed or agreed to by the applicant for the purpose of ensuring positive 
effects on the environment to offset or compensate for any adverse effects on the 
environment that will or may result from allowing the activity; and 

(b) any relevant provisions of- 

(i)   a national environmental standard: 

(ii) other regulations: 

(iii) a national policy statement: 

(iv) a New Zealand coastal policy statement: 

(v) a regional policy statement or proposed regional policy statement: 

(vi) a plan or proposed plan; and 

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

Section 104B states that an application for a discretionary activity may be granted or refused by the consent 
authority. If the application is granted, the consent authority may impose conditions under Section 108.  

 

5.0 ASSESSMENT OF ENVIRONMENTAL EFFECTS (S104(1)(A)) 

5.1 Positive Effects 

The boundary adjustment between Lot 100 DP 386580 and Lot 200 DP 386580 will remove the north-eastern 
corner of Lot 200 which is difficult to access through the narrow tract of land against Section 4 Block III Mid 
Wakatipu SD. The proposed alignment of the boundary of Lot 100 along the eastern side of Mick O’Day Track is 
more logical and provides Lot 100 with road frontage along Mount Nicholas – Beach Bay Road. 

The removal of 14 building areas approved under RM010111, and their replacement with 4 building platforms 
with the same total area of the original building areas reduces the number of potential locations of which visual 
effects can be received from.  
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RM010111 provided for the construction of 11 separate buildings spread around the meadow and marina area, 
whereas this application would provide for three building platforms in close proximity to each other on the 
meadow and one building platform south of the marina.  The proposed building platform by the marina will have 
a 50% building coverage limit imposed so this further reduces the final built area to 500m2 on that building 
platform. 

The existing condition of consent (RM010111) provide for landuse consent for a variety of buildings, without the 
need for any further planning approvals.  

The implementation of that existing consent is made difficult by the structure of the conditions that require the 
approval of third parties; being parties that no longer legally exist (i.e. the Wakatipu Environmental Society Inc.).  

5.2 Existing Environment/Consented Baseline 

Resource consent (RM010111) was granted by Consent Order from the Environment Court on 25 January 2005 
for a subdivision to create eight allotments with residential building platforms located to the west and south of 
the marina (Lots 1 – 8 DP386580) and to construct a lodge and ten associated villas on the meadow, on the 
hillside to the south of the meadow and to the south of the marina (all within Lot 100 DP386580). RM010111 
also created two balance lots (Lot 100 and 200 DP386580) A variation to consent RM010111 was granted in 
March 2014 and this consent is known as RM130610. As part of RM130610, a planting schedule for the wider 
area (Lots 100 and 200 DP 386580) was approved. A visual simulation of the surrounding consented environment 
is shown below in Figure 8. 

 

Figure 8: Consented Environment from RM010111 and RM130610. Image Source: Patch Landscape Approved Environment Simulation dated 
9 February 2021.   

In terms of the existing marina on the lakeshore, a joint ORC and QLDC consent was granted in 2003 (RM021128) 
for the existing marina which was subsequently established.  
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A subsequent consent from ORC was sought and obtained in January 2018 (RM17.321) to extend and alteration 
of the existing marina. These consented works enabled dredging of the marina basin and realignment of the lake 
entry.  

Resource consent applications have been recently submitted to ORC (RM20.341) and QLDC (RM201040) to 
upgrade the existing marina with a new design that includes a floating storage shed and a private recreation 
building containing dining and entertaining facilities within the marginal strip.  

 

5.3 Visual Effects 

Under both the ODP and the PDP, the site is within an Outstanding Natural Landscape (ONL).  A landscape 
assessment included at Appendix 5. 

As covered in the Patch Landscape assessment by Patch at Appendix 5, there is only a narrow window of 
theoretical visibility from public places. The public places that are relevant to this application include: 

- The surface of Lake Wakatipu 

- Marginal strip 

- Glenorchy-Queenstown Road 

- Mt Nicholas-Beach Bay Road 

West of the site is a rocky headland which will screen the proposed building platforms from view in a westerly 
direction. South and east of the site are a series of vegetated subtle terrace risers which provide a textural 
context in which well controlled buildings can be absorbed.   

In terms of views from land on the northern side of Lake Wakatipu, Mr Skelton considers that well-controlled 
and recessively clad buildings in a vegetated context set against landforms to be reasonably difficult to see from 
distances between 2-3km. The lake is of a width of at least 4.09km. As shown in Figure 9 below, the proposed 
development will be reasonably difficult to see from across the lake. The consented built form already presents 
as recognisably different from the ONL landscape. Mr Skelton considers that to a casual observer, the change in 
the consented development will not affect visual amenity from a distance of over 2-3km.  From a more familiar 
observer’s perspective, there may be a change in the distant landscape compared to the consented development 
but this proposal will not change the level of visual amenity from across the lake.  
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Figure 9: View from Picnic Point, Bob’s Cove of the subject site. Image Source: Patch Landscape Visual Assessment Image 9 dated 9 

February 2021 

 

With reference to views from the surface of Lake Wakatipu, Mr Skelton considers that the proposed 
development would not be clearly visible unless a viewer was within approximately 1km of the site. See Figure 
10 below showing the visibility level at approximately 2km. From more distant locations on the lake, the built 
development would be well absorbed within wider views of the broad and outstanding natural landscape. Mr 
Skelton notes that even as a viewer approaches the development, the proposed development will be well 
absorbed visually within the landscape’s natural elements. The foreshore will act as the foreground to views 
from the lake and the development will be set against the context of a vegetated terrace riser.  

 

Version: 1, Version Date: 12/03/2021
Document Set ID: 6802433



 

Job #16115 – Building Platforms 2021  Page 27 

Figure 10: View from receptors located approximately 2km from marina site within Lake Wakatipu. Image Source: Patch Landscape Visual 
Assessment Images dated 9 February 2021 

 

The marina building platform will be visible from the lake foreshore adjacent to the marina, however, the 
proposed building platform will reduce the elevation and consolidate the bulk of the existing 3 cottage locations 
approved under RM010111. The meadows building platforms will not be visible from the lake foreshore as they 
are located up on the terrace to the east of the marina.  

The proposed variations to consent notice 7789534.3 and variation of consent notice 10059247.1 remove 
references to redundant management companies but also would approve modern building materials, introduce 
LRV limits and increase roof overhangs. The effect of approving these variations to the consent notice would not 
increase the visibility of the proposed buildings and would act to make future dwellings more visually recessive 
than the current consented development.  

Visual Effects Summary 

Mr Skelton considers that the proposal will not act to increase the visibility of the already consented 
development viewed from any road or public place. The proposal will consolidate built development into more 
concentrated building platforms. Overall, it is considered that the proposed building platforms will not result in 
an increase in effects on the landscape character or visual amenity compared to the existing consented 
development. As the proposal will shift the location of proposed buildings on the site from their current location, 
this will be noticeable to receptors within 2km of the site but will not cause any significant adverse impacts. 
Therefore, the effect on landscape values is considered to be no more than minor. 

In terms of the proposed boundary adjustment between Lots 100 and 200 DP 386580, there will be no visual 
effect as the remainder of Lot 100 and 200 will remain in pastoral use. 

 

5.4 Effects on Vegetation and Ecology 

There is existing indigenous vegetation where the proposed 1000m2 marina building platform is to be located. 
This existing vegetation is proposed to be removed. This vegetation is comprised of grey shrubland, tussock and 
beech which were planted as part of a consented planting schedule under RM130610. To mitigate this loss of 
existing indigenous vegetation, the applicant proposes to plant an equivalent sized area (1,000m2) of indigenous 
vegetation in the areas shown on the Patch Landscape Plan ‘Vegetation Baseline and Proposed Area’ dated 9 
February 2021 and attached at Appendix 3.  

All other vegetation around the vicinity of the building platforms will remain untouched.  

It is considered that as the equivalent area of indigenous vegetation is offered to compensate for the loss of 
1000m2 of indigenous vegetation around the marina the effects on vegetation are less than minor.  

 

5.5 Cultural Values 

 Te Ao Marama and Aukaha (as representatives of iwi interests) are being consulted with in relation to this 
application. It is noted that the proposed building platforms are outside of the wahi tupuna area for Whakatipu 
wai maori (Lake Wakatipu) and Te Ao Marama and Aukaha have previously provided approvals to work carried 
out on the adjacent marina. Within the Kai Tahu Ki Otago Natural Resource Management Plan 2005 there are 
various cultural landscape issues identified as occurring around Whakatipu wai maori, (including the effects of 
subdivisions, lifestyle farms and infrastructure).  
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5.6 Natural Hazards 

A copy of the geotechnical report and hazards on the project by Geosolve is attached at Appendix 6. At Section 
5 of the report, a Hazard Assessment has been carried out and addresses the natural hazard risk categories: 

Alluvial Fan 

GeoSolve have carried out modelling related to landslide events in Point 1673 Creek and Mick O’Day Creek which 
have indicated that the building platforms are not at risk from debris flow. 

Flooding Risks 

The existing ground levels around the marina and meadow building platform vary from around 315 to 320masl 
and are significantly above the maximum recorded flood level of Lake Wakatipu which is 312.78masl. 

In terms of fluvial flooding risks, GeoSolve have completed modelling which shows that virtually all of the building 
platform areas are above the 100-year modelled flood level and therefore would be unaffected by fluvial 
flooding. A small part of the south-western corner of the meadow building platform may be affected by a 1 in 
100-year event, however, GeoSolve recommend that development in this building platform is achievable with a 
floor level elevated 600mm above natural ground level.  

Liquefaction 

GeoSolve have carried out a liquefaction risk review and conclude that the risk of liquefaction is considered low 
in the meadow building platforms. For the marina building platform, GeoSolve recommend TC 2 footings, 
engineered fill rafts or piled foundations in this area. 

Overall, it is considered that all natural hazard effects will be less than minor. 

5.7 Archaeology 

There are no archaeological sites recorded within the Applicant’s Site. There are also no heritage features under 
the District Plan registered on the Applicant’s site.  

5.8 Contaminated Sites 

There are no earthworks proposed with this application. A search of the ORC Listed Land Use Register shows no 
nearby HAIL sites relevant to the Applicant’s Site. The closest HAIL activity listed is a diesel tank at the Walter 
Peak Homestead at Beach Bay. The Applicant’s Site has already been consented for visitor accommodation and 
residential use and therefore there is no change in use. It is considered that the Resource Management (National 
Environmental Standard for Assessing and Managing Contaminants in Soil to Protect Human Health) Regulations 
2011 do not apply. 

5.9 Summary of Assessment of Effects 

A succession of existing resource consents have already created a consented baseline of existing building areas. 
This proposal consolidates 14 existing building areas of 3,300m2 in total and provides for 3 building platforms on 
the meadow area in close proximity (totalling 2,800sqm of built area potential) with one 1,000m2 building 
platform by the marina but which can only be developed to 50% of the total building platform area. This reduces 
the spread of building areas and reduces the spread of buildings from which visual effects may be perceived. The 
proposal will not result in an increase in adverse effects on landscape character and amenity over and above the 
existing consented baseline. However, as the effects of the shift of the building areas on receptors within 2km 
of the site will be noticeable but not significant in terms of landscape character or visual amenity, it is considered 
that the application has a no more than minor landscape effects. 

Version: 1, Version Date: 12/03/2021
Document Set ID: 6802433



 

Job #16115 – Building Platforms 2021  Page 29 

Effects on indigenous vegetation are considered to be less than minor as the equivalent area of indigenous 
vegetation will compensate for the loss of 1000m2 of indigenous vegetation around the marina. GeoSolve have 
confirmed through their investigations and modelling that natural hazards effects will be less than minor. 

6.0 OBJECTIVES AND POLICY ASSESSMENT 

6.1 QLDC Operative District Plan (ODP) 

As covered above at 4.1, the relevant PDP rule triggers are not under appeal, or the appeals seek retention of 
the rules and so therefore only assessment under the rules of the PDP (and not the ODP) is required. However, 
the ODP objectives and policies remain relevant under s104 RMA and are assessed below in Table 6. 

The objectives and policies relevant to this application are found in Part 4 – District Wide and Part 5 – Rural. 

Clause Objective or Policy   Assessment  

 Section 4 – District Wide Issues 

4.1.4 Nature Conservation Values 

The protection of outstanding natural features and 
natural landscapes. 

 

The proposed activity is going to consolidate 
already approved development on the site 
by consolidating 14 approved buildings 
down into 4 building platforms thereby 
reducing the spread of buildings within the 
ONL. This will reduce the level of 
development already permitted within the 
ONL. 

4.2.5 Subdivision, use and development being undertaken 
in the District in a manner which avoids, remedies or 
mitigates adverse effects on landscape and visual 
amenity values. 

 

4.2.5.1 Future Development 

a. To avoid, remedy or mitigate the adverse 
effects of development and/or subdivision 
in those areas of the District where the 
landscape and visual amenity values are 
vulnerable to degradation. 

b. To encourage development and/or 
subdivision in those areas of the District 
with greater potential to absorb change 
without detraction from landscape and 
visual amenity values. 

c. To ensure subdivision and/or development 
harmonises with local topography and 
ecological systems and other nature 
conservation values as far as possible. 

This policy seeks that structures preserve 

the visual coherence of ONL’s by 

encouraging structures that are in harmony 

with the line and form of the landscape; 

avoiding, remedying or mitigating adverse 

effects on the skyline, ridges and prominent 

slopes, encouraging colours and materials to 

complement the colours of the landscape 

and ensuring placement of structures in 

locations where they are in harmony with 

the landscape.  

The permitted development has already 

been deemed appropriate in the landscape 

and the applicant is further consolidating 

the approved spread of buildings into only 

four building platforms compared to 14 

Version: 1, Version Date: 12/03/2021
Document Set ID: 6802433



 

Job #16115 – Building Platforms 2021  Page 30 

buildings spread throughout the landscape. 

Additionally, design controls are proposed 

to make  

 

4.2.5.2 Outstanding Natural Landscapes (District-
Wide/Greater Wakatipu) 

a. To avoid, remedy or mitigate the adverse 
effects of development and/or subdivision 
in those areas of the District where the 
landscape and visual amenity values are 
vulnerable to degradation. 

b. To encourage development and/or 
subdivision to occur in those areas of the 
District with greater potential to absorb 
change without detraction from landscape 
and visual amenity values. 

c. To ensure subdivision and/or development 
harmonises with local topography and 
ecological systems and other nature 
conservation values as far as possible. 

As outlined in the AEE above, the landform 

surrounding the building platforms creates a 

narrow window of theoretical visibility. 

Additionally, Mr Skelton has set design 

controls on the building platforms which are 

set within a vegetated context. Mr Skelton 

considers that these factors combined will 

result in buildings on the building platforms 

being reasonably difficult to see from 

distances between 2-3km. A familiar 

observer may recognise a visual change in 

the landscape from such a distance, 

however, it is considered that these changes 

will not result in a loss of visual amenity 

from these distant places. 

4.2.5.9 Structures 

To preserve the visual coherence of: 

a. Outstanding natural landscapes and 
features and visual amenity landscapes by: 

• Encouraging structures which are 
in harmony with the line and form 
of the landscape; 

• Avoiding, remedying or mitigating 
any adverse effects of structures 
on the skyline, ridges and 
prominent slopes and hilltops; 

• Encouraging the colour of 
buildings and structures to 
complement the dominant 
colours in the landscape; 

• Encouraging placement of 
structures in locations where they 
are in harmony with the 
landscape; 

• Promoting the use of local, 
natural materials in construction. 

The proposed design controls include limits 

on colours, LRV’s, cladding materials, 

building form and lighting. Additionally, an 

existing consent notice condition limits the 

building height to 6m. Mr Skelton considers 

that these design controls will act to render 

the buildings more visually recessive within 

the vegetated landscape. Additionally, the 

reduction in the number of permitted 

building locations will cluster the proposed 

buildings together. The proposal will act to 

reduce the scale of visible built 

development from what has already been 

proposed.   
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 Section 5 – Rural Areas  

5.2.1 Objective 1 – Character and Landscape Value 

To protect the character and landscape value of the 
rural area by promoting sustainable management 
of natural and physical resources and the control of 
adverse effects caused through inappropriate 
activities. 

The relevant policies associated with this 
objective seek that district wide landscape 
objectives and policies are considered, to 
avoid, remedy or mitigate the adverse 
effects of development on the landscape 
values of the District, to presser the visual 
coherence of the landscape, avoid location 
of structures on skylines, ridges, hills and 
prominent slopes.  

As mentioned above, the proposed building 
platforms will have a narrow window of 
theoretical visibility and then the buildings 
will be reasonably difficult to see from a 
distance of 2-3km. The proposal will reduce 
the number of permitted buildings from 14 
down to a cluster of 4 building platforms 
resulting in a lesser of spread of buildings 
throughout this area of ONL. The proposal 
will not act to increase the scale of visible 
built development over what has already 
been improved  

Table 6: ODP Objectives and Policies Assessment 

 

6.2 QLDC Proposed District Plan (PDP) 

The application is assessed against the relevant objectives and policies from the Proposed District Plan as set out 
in Table 7 below. As the plan review process is still taking place, there are still some Environment Court appeals 
on the objectives and policies below that have not been resolved. These appealed objectives and policies are 
listed in red below.  

Clause Objective or Policy   Assessment  

 Chapter 3 Strategic Direction 

3.2.5  The retention of the District’s distinctive 
landscapes 

 

3.2.5.1 The landscape and visual amenity values and the 
natural character of Outstanding Natural 
Landscapes and Outstanding Natural Features are 
protected from adverse effects of subdivision, use 
and development that are more than minor and/or 
not temporary in duration. 

The proposal is not considered to increase 
the visual effects from buildings on the site 
above what has already been consented. 
The proposal will reduce the extent of 
visible built development by consolidating 
the building area and introducing design 
controls which will render future buildings 
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more visually recessive within the 
landscape.  

3.3.30 Avoid adverse effects on the landscape and visual 
amenity values and natural character of the 
District’s Outstanding Natural Landscapes and 
Outstanding Natural Features that are more than 
minor and or not temporary in duration. 

Mr Skelton notes that the proposal will not 
result in changes to the ONL’s quality and 
character beyond what is anticipated byt eh 
consented baseline and design controls will 
render future buildings more visually 
recessive within the landscape than the 
consented development.  

3.3.33 

3.3.34 

3.3.35 

Avoid significant adverse effects on wāhi tūpuna 
within the District. 

Avoid remedy or mitigate other adverse effects on 
wāhi tūpuna within the District. 

Manage wāhi tūpuna within the District, including 
taonga species and habitats, in a culturally 
appropriate manner through early consultation and 
involvement of relevant iwi or hapū. 

 The proposed building platforms are 
outside the wahi tupuna area for Lake 
Wakatipu, however due to proximity to the 
lake and location in the ONL, a copy of the 
application has been sent to Aukaha and Te 
Ao Marama for their comment.  

 Chapter 6 Landscapes and Rural Character  

6.3.8 Avoid indigenous vegetation clearance where it 
would significantly degrade the visual character and 
qualities of the District’s distinctive landscapes.  

There will be some vegetation removed 
near the building platform, however this 
vegetation will be replaced on the slopes 
above the meadow building platforms.  

6.3.11 Encourage any landscaping to be ecologically viable 
and consistent with the established character of the 
area.  

The proposed replanting area is to be 
consistent with the surrounding species as 
set out in the planting plan under 
RM130610. 

6.3.12 Recognise that subdivision and development is 
inappropriate in almost all locations in Outstanding 
Natural Landscapes and on Outstanding Natural 
Features, meaning successful applications will be 
exceptional cases where the landscape or feature 
can absorb the change and where the buildings and 
structures and associated roading and boundary 
changes will be reasonably difficult to see from 
beyond the boundary of the site the subject of the 
application.  

The proposed building platforms will 
consolidate the existing approved 14 
building locations into four clustered 
building platforms. Due to the surrounding 
landforms, there is only a small window of 
theoretical visibility. Existing vegetation and 
design controls will result in buildings that 
are reasonably difficult to see from 
distances between 2 and 3km. A familiar 
observer of the site at a distance over 2 to 
3km may recognise a visual change in the 
landscape as a result of giving effect to the 
consented development, but it is 
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considered that this change will not effect 
visual amenity from these distances.  

 

6.3.13 Ensure that the protection of Outstanding Natural 
Features and Outstanding Natural Landscapes 
includes recognition of any values relating to 
cultural and historic elements, geological features 
and matters of cultural and spiritual value to 
tangata whenua, including topuni and wahi tupuna. 

The proposed building platforms are outside 
the wahi tupuna area for Lake Wakatipu, 
however due to proximity to the lake and 
location in the ONL, a copy of the 
application has been sent to Aukaha and Te 
Ao Marama for their comment.  

6.3.16 Maintain the open landscape character of 
Outstanding Natural Features and Outstanding 
Natural Landscapes where it is open at present. 

The proposal will not increase any visible 
built development over what has already 
been consented and will not dominate or 
detract from views which are otherwise 
characterised by natural landscapes, for 
example Lake Wakatipu in the foreground 
and Walter Peak and Mt Nicholas in the 
background.  

6.3.26 Avoid adverse effects on visual amenity from 
subdivision, use and development that:  

a. is highly visible from public places and 
other places which are frequented by 
members of the public generally (except 
any trail as defined in this Plan); or  

b. forms the foreground for an Outstanding 
Natural Landscape or Outstanding Natural 
Feature when viewed from public roads.  

 

The development will be visible from the 
surface on the lake, within approximately 
1km of the site. However, this is an area of 
the lake that is not well used by passing 
boats and will result in no change in visual 
effects from what is consented as viewed 
from this boat and route.  

 

When public are viewing the proposal from 
the rocky foreshore, it should be noted that 
the building platforms within the meadow 
are set back from the marginal strip and will 
not be visible from the foreshore. The 
marina building platform may be visible 
when the observer is in the immediate area 
of the marina. However, this visibility is 
limited to the immediate area around the 
marina. It is noted that there are very few 
visitors to this area of marginal strip.   

 

 Chapter 21 Rural  
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21.2.1 A range of land uses, including farming and 
established activities, are enabled while protecting, 
maintaining and enhancing landscape, ecosystem 
services, nature conservation and rural amenity 
values. 

 The existing lodge and building areas were 
approved by RM010111 and were deemed 
appropriate within this rural ONL areas.  

21.2.1.4 Minimise the dust, visual, noise and odour effects of 
activities by requiring them to locate a greater 
distance from formed roads, neighbouring 
properties, waterbodies and zones that are likely to 
contain residential and commercial activity. 

The site is not located by neighbouring 
residential and commercial activities. 

21.2.1.5 Have regard to the location and direction of lights 
so they do not cause glare to other properties, 
roads, public places or views of the night sky. 

All external lighting shall be directed at the 
ground and housed such that no filament 
will be visible from Lake Wakatipu. All 
external lighting shall be no higher than 
1.2m above ground level. All external 
lighting shall not be used to highlight 
buildings or landscape features which may 
be visible from beyond the site.  

21.2.1.7 Have regard to the spiritual beliefs, cultural 
traditions and practices of Tangata whenua. 

The proposed building platforms are outside 
the wahi tupuna area for Lake Wakatipu, 
however due to proximity to the lake and 
location in the ONL, a copy of the 
application has been sent to Aukaha and Te 
Ao Marama for their comment.  

21.2.1.8 Have regard to fire risk from vegetation and the 
potential risk to people and buildings, when 
assessing subdivision and development in the Rural 
Zone. 

The meadow building platforms are located 
within meadow grasslands with no nearby 
shrubland. The marina building platform is 
going to be cleared of grey shrubland (which 
is being replaced in another location) and so 
there will be no nearby shrubland close to 
buildings on that building platform.   

21.2.1.9 Provide adequate firefighting water and fire service 
vehicle access to ensure an efficient and effective 
emergency response. 

As detailed in the Services Report by CFMA, 
there are two fire hydrants installed near 
the boundary of Lot 100. Fire fighting flow 
requirements have been taken into 
consideration in the existing water supply 
calculations.   

21.2.4.2 Control the location and type of non-farming 
activities in the Rural Zone, so as to minimise 
conflict between permitted and established 

The proposed building platforms are 
consolidating the existing building areas 
already consented and are located by the 
approved marina and an existing 8 lot 
subdivision. The proposed building 
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activities and those that may not be compatible 
with such activities 

platforms are compatible with the wider use 
of the site.  

 Chapter 27 – Subdivision and Development 

27.2.1.3 Require that allotments are a suitable size and 
shape, and are able to be serviced and developed for 
the anticipated land use under the applicable zone 
provisions.  

The boundary readjustment between Lots 
100 and 200 DP 386580 will remove the 
unusual and difficult to access north-
eastern corner of Lot 200 and create a far 
more usable shape for the continuation of 
pastoral use. 

27.2.1.7 Recognise that there will be certain subdivision 
activities, such as boundary adjustments, that will 
not require the provision of services. 

The boundary readjustment will not require 
the provision of services as the current 
services provided to the site are adequate 
for the adjusted lots and their use. 

27.2.7.2 Ensure boundary adjustment, cross-lease and unit 
title subdivisions are appropriate with regard to: 

a. the location of the proposed boundaries; 

b. in rural areas, the location of boundaries 
with regard to approved residential 
building platforms, existing buildings, and 
vegetation patterns and existing or 
proposed accesses; 

c. boundary treatment; 

d. the location and terms of existing or 
proposed easements or other 
arrangements for access and services. 

The boundary readjustment between Lots 
100 and 200 DP 386580 will create a more 
logical boundary between the two lots, 
removing the difficult to access north-
eastern corner of Lot 200 and create a far 
more usable shape for the continuation of 
pastoral use.  

The existing building areas and proposed 
building platforms will not be impacted by 
the boundary adjustment.  

The boundary treatment will remain in wire 
and post fencing for pastoral use. No change 
in access or easements is required. 

 Chapter 33 Indigenous Vegetation and Biodiversity 

33.2.1 Objective – The District’s indigenous biodiversity is 
protected, maintained or enhanced. 

Although there will be some clearance of 
indigenous vegetation, this will replaced 
with additions to the underlying Detailed 
Planting Plan approved under subdivision 
consents RM010111 and varied by 
RM130610. A copy of the Removed and 
Proposed Vegetation Plan is included in the 
Patch Landscape Plan at Appendix 3. 

33.3.1.3 Have regard to and take into account kaitiakitanga 
and the values of indigenous vegetation, taonga 

The revegetation of the wider site has been 
carried out in accordance with the 
revegetation plan approved by RM010111 
which was deemed appropriate for the site. 
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species and habitats. and biodiversity to tangata 
whenua. 

As for the clearance and replacement of the 
vegetation underlying the proposed marina 
building platform, a copy of the application 
has been sent to Aukaha and Te Ao Marama 
for their comment.  

33.2.1.5 Undertake activities involving the clearance of 
indigenous vegetation in a manner that ensures the 
District’s indigenous biodiversity is protected, 
maintained or enhanced. 

As mentioned above, although there is 
clearance of indigenous vegetation from the 
approved Detailed Planting Plan, there will 
be replacement of the equivalent amount of 
indigenous vegetation on the wider site. 
Details of this are shown in the Patch 
Landscape Removed and Proposed 
Vegetation Plan at Appendix 3. As part of 
this application, approval is requested to 
update the underlying Detailed Planting 
Plan by varying the consent notice approved 
under RM010111 and RM130610.  

33.2.1.6 Manage the adverse effects of activities on 
indigenous biodiversity by: 

a. avoiding adverse effects as far as practicable; 

b. requiring remediation where adverse effects 
cannot be avoided; 

c. requiring mitigation where adverse effects on the 
areas identified above cannot be avoided or 
remediated; 

d. requiring any residual adverse effects on 
significant indigenous vegetation or indigenous 
fauna to be offset through protection, restoration 
and enhancement actions that achieve no net loss 
and preferably a net gain in indigenous biodiversity 
values, having particular regard to: 

i. limits to biodiversity offsetting due the affected 
biodiversity being irreplaceable or vulnerable; 

ii. the ability of a proposed offset to demonstrate it 
can achieve no net loss or preferably a net gain; 

iii. Schedule 33.10 – Framework for the use of 
Biodiversity Offsets; 

As mentioned above, although there is 
clearance of indigenous vegetation from the 
approved Detailed Planting Plan, there will 
be replacement of the equivalent amount of 
indigenous vegetation on the wider site. 
Details of this are shown in the Patch 
Landscape Removed and Proposed 
Vegetation Plan at Appendix 3. As part of 
this application, approval is requested to 
update the underlying Detailed Planting 
Plan by varying the consent notice approved 
under RM010111 and RM130610. 

33.2.3 Objective - Land use and development maintains 
indigenous biodiversity values 

As mentioned above, although there is 
clearance of indigenous vegetation from the 
approved Detailed Planting Plan, there will 
be replacement of the equivalent amount of 
indigenous vegetation on the wider site. 
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Details of this are shown in the Patch 
Landscape Removed and Proposed 
Vegetation Plan at Appendix 5. As part of 
this application, approval is requested to 
update the underlying Detailed Planting 
Plan by varying the consent notice approved 
under RM010111 and RM130610 

33.2.3.2 Encourage opportunities to address adverse effects 
through the retention, rehabilitation or protection 
of the same indigenous vegetation community 
elsewhere on the site, subject to Policy 33.2.1.6(d) 
and (e). 

As discussed above replacement planting is 
proposed on the wider site.  

Table 7: PDP Objectives and Policies Assessment 

 

6.3 Summary of Objectives and Policy Assessment 

In summary, the proposal is consistent with the objectives and policies of the Operative and Proposed District 
Plans. 

6.4 Weighting 

As the proposal only triggers rules under the PDP that are not under appeal, the PDP rules replace the ODP rules 
and the application should be assessed on this basis. In terms of the objectives and policies, both the operative 
and proposed district plan seek to achieve similar outcomes, specifically in relation to protecting the rural 
character and amenity, and the Outstanding Natural Landscape. As assessed above, the proposal is consistent 
with both the relevant objectives and policies of the operative and proposed district plan, a weighting exercise 
is therefore not as critical.  

7.0 POLICY FRAMEWORK 

Section 104(1)(b)(v) requires a consent authority to have regard to any regional policy statement or proposed 
regional policy statement.  

7.1 Operative Regional Policy Statement 

The Operative Regional Policy Statement (ORPS) is likely to be replaced in the near future by the Proposed 
Regional Policy Statement, as appeals are largely resolved and it is now Partially Operative. Of the key themes 
identified in the ORPS, Chapter 9 (Built Environment) is of most relevance to the proposal: 

Noting that the ORPS is high level and is about to be replaced, brief comments in respect of the RPS provisions 
in Chapter 9 (Built Environment) and the proposed development are set out below: 

• Objective 9.4.3 seeks to avoid, remedy or mitigate the adverse effects of Otago’s built environment on 
Otago’s natural and physical resources. 

• Policy 9.5.4 is to minimise adverse effects of urban development and settlement through avoiding, 
remedying or mitigating visual intrusion and a reduction in landscape qualities.  
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As set out in the AEE above, this proposal seeks to consolidate the spread of an existing visitor accommodation 
development (the consented baseline) into more concise locations. The proposal will not act to increase the 
visibility of the already consented development when viewed from any road or public place. Overall it is 
considered that the proposal will not result in an increase in effects on the landscape character or visual amenity 
compared to the existing consented development. The proposed boundary adjustment between Lots 100 and 
200 DP 386580 will have no visual effect as the as the remainder of Lots 100 and 200 will remain in pastoral use. 

7.2 Proposed Regional Policy Statement 

The ORC notified its Proposed Regional Policy Statement (‘PRPS’) on 23 May 2015. Decisions were released on 1 
October 2016. The ORC made part of the PRPS fully operative on 14 January 2019. 

Chapter 2 of the PRPS is titled “Otago has high quality natural resources and ecosystems” and relates to natural 
resources and landscapes. Objectives 2.1 and 2.2 relate to the values of Otago’s natural and physical resources 
and recognising them, maintaining the, and enhancing them. Policies 2.1.7 and 2.2.4 relate to recognising natural 
landscapes and protecting them: 

• Policy 2.1.7 – Recognising the values of natural features, landscapes and seascapes 

Recognise the values of natural features, landscapes, seascapes and the coast environment are derived 
from the following attributes… 

(a) Biophysical attributes, including: 

 i. Natural science factors; 

 ii. The presence of water; 

 iii. Vegetation (indigenous and introduced); 

 iv. The natural darkness of the night sky; 

(b) Sensory attributes, including: 

 i. Legibility or expressiveness; 

 ii. Aesthetic values; 

 iii. Transient values, including nature’s sounds; 

 iv. Wild or scenic values; 

(c) Associative attributes, including: 

 i. Whether the values are shared and recognised; 

 ii. Cultural and spiritual values for Kai Tahu; 

 iii. Historical and heritage associations. 

• Policy 2.2.4 – Managing outstanding natural features, landscapes and seascapes 

Protect, enhance and restore the values of outstanding natural features, landscapes and seascapes, by: 

(a) Avoiding adverse effects on those values which contribute to the significance of the natural feature, 
landscape or seascape; and 

(b) Avoiding, remedying or mitigating other adverse effects on other values; and 

(c) Assessing the significance of adverse effects on values, as detailed in Schedule 3; and 

… 

(f) Encouraging enhancement of those areas and values. 
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The landscape around the Applicant’s Site has been identified by QLDC as being an Outstanding Natural 
Landscape and this is agreed by the Applicant. With regard to Policy 2.2.4, the proposal is a consolidation spread 
of the existing permitted and consented activity on the site, which will assist in mitigating adverse effects on the 
ONL. It is considered that the proposal will not result in an increase in effects over and above the already 
consented baseline. The application removes the consented building areas off the slope, down onto the meadow 
area which assists in reducing the visibility of the development.  

Due to the scale of the ONL including the mountain range behind the Applicant’s site, it is considered that the 
built development of the proposal will be well absorbed within wider views of the broad landscape character 
unit within the outstanding natural landscape. It is the broad view of the landscape character unit with the large 
mountain range in the background that gives the ONL its significance. As this application is for development in 
the very low foreground of the landscape character unit, this application is avoiding adverse effects on the value 
of the LCU which contributes to the significance of the ONL. 

Overall, it is considered that the proposal is consistent with the relevant objectives and policies of the PRPS. 

 

8.0 REGULATIONS 

8.1 Resource Management (National Environmental Standard for Assessing and Managing Contaminants 

in Soil to Protect Human Health) Regulations 2011 

The Resource Management (National Environmental Standard for Assessing and Managing Contaminants in Soil 
to Protect Human Health) Regulations 2011 (the NES) apply to activities if the land is covered by the NES, i.e. if 
any activity or industry on the Hazardous Activities and Industries List (HAIL) is being undertaken, has been 
undertaken, or is more likely than not to have been undertaken on the piece of land.    

The method outlined in Section 6(2) of the regulations has been used to determine whether or not the piece of 
land is covered by the NES.  This involves a review of the information held about the site by the Queenstown 
Lake District Council (QLDC) and Otago Regional Council.  

A review of the Otago Regional Council (ORC) Database of Selected Landuses does not include any record of 
activities with the potential to contaminate land associated with the site. Furthermore, there are also no records 
of these activities occurring on Council’s edocs.  

In summary, based on the information held by the QLDC and ORC, it is considered that the NES does not apply 
to this proposal.  

9.0 THE MATTERS IN PART 2 OF THE RESOURCE MANAGEMENT ACT 1991 

The proposed building platforms are considered to better satisfy the requirements of Part 2 of the RMA as they 
have been designed so as to consolidate the existing consented sprawl of buildings across the site. This proposal 
allows a more sustainable and efficient use of the site compared to the consented baseline for this area.  

The landscape within which the building platforms are proposed is considered to be an outstanding natural 
landscape under Section 6(b) RMA. The proposed building platforms will be visible once developed but when 
combined with the existing vegetation and proposed design controls, are considered to have a lesser impact on 
visual amenity than the consented baseline. The proposal will not act to increase the level any visible built 
development over what has already been approved and will not dominate or detract from views of the ONL. The 
proposal is considered to have a minor effect on the ONL due to the noticeable change in location of building 
locations on the site for receptors within 2km of the site but these are considered not to be significant adverse 
effects. 
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With regard to Section 8, it is considered that the proposed building platforms and associated buildings are not 
inconsistent with the principles of the Treaty of Waitangi. 

10.0 CONCLUSION  

Overall, the proposed building platforms will consolidate the consented sprawl of buildings across the site and 
are considered to result in adverse effects which are minor. Furthermore, the proposal is considered to be 
consistent with the objectives and policies of all of the relevant statutory planning documents. Furthermore, the 
proposal is considered to satisfy the requirements of Part 2.  
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RECORD OF TITLE 
UNDER LAND TRANSFER ACT 2017 

FREEHOLD
Search Copy

 Identifier 346609
 Land Registration District Southland
 Date Issued 18 April 2008

Prior References
377545

 Estate Fee Simple
 Area 4.1979 hectares more or less
 Legal Description Lot    100 Deposited Plan 386580

Registered Owners
100WPS  Trustee Limited

 Estate Fee Simple - 1/9 share
 Area 34.6289 hectares more or less

 
Legal Description Lot      200 Deposited Plan 386580 and

     Section 2-4 Survey Office Plan 381091
Registered Owners
100WPS  Trustee Limited

Interests

Land         Covenant in Deed 6834919.2 - 21.4.2006 at 9:00 am
7789534.3                  Consent Notice pursuant to Section 221 Resource Management Act 1991 - 18.4.2008 at 9:00 am (affects Lots

    100 & 200 DP 386580)
Subject              to Section 241(2) Resource Management Act 1991 (affects Lots 100 & 200 DP 386580)
Appurtenant                     to Lot 100 herein is a right to convey water created by Deed of Easement 7789534.9 - 18.4.2008 at 9:00 am
Subject                         to a right of way easement over parts Lot 100 marked B, C, D & E & right to convey foul sewer, electricity &

                      water easements over parts Lot 100 marked J, C, I, D & H on DP 386580 created by Easement Instrument 7789534.10 -
   18.4.2008 at 9:00 am

The                easements created by Easement Instrument 7789534.10 are subject to Section 243 (a) Resource Management Act 1991
Subject                     to a right to convey telecommunications & computer media easement (in gross) over parts Lot 200 marked F & K

                        & parts Lot 100 marked G, I, D, C & J on DP 386580 in favour of Telecom New Zealand Limited created by Easement
      Instrument 7789534.11 - 18.4.2008 at 9:00 am

The                easements created by Easement Instrument 7789534.11 are subject to Section 243 (a) Resource Management Act 1991
7789534.12              Covenant pursuant to Section 108(2)(d) Resource Management Act 1991 - 18.4.2008 at 9:00 am
10059247.1               Variation of Consent Notice 7789534.3 pursuant to Section 221(5) Resource Management Act 1991 -

   12.5.2015 at 8:58 am
Land          Covenant in Easement Instrument 10155841.2 - 22.12.2015 at 9:29 am
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Status Registered
Date & Time Lodged 12 May 2015 08:58
Lodged By Baird, Justine Joy
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	NES: Off
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